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S t r e n g t h s
 
Primary
Dense commercial corridor (8)
Concerned community (8)
Dynamic (diverse) landscape (7)

Secondary
Relatively unique and consistent building stock (5)
High integrity (even if in need of repair) (5)
Easy access to public transportation (5)
Strong community organizations and institutions (5)

Other 
������������������
��������	����������������������
Active—people on streets (3)
�����	�����
�����
�������
�����������
����
Interest of surrounding institutions (2)
Recent neighborhood plan
Varied building/street grid

W e a k n e s s e s

Primary
Vacant lots and buildings (8)
������	�������
����������
Bad reputation re: public safety (7)
Low median income (7)
Lancaster businesses don’t meet resident needs (7)

Secondary
Functional obsolescence (6)
Dirty, lack of maintenance on Lancaster Ave. (4)
Residents are suspicious of outsiders (4)

Other
Inappropriate infill (3)
Lack of interpretation for Landmark buildings (2)
Lack of incentive/regulation for building upkeep (1)
Lack of green space
Lots of parking lots
Fragmented neighborhood identity

All SWOT Items (with Votes Received)

O p p o r t u n i t i e s

Primary
 (Improve) relationships with anchor institutions (8)
Rehab historic building stock (8)
Improve commercial corridor (Lancaster) (8)
Provide economic opportunities for residents (7)
Utilize vacant lots (7)

Secondary
Meet local market needs (4)
Increase homeownership rate (4)
Possible historic designations (4)
Growing student population (4)

Other
Potential arts community (3)
Define community image (3)
Upgrade housing conditions (1)
Build on active community congregations (1)
Active community members (1)

T h r e a t s

Primary
!�"�
�� ���
���� ���
����#�������#������ ��
� ����	�����
community members (11)
Displacement (8)
Lack of a plan for vacant lots (6)
Bad infill (6)
Crime (6)

Secondary
Lack of quality of local commerce (5)
Anchor institutions (5)

Other
Student housing (3)
Avoided pedestrian routes (3)
Neglected lots (3)
Blight spreads (3)
Not following building codes/regulations
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Field Survey Checklist

West�Powelton�Survey�Checklist�

�

BEFORE�LEAVING�

� Fully�charged�camera.�

� 11x17�aerial�map�of�West�Powelton�site.�(pinned�to�wall�in�studio)�

� 11x17�map�of�your�survey�area�w/�building�footprints�and�door�numbers.�(You�already�have�

these)�

� Clipboards�and�pens�for�your�survey�sheets.�

� Survey�sheets:�Count�the�number�of�buildings�in�your�survey�area�and�print�the�amount�of�

survey�sheets�needed.��There�are�4�surveys�on�each�sheet�so�divide�the�#�of�buildings�by�4�and�

you’ll�know�how�many�sheets�to�print.��Print�a�few�extra�sheets�to�account�for�buildings�not�on�

our�map.���

� To�print:�Save�the�survey�sheet�PDF�from�the�server�to�your�computer:���������������

HSPV701201�Studio�(Mason)\�Public\�West�Powelton\�7�Field�Survey\�West�Powelton�

Survey�Sheet.pdf�

� Open�Vulcan�and�print�to�the�MEY3�5550�PS�(printer�on�3rd�floor�by�vending�mach.)�

o Make�sure�that�ALL�is�selected�for�page�range�

o Make�sure�NONE�is�selected�for�scaling�

o 8.5x11,�Portrait�

o Click�properties�button:�Under�printing�shortcuts�tab�select�Two�sided�

(duplex)�printing�and�under�color�tab�check�the�Print�in�Grayscale�box.���

o If�you�are�not�confident,�test�print�one�sheet�before�sending�a�batch.�

o Split�the�cost�of�printing�with�your�partner.�

�

IN�THE�FIELD�

� STAY�TOGETHER�

� Check�that�the�door�number�corresponds�to�the�address�on�the�map,�note�discrepancies.�

� Check�the�map,�verify�that�the�building�exists.��If�the�building�no�longer�exists,�make�a�note�on�

the�map�and�survey�so�that�we�can�update�our�data/maps.�

� Also�note�if�there�is�infill�where�the�map�shows�a�vacancy,�survey�the�infill.�

�

�
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�

� Integrity:�

� Intact:�has�original�or�period�windows,�doors,�building�materials,�ornament,�etc.�

� Some�alterations:�replacement�windows,�doors,�etc.�

� Many�alterations:�siding,�cladding,�removal�of�original�details/ornament,�additional�mass�

etc.�

� Infill:�new�construction�

� Building�condition:��

� Good:�no�maintenance�needed�

� Fair:�maintenance�in�2�5�years�

� Poor:�immediate�maintenance�needed�

� If�you�check�“Other”�for�any�of�the�fields,�note�what�other�is.�

� Notes:�please�add�any�description�that�is�important�to�the�building�but�not�already�included�in�

survey.�

�

FIELD�PHOTOGRAPHY�

� Check�your�camera�settings:�

� Set�ISO�as�low�as�possible�
� If�you�are�using�manual�settings,�please�use�a�high�F�stop�to�capture�the�most�detail�
� Shoot�in�JPEG�format,�“medium”�file�size�

�
� Take�photographs�of�the�building�(what�is�viewable�from�public�right�of�way),�especially�

orthogonal�shots�of�main�facades�and�intersection�shots�of�corner�buildings.�

�

�
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�

� For�row�homes�or�other�narrow�structures�you�may�be�able�to�include�2�4�building�

facades�in�one�photo.�

�

�

� Note�on�the�survey�which�door�numbers�are�included�in�your�photo�so�that�you�can�

include�it�in�the�photo�metadata.�

�

� Take�street�view�photographs�at�each�end�of�each�block.�In�other�words,�from�the�

intersection�of�Powelton�and�42nd�St.�looking�east�down�Powelton�to�41st�and�from�

Powelton�and�41st�looking�West�down�Powelton�to�42st.��*Recall�street�view�photos�that�

Joe�Elliot�showed�us�that�were�taken�in�the�middle�of�the�intersection�that�captured�the�

sectional�qualities�of�both�sides�of�the�street.�

�
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�

BACK�IN�STUDIO�

� Add�all�of�your�survey�data�to�the�access�database�which�is�

“WestPoweltonSurvey.accdb”.�It�is�in�the�server,��

HSPV701201�Studio�(Mason)\�Public\�West�Powelton\�7�Field�Survey\�

� �Save�the�file�as�“WestPoweltonSurvey_INITIALS_INITIALS.accdb”.��Please�do�not�edit�the�

original�file.�

� Add�metadata�to�photographs:�

� Creator:��������	
����

� Description:����	�
��
�	���
����	����
������������������	����������
�������
��	������
��
��
��	�����
���������������
�	����������	�����
��
������	�����
��
�����������
�����
��

� Keywords:�Philadelphia,�West�Powelton,�field�survey,���	����
����

� Location:�West�Powelton�

� City:�Philadelphia�

� State:�PA�

� Country:�US�

� Save�photos�as�“WestPoweltonSurveyPhotos_INITIALS_INITIALS_01.jpeg”�
� Upload�photos�to�server�in�a�folder�named�with�your�teams�initials:�

Course�Folders\�HSPV\�HSPV701201�Studio�(Mason)\�Public\�West�Powelton\�4�Photos\�Current\�FIELD�
SURVEY\Initials_Initials�
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List of Figures with Sources

All figures without citations were produced by the West Powelton Studio Team, 2010.

F r o n t  M a t t e r

Cover: Perspective of West Powelton

0.1 Lancaster Avenue

E x e c u t i v e  S u m m a r y

1.1 (Section divider) Hawthorne Hall

1.2 Perspective of West Powelton with inset mural on Lancaster Avenue, Monarch Storage Building, and 
Highway Church of Christ

I n t r o d u c t i o n

2.1 (Section divider) Gate on Lancaster Avenue

2.2 Field survey

2.3 Working in studio

2.4 Detached house on N. 39th Street

2.5 Twin residences on Powelton Avenue

2.6 Evolutionary maps

2.7 Map, building integrity and condition

2.8 Rowhouses on Spring Garden Street

S i t e  E v o l u t i o n

3.1 (Section divider) Map, G. W. and W. S. Bromley, “Atlas of the City of Philadelphia,” 1901 (PhilaGeoHistory.
org)

3.2 Map, N. Scull & G. Heap, 1753. (University of Pennsylvania Archives)

3.3 High (Market) Street Bridge. (M. L. Vieira, West Philadelphia Illustrated, 1903)

3.4 Map, C. Ellet Jr., 1843. (PhilaGeoHistory.org)

3.5 Map, S. M. Rea & J. Miller, circa 1850. (University of Pennsylvania Archives)

3.6 Map, R. L. Barnes, 1855. (PhilaGeoHistory.org)

3.7 Pennsylvania Industrial Home for Blind Women, 1880. (Philadelphia Buildings.org)

$%'�*����	!�������������������������������
�+��-;-

3.9 Map, J. B. Scott, 1878 (PhilaGeoHistory.org)

3.10 Map, G. W. & W. S. Bromley, 1895. (PhilaGeoHistory.org)
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3.11 W. R. Nicholson House, 1950. (PhillyHistory.org)

$%;��<�$	<;��=%�>�

�?�����

3.13 Philadelphia Evening Public Ledger, March 15, 1919.

3.14 Henry Jahke & Son, Slaughters & Packers of Pork Company, Hexamer General Surveys, 1881. 
(PhilaGeoHistory.org)

3.15 Henry Jahke & Son site, 2010. (Google Earth)

3.16 The Great Migration. (Temple University Archives)

3.17 Dilapidated Victorian houses, ca. 1980. (R. M. Skaler, West Philadelphia: University City to 52nd Street, 
2002)

3.18 Mount Olivet Redevelopment Area Plan, 1962, existing land use. (Philadelphia City Planning Commission)

3.19 Mount Olivet Redevelopment Area Plan, 1962, proposed land use. (Philadelphia City Planning Commission)

3.20 Mount Olivet Tabernacle Church, 700 block of 42nd Street

3.21 Housing adjacent to Mount Olivet Tabernacle Church

3.22 University City Core Plan, 1966, existing land use. (Historical overlay from Philadelphia City Planning 
Commission)

3.23 Proposed land use. (Historical overlay from Philadelphia City Planning Commission)

3.24 University City High School, 3601 Filbert Street, exterior

3.25 Aerial view of Drexel’s athletic fields, looking east from 45th and Market Streets, 1966. (Drexel University 
Archives)

3.26 Drexel playing fields in relation to central campus, with West Powelton in between. (Google Earth and 
Drexel University website)

3.27 Kelly Hall, built in 1967. (Drexel University website)

$%�'��
�������+�����
+���
������?�@������������!��Q���Y��"������+�;Z'-	;Z'<%��[��������\���>����+�!�"�
��%�
Paul)

$%�Z�[����\�
����������������������+�;Z�-	�-;<%��Y%?%�]��������
����������]���������?��"���

3.30 Friends of Saunders Park (citypaper.net/articles/092100/pics/big/cb.paula.jpg)

$%$;� \���������� ��� ������ ����������� ��� [���� \�
�����+� ���� ;'	$�� �Y%?%� ]������ ��
� ��������� ]���������
Survey)

3.32 West Philadelphia Title & Trust Bank, 1910 (R. M. Skaler, West Philadelphia: University City to 52nd 
Street, 2002)

3.33 Title & Trust Building

C u r r e n t  C o n d i t i o n s

4.1 (Section divider) West Philadelphia TItle & Trust Building. (Matthew Wicklund, 2010)

4.2 Map, census tracts. (2007 American Community Survey)

�%$�[����\�
����������������+�;Z�-	�-;<�����^����
�%���--�����������]���������?��"���

4.4 Racial demographics. (2007 American Community Survey)
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�%<�Y��������������
���"����������+�;Z_-	�--�%���--�����������]���������?��"���

4.6 Additional demographic figures. (2007 American Community Survey)

4.7 Cover of neighborhood plan. (Peoples Emergency Center, 2007)

4.8 Priority development projects. (West Powelton/Saunders Park Neighborhood Plan, Peoples Emergency 
Center, 2007)

�%Z�\`]�
�"���������������
������
�[����\�
�����%��\�������`���������]�����+����	�����%����

�%;-�{����������"�������
�
��|����|��%���������	�
�%����

4.11 Drexel campus perspective. (GreatDegree.com)

4.12 Penn Presbyterian Medical Center. (Google Maps, 2010)

�%;$�*��+�`������
�}����"������{����������������
���%��\���������
��������?��"����+���������	���"����%
upenn.edu/homeownership/enhancedforgivableloan.html)

4.14 Map, significant locations and circulation

4.15 Map, location of informal encounters

4.16 Map, issues mentioned by community members

4.17 Map, community engagement and indifference

4.18 Map, community engagement in relation to public art and community gardens

4.19 Map, safety concerns in relation to vacant lots and infill

4.20 Map, concerns about institutions, students, or development

4.21 Field survey form

4.22 Map, current uses

4.23 Types of rowhouses

4.24 Building integrity

4.25 Map, building condition and integrity

�%�_�*��+������������
����	�������������
����������

4.27 Building vacancy

4.28 Map, building and lot vacancy

4.29 Map, local and national districts

�%$-�?����������������	�
�������
����
���|���{	��~���
���������������---�����|����?���������
��+�����\������
Station, Monarch Storage building, and the train depot 

�%$;�?����������������	���
����������	�
�������
����
���|����������������������~���
�����������+�����[����
Philadelphia Trust, and Industrial Home for Blind Women

4.32 Map, group and community identified landmarks

A n a l y s i s

<%;��?�������
�"�
����*�Q�
	��������
��������{����������"����

5.2 Terminal for the West Philadelphia Passenger Railroad at 4100 Haverford Avenue
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5.3 SEPTA trolley and bus routes in West Powelton

5.4 Dense row houses on N. 42nd Street

<%<�*�Q�
	��������
��������{����������"����

<%_�*�Q�
	��������
�������$Z���?��������
�{����������"����

5.7 Vacant lot in West Powelton

5.8 Community Baptist Church on Spring Garden Street

5.9 Storefront church on the 3900 block of Lancaster Avenue

5.10 Mural

5.11 Marshall Shepard Village. (Google Maps, 2010)

5.12 Restored house at Baring Street and N. Sloan Street

5.13 Rowhouses on N. Sloan Street

5.14 Lancaster Avenue

5.15 Garden on N. Holly Street

5.16 Bank building on Lancaster Avenue (now used by a church)

5.17 Rowhouses

<%;'�*�
	����|�"���������

5.19 Vacant rowhouses and lots

5.20 Industrial building with potential for rehabilitation

5.21 Mural depicting the demolition of houses in the Black Bottom neighborhood of West Philadelphia. (Studio 
team, 2010)

5.22 Map showing the schools in West Philadelphia that maintain a partnership with the Netter Center. (Barbara 
        and Edward Netter Center for Community Partnerships at the University of Pennsylvania)
<%�$����
����*�

���`����>��������%������~##�����"������%��������%���#�--Z#-�#"��
�	����	���������	�����
�����������	���
���%�����
5.24 Johns Hopkins 2003 plan for the neighborhood. (Phillip A. Hummel, The University of Maryland School 
        of Law, in Digital Commons, http://digitalcommons.law.umaryland.edu/mlh_pub/11/)   
5.25 Columbia’s recent expansion plan. (New York Times Online, http://www.nytimes.com/imagepag
        es/2006/11/20/nyregion/20061120_COLUMBIA_MAP.html)
5.26 Community meeting to discuss Columbia’s expansion. (http://atlanticyardsreport.blogspot.com/2007/08/
�����������	��������	�Q�������	��	
	������%�����
5.27 Victorian houses in the Martin Luther King Historic District, Atlanta, GA. (http://www.galenfrysinger.com/
        georgia_atlanta_king_memorial.htm)
5.28 Martin Luther King Jr.’s birthplace, Atlanta. (http://www.galenfrysinger.com/georgia_atlanta_king_memo
        rial.htm)
5.29 Map of the Eastern neighborhoods, San Francisco. (San Francisco Planning Department, 2008) 
5.30 Infill at East SoMa, San Francisco. (San Francisco Planning Department, 2008) 
5.31 New awning and sign added to a storefront in Cambridge, MA. (The Department of Cambridge Community 
        Development http://www2.cambridgema.gov/~cdd/ed/commimpr/ed_facade.html) 
5.32 A renovated storefront in Cambridge, MA. (The Department of Cambridge Community Development http://
        www2.cambridgema.gov/~cdd/ed/commimpr/ed_facade.html) 
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5.33 The Photo Art building in Portland, OR, before and after it was rehabilitated with new paint, windows, and 
��������
����%��\������
�!�"���������]��������������~##


%�
�%��#�����
�
�#����������#����������	����#��	
�������������	���|	��|�%����
5.34 MLK mural on the corner of Lancaster and N. 40th St. (Studio team, 2010)
<%$<�@�����
����������>���������+�`�����
%������~##�����%"�������������%���#��_����	]���������?�����	
        Birmingham.jpg)
5.36 The Philadelphia Mural Arts Program has a strong presence in West Powelton (Studio team, 2010) 
5.37 “Seeing Through Others’ Eyes,” a mural depicting Robert Kennedy and Cesar Chavez, Los Angeles. (The 
         Social and Public Art Resource Center http://www.sparcmurals.org:16080/sparcone/)
5.38 A vacant lot is transformed by a mural and garden in West Powelton. (Studio team, 2010)
5.39 One of many community gardens in West Powelton. (Studio team, 2010)       

P r e s e r v a t i o n  A p p r o a c h

6.1 (Section divider) Saunders Park

6.2 Entrance to art gallery on Lancaster Avenue

M o v i n g  F o r w a r d

7.1 (Section divider) Properties on Haverford Avenue

See individual projects for sources of additional images.

A p p e n d i x

8.1 (Section divider) Fresh Donuts on Lancaster Avenue

Please see Appendix for figure source information.
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of Population in West Philadelphia,” West Philadel	
phia Community History Center, accessed Dec. 6, 
2010 (archives.upenn.edu/histy/features/wphila/
stats/census_lloyd.html). Figures encompass the 
����������������� ���������������������	
���[������
�
Southwest Philadelphia.
13 J. T. Scharf and T. Westcott, History of Philadelphia: 
;_-Z	;''�+����%����\����
������~�{%��%�`"�������]�%+�
1884), 1673.
14 R. E. Greenwood, “Kirkbride’s Hospital,” Nomina	
tion to the National Register of Historic Places, 1975 
(uchs.net/HistoricDistricts/kirkbride.html).
15 H. Sudak, “A Remarkable Legacy: Pennsylvania 
Hospital’s Influence on the Field of Psychiatry,” Uni	
versity of Pennsylvania Hospital System (uphs.upenn.
edu/paharc/features/psych.html).
16 Scharf and Westcott, 1682.
17 Ibid., 1463.
18 Ibid., 1459.
19 J. B. Scott, “Atlas of the 24th and 27th Wards, West 
Philadelphia,” 1878 (philageohistory.org).
20 Miller and Siry note, “Both construction and in	
dividual decisions to move into the new housing 
[elsewhere in West Philadelphia] were speculative 
ventures affected by the severe swings in the city’s 
economic from 1873 to 1877… In this time of un	
certain financing and demand, few new blocks of at	
tached houses appeared in the western extension of 
the suburb where several developers had speculated 
heavily in the years just before the depression” (136).
21 G. W. and W. S. Bromley, “Atlas of the City of Phila	
delphia,” 1895 (philageohistory.org).
22 R. Miller and J. Siry, “The Emerging Suburb: West 
Philadelphia, 1850–1880,” Pennsylvania History, 47, 
2 (April 1980), 103.
23 R. S. Schade, Philadelphia Rowhouse Manual: A 
Practical Guide for Homeowners (Philadelphia: City 
of Philadelphia, 2008), 7.
24 “West Philadelphia: The Basic History.”
25��?��
���+�[�������;'_�	;Z$Z�+��\����
���������	
chitects and Buildings (philadelphiabuildings.org).
26 Miller and Siry, 141.

Endnotes
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Powelton is used throughout this historical account. 
2��[����\����
������~�@���>������������~�\��	��������
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Center (archives.upenn.edu/histy/features/wphila/
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What Is, and What Could Be
1960s Redevelopment and its Legacy for West Powelton
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P l a n n i n g  b y  P r e s e r v i n g

Preservation planning is a fundamentally distinctive 
approach to urban planning which privileges the 
existing fabric, both physical and social.  Preservation 
planning sets out to improve conditions by valuing 
what’s there:  “what is” integrally informs “what could 
be.”  Preservation planning principles discourage 
radical, disruptive change to incumbent stakeholders 
and extant places.  Its approaches include explicit 
measures to avoid displacement and gentrification.  
The term says it all:  preservation planning                           
—planning to preserve the community strengths that 
already exist, and to cultivate the opportunities that 
already present themselves.  

Preservation planning offers an antidote to the negative 
reputation that urban planning acquired as a result of 
the so-called urban renewal era of the mid-twentieth 
century.  As my colleagues and I walked the streets of 
West Powelton carrying out field research, it quickly 
became clear that many residents of West Powelton 
harbor negative feelings about urban planning, which 
appear to be rooted (judging by their choice of 
words and types of objections) in painful and scary 
memories of changes to the community in the 1950s 
through the early ‘70s  Current and future planning 
efforts in this area must explicitly acknowledge the 
past as a first step toward gaining residents’ trust and 
avoiding skepticism and more vehement forms of 
opposition.

“Y o u  S T E P P E D  o n  m e!”

I was trying to make sense of an unmarked, 
abandoned building on a particularly desolate block 
of Haverford Avenue, when a woman in a sweatsuit 
feebly approached.  I thought she looked a little 
crazed in her eyes, then realized she was just old 
and had cataracts.  My colleague and I had been 
documenting the area’s buildings, and we told 
her that.  She stared incredulously.  We said more 
about our work, I don’t remember exactly what.  She 
stared more incredulously.  We mentioned that we’d 
been speculating about the historical uses of the old 
parking garage on the corner.  She told us we were 
wrong about that.    I didn’t know what to say, and 
she looked increasingly angry.  I asked if she lived 
in the area.  She said that she had.  “AND THEN YOU 
STEPPED ON IT.”  She spit her words.  Walking away, 
she spit them again, and again.  

Apparently she was leaving Sunday services  when 
she encountered us, and now she was walking back 
toward the congregation trickling onto the sidewalk.  
“They stepped on it! ...They stepped on it!” pointing 
over at us.  Two middle-aged women, as they were 
consoling the old woman, mouthed at us “Sorry!” and 
appeared embarrassed and apologetic for her outburst.  
Still, plenty of people were gathering around, and 
something, I don’t know what, was brewing.  While 
I was forcing my body to soften in some attempt to 
look innocuous, my colleague said the obvious:  we 
need to leave.

As a direct result of my presence, there was a scene 
on the street of variously angry, upset, and confused 
people who had just left church.  At least that’s what 
it felt like.  It felt insidious, to go into someone’s 
community and make them upset.  Is that what urban 
planning is about?  How could my presence be so 
incendiary?  I hadn’t stepped on anybody.

What Is, and What Could Be
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The city’s approach at this time tended toward physical 
solutions to socially- and economically-based urban 
decline—the problem is blight and the solution is 
the removal of it.4  Federal and state policies of the 
late 1940s provided the legal framework, as well as 
financial incentive, for this approach.  

The Pennsylvania Urban Redevelopment Law of 1945 
enabled municipalities to use eminent domain for 
the purposes of redevelopment if a site meets one 
or more criteria of “blight”—such as “overcrowded 
conditions” or “economically undesirable land 
use.”  In Philadelphia, the City Planning Commission 
certifies blight and produces redevelopment area 
plans, while the Redevelopment Authority generates 
renewal proposals, locates developers, and takes 
actions toward implementation.  City Council 
ultimately approves or rejects all proposals.5  Four 
years after the Pennsylvania law passed,  Congress 
passed the Housing Act of 1949, providing federal 
funds to cover two-thirds the cost of purchasing a 
“slum” site for redevelopment, while the municipality 
and private developers finance the rest of the project.  
A decade after that, in Section 112 of the Housing Act 
of 1959, Congress extended federal redevelopment 
subsidies to the development projects of landlocked 
urban universities.  If urban renewal in eastern West 
Philadelphia was inherently susceptible to influence 
by a large university in the area, after 1959, Penn’s 
influence grew much more explicit. 

Even before the extension of federal funding, a 
framework for university-led redevelopment was 
laid.  The Planning Commission had designated 
areas both north and south of Market Street as 
Redevelopment Areas—the legal prerequisite for 
clearance—by 1950.  In the mid-50s, Penn trustees 
began encouraging University President Harnwell to 
engage and negotiate with private parties who may be 
interested in redevelopment.6  In 1958, the Planning 
Commission combined several redevelopment 
areas, including Powelton, into an all-encompassing 
University City Redevelopment Area.  Within it, the 
Redevelopment Authority established five “urban 
renewal units” and designated either Penn or Drexel 
as the primary redeveloper of all but one.

U r b a n  R e d e v e l o p m e n t  a s  
U n i v e r s i ty  D e v e l o p m e n t 

West Powelton is contiguous to University City, 
and of course in real life neighborhood boundaries 
are loose, if not meaningless, anyway.  The story of 
urban redevelopment in eastern West Philadelphia in 
the 1950s and 1960s is largely a story of university 
development. 

The poverty, physical conditions, and racial tensions 
evident in West Philadelphia around the University 
of Pennsylvania campus concerned the institution.  
Rather than move the campus to Valley Forge, as had 
been discussed in the 1920s through early ‘50s, Penn 
settled on expansion in West Philadelphia.  Arguably, 
expansion of its physical plant was necessary:  in the 
early 1950s the university projected a doubling of 
applications by 1965 as Baby Boomers hit the college 
age.1  Penn was also on a mission to transform its 
image “from a predominantly regional school to an 
international center of higher learning, research, and 
culture.”2  To do this, the university had to not only 
expand its physical facilities but also “redesign West 
Philadelphia’s urban spaces to attract the coveted 
science-based industrial facilities and research 
laboratories that were being lured to suburban 
‘Brainsvilles.’”3

West Powelton study area boundaries in red; 
University City, in blue. 
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“Y o u  D o n’ t  N e e d  M y  H o u s e.”

In the heart of West Powelton lies a tertiary street, 
only one block long, that feels like a no-through cul-
de-sac in its purely residential function.  While the 
conditions of the three-story houses vary widely, from 
recently restored to vacant, the tall rows upon such 
a narrow street creates a real sense of enclosure, a 
semi-private neighbors’ space.  As I approached to 
document the houses, every other front porch was 
filled with people hanging out.  It was lovely.  And I 
felt awkward, even apologetic, for going in there with 
a camera.

My partner and I first went porch to porch to briefly 
introduce ourselves to the neighbors and let them 
know what we were doing.  Most people were young, 
ranging from pre-teen to 20s, and their responses 
ranged from diffident to jovial and jokey.  One group 
of teenagers told me I really needed to check out the 
historical buildings northward on 42nd Street before 
admitting that they were pointing me toward a bad 
part of town.  Then they pointed out a house a few 
doors down that had been really ugly until its owners 
recently removed its vinyl siding.     

I’d gone down one side of the block and was now 
coming back up, nearly finished with the surveying. 
“Don’t you take a picture of my house.  What are you 
doing there?  He was an older man with a steely sort 
of gaze sitting alone on his porch.  Unlike the block’s 
younger residents, he was markedly suspicious of my 
motivations.  “You don’t need my house,” he kept 
saying, “You don’t need my house.”  

The following year, 1959, the West Philadelphia 
Corporation formed as a non-profit consortium of 
institutions with a stake in the area, including Penn, 
Drexel, Presbyterian Hospital, the Philadelphia 
College of Pharmacy and Science, and others.  The 
WPC claimed to promote social development in 
West Philadelphia, though its stated objective—
to cultivate University City “not only as a good 
place to live because of its cultural and educational 
environment, but also as a prospective center of 
private research”—suggests interests more closely 
aligned with institutional and economic development.7  
Meanwhile, Penn administration had just concluded a 
five-year survey, which recommended expansion of 
physical facilities and research undertakings, and was 
already in touch with the Redevelopment Authority 
regarding a joint project to push university interests 
in the revitalization of “blighted” areas—two birds, 
one stone.  The survey concluded that, thanks largely 
to Section 112 of the recent federal housing act, the 
means would now be available.8

As historian Margaret Pugh O’Mara puts it, “emergent 
institutions of modern science were existing cheek by 
jowl with the socioeconomic consequences of de-
industrialization and suburbanization.”  Penn’s vision 
of its future conflicted starkly with the realities of 
mid-century urban decline.  Yet this very confluence 
of the upward, world-class university and arguably 
downward, inner-city neighborhood made West 
Philadelphia a high-profile target for federal renewal 
funding that could address the perceived needs of 
both.9  City and university attention toward improving 
West Philadelphia’s social and economic problems 
already existed, but Section 112 increased the 
impetus toward university-related development as a 
method of  community redevelopment, rather than 
two efforts happening concurrently.
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“a.  The existing institutions.
  b.  Substandard commercial uses along the Market   
       Street corridor.
  c.  Substandard housing mixed with and blighted by 
        the commercial uses along Market Street.
  d.  Converted homes surrounding the educational in
       situations.”11

T h e  P l a n s

According to the University City Core redevelopment 
area report of 1966, the city believed the contrary:  it 
did need their houses.  “The institutions in the area, 
most of which greatly require room for expansion, find 
themselves encircled by incompatible land uses.”10  
The report categorized existing land usage into four 
categories (right), and provided images to illustrate 
problematic aspects of the usage.

“Vacant structure.”
Cuthbert Street at 38th Street.

“Undesirable land use.”
Market Street at 40th Street.

“Substandard buildings.”
Market Street at 33th Street.

“Incompatible land uses.”
Chestnut Street at 39th Street.

“Faulty street layout.”  
Warren and Filbert streets at 34th Streets.

“Vacant properties.”
Cuthbert Street between 37th and 38th 
streets.12
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It seems the authors found it desirable to replace an 
existing, albeit challenged, community with a façade 
of community:  “Throughout the Core Area, buildings 
are located so that the spaces formed between them 
serve two specific purposes:  to give expression to 
the integrity of individual activity centers as well as a 
sense of community between them.”14  

The report offered little pertaining to the issue of 
displacement, only that the ReHousing Bureau of the 
Redevelopment Authority would assist in relocating 
residents.15

While the report covered the whole of University 
City, it appears to have targeted Market Street and 
surrounding blocks, an area which was an historically 
African-American enclave  dating to the 1850s 
at least, known as the “Black Bottom.”  The report 
summarized the current conditions as “a mixture of 
incompatible uses and disorganization as a result of 
major changes in the area,” including the close of the 
Market Street Elevated line ten years earlier (while 
the shell remained) and institutional expansion.  It 
proposed to reshape the area, quite explicitly, into 
“a community devoted to education and research.”13   
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were actually made.

“T h e y  M o w e d  D o w n  a  C o m m u n i t y”20

Back in 1960, late summer, the West Philadelphia 
Corporation and the Philadelphia Industrial 
Development Corporation selected a site within the 
Redevelopment Authority’s “Urban Renewal Area: 
Unit 3,” on which to root their vision of a science 
research complex.  

After several rounds of required approvals on both 
federal and municipal levels, the project garnered its 
first federal subsidy in December 1961, a $317,461 
loan from the Urban Renewal Administration to cover 
surveying and land planning.  (The loan would be 
repaid with the project funds that presumably would 
follow in due course.)  Almost a year and a half later, 
in May 1963, the Redevelopment Authority publicly 
announced its plans for clearance and redevelopment 
in Unit 3—and not long after that, admitted that it 
hadn’t yet planned adequate provisions for residents.  
After a local citizens group occupied Mayor James 
Tate’s office for nine hours in protest, the mayor 
mandated the project relinquish several acres for 
residential use, and the Redevelopment Authority 
issued a statement promising to save as many houses 
as possible and allow residents’ involvement in the 
decision-making process.  This marked one of the 
first of many concessions or compromises that were 
promised, then revoked.  The land was later claimed 
by the Philadelphia School Board for what would 
become University City High School (built 1970), and 

The broad-vision West Philadelphia District Plan, 
published two years earlier, offers further insight to the 
Planning Commission’s perspective on the area.  The 
authors correlated West Philadelphia’s demographic 
and economic changes to a “strong current of 
mobility” and saw few neighborhoods that “stand out 
as distinctive entities or form highly organized local 
units.”  While noting exceptions, such as Powelton 
Village, and recognizing that many neighborhoods are 
visually distinctive or have community organizations, 
the authors characterized most of West Philadelphia 
as lacking in cohesive neighborhood entities with 
unique identities and sociopolitical organization.16

Identifying the existing West Philadelphia resident 
as the Commission’s “primary client,” the authors 
asserted that the objective for long-term residential 
planning “should not be minimal relocation but a 
maximum opportunity…to abandon substandard 
areas for improved surroundings.”17  They privileged 
the role of the universities and hospitals in University 
City as economic development generators for the 
whole district and Philadelphia region.18  They 
maintained that the proposed Science Center carried 
potential to “attract new employment opportunities,” 
“serve as a focus of community life,” “stimulate the 
housing market,” and “serve as a strong urban design 
feature.”19  

If Planning Commissioners believed that, while the 
existing resident is their primary client, the Unit 3 
area did not constitute a distinctive neighborhood 
entity, and relocation to new housing is preferable to 
remaining in “substandard” housing, and a science 
research facility will stimulate economic development 
to the benefit of existing residents, then the proposal 
emerges as progressive, not callous.  In any case, 
it’s overly simplistic to demonize the Planning 
Commission.  In the visionary, reconstructive climate 
of the postwar years, people genuinely believed that 
“what could be” was categorically better than “what 
is.”  New housing, more open space in between 
buildings, residences removed from commercial 
and industrial spaces—these sorts of changes 
in the built environment would better the lives of 
poor Philadelphians. The question, in retrospect, is 
whether adequate provisions for existing residents 

(University of Pennsylvania Archives)
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few houses in Unit 3 ended up saved.21   

In fall 1963, members of the West Philadelphia 
Corporation, along with Temple University and others, 
joined in the incorporation of the University City 
Science Center (the real estate arm) and the University 
City Science Institute (the research arm).  In January 
1965, the University City Science Center acquired 
its first building at 3401 Market Street.  Ironically, 
renovation of an existing 1920s building was chosen 
over demolition.

Curiously little protest was heard at the public hearing 
for the University City Science Center demolition/
redevelopment proposal in the fall of 1965.  City Council 
approved it, and the US Department of Housing and 
Urban Development subsequently approved a grant of 
almost $13 million to the Redevelopment Authority to 
cover the cost of site acquisition (later reduced to just 
under $12 million).  These funds would be held until 
the end of 1966 due to threats of violence and rioting 
over the land condemnation; the Redevelopment 
Authority finally diffused the threats after promising 
(again) to relinquish 7.6 acres of land for low-income 
housing. Following disbursement of federal funds, 
actual site redevelopment would commence.22  

Beginning in 1967, the Daily Pennsylvanian, University 
magazine, and the undergraduate penn comment ran 
criticism of the Science Center project and its apparent 
disregard for the existing community, including the 
ongoing series “The Quiet War in West Philadelphia.  
Virulent criticism continued for years, with numerous 
students undertaking their own research on their 
subject.  Critics contended, among many points, that 
institutional development was fostering segregation

Above:  3401 Market Street, the former Stephen Green & Co. 
Printing Plant (1922), renovated for use as the University City 
Science Center inaugural headquarters.  Photo circa 1966 (Uni-
versity of Pennsylvania Archives).

Left:  3401 Market Street, today.

38TH

34TH

40TH

36
TH

BARING

MARKET

WALNUT

LUDLOW

SANSOM

CHESTNUT

POWELTON

FILBERT

41ST

LOCUST

35TH

LANCASTER

37
TH

HAMILTONSPRING GARDEN

BUDD

RACE

42
ND

PRESTON

HAVERFORD

SLOAN

W
IOTA

39TH

WARREN

BRANDYWINE

HOLLY

WOODLAND

IRVING

PEARL

STATE

GREEN

SAUNDERS

MORAVIAN

LUDW
ICK

UNION

CHANCELLOR

SH
ED

W
IC

K

WILLOW

NECTARINE

IRVING

41
ST

CHANCELLOR

FILBERT

39
TH

WARRENBRANDYWINE

LAN

37TH

PEARL

42ND

37
TH

SL
OA

N

39TH

41
ST

HOLLY

West Philadelphia Corporation notes, 1965:  “Areas in red are being 
released for displaced residents.” (University of Penn. Archives).
Overlaid on current map.



West Powelton Studio: Moving Forward

property in Mantua (further encouraging migration 
to that particular neighborhood), in addition to 
the almost-100 percent mortgages offered by the 
Philadelphia Housing Development Corporation.25   
Still, a one-year study conducted by the Volunteer 
Community Resources Council, an independent 
social agency established in 1966 to assist the 
problems created by Unit 3 displacement, concluded:  
“nobody fully compensated many residents for 
financial hardships resulting from the relocation, such 
as increased rents; moving expenses, promised to all 
in need did not reach 30 percent of the families and 
was insufficient for an additional 15 percent surveyed; 
80 percent of those surveyed relocated without help 
from the city’s Redevelopment Authority or from 
any outside agency; many moved into substandard 
housing; almost one third moved into worse living 
conditions; and the largest number of relocated 
residents moved to Mantua, a location… that was 
incapable of absorbing additional residents.”26

by moving an historically African-American 
neighborhood out of University City, and compelling 
acts of violence back toward the new community.  
Protest escalated in 1969 with sit-ins and public 
demonstrations.23  

Despite mounting protest, the Redevelopment 
Authority moved forward with clearance proceedings 
in early 1967, offering to compensate residents’ 
moving costs and to consult with at least two assessors 
to determine fair compensation for land, structures 
and businesses, which would come from the $12 
million federal subsidy.  Within only a couple of 
months, almost half of all Unit 3 property owners had 
accepted the Redevelopment Authority’s offer.  The 
majority of the demolition of Unit 3—the historical 
Black Bottom—happened over the late summer and 
fall of 1967.24

Many displaced residents moved to Mantua, where 
rents were affordable compared to the rising rents of 
University City. The West Philadelphia Corporation 
administered a fund to assist residents in purchasing 

“Progress for who?”  Student protest outside College Hall, 1969. 
(University of Pennsylvania Archives).

President Harnwell addressing protesters, 1969. 
(University of Pennsylvania Archives).
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Redevelopment Area boundaries, Philadelphia City Planning Commission, 1960s.  
Overlaid on current map with data courtesy of Pennsylvania Spatial Data Access (pasda.psu.edu).
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W h a t  N o w ? 

West Powelton lies at the nexus of three redevelopment 
area plans.  In addition to the 1966 designation of 
the University City area (Unit 3 in blue), the Planning 
Commission designated Mantua (green) in 1968 (the 
year after the mass relocation there)  and Belmont 
(yellow) in 1972.

Careful language regarding demolition is notable 
in both plans.  In the Belmont plan, “clearance will 
be kept at a minimum to avoid possible hardship” 
and those families that must be relocated to new 
residential construction within the redevelopment 
area, not moved to an entirely new community.27  

Mantua’s plan is even more emphatic that “residential 

dislocation will be kept at an absolute minimum.  
Vacant structures will be rehabilitated to provide the 
relocation housing, if needed in the latter stages of 
the plan.”28 

But neither the Belmont plan nor the Mantua plan has 
come close to making the impact of the University 
City/Area 3 redevelopment, especially because federal 
and municipal funding for urban renewal dramatically 
decreased in the 1970s.  Planning perspectives were 
changing, too, and the profession’s inclination toward 
broad-stroke redevelopment was waning.  

So, what is the legacy of 1960s redevelopment in and 
around West Powelton today? 
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This one block of houses saved from Unit 3 demolition is comprised of market-rate houses today, many of 
which have been noticeably renovated.  It is one of the more upscale blocks of West Powelton and arguably 
evinces gentrification.  Another block promised for housing in the ‘60s is a big parking lot that serves University 
City High School to the west and the Science Center and Drexel University to the south. 

This low-income housing development 
adjacent to Penn Presbyterian Medical Center 
provided partial fulfillment of the RDA’s 
promise.  Another low-income development in 
Unit 3,  located at the southwest corner of 39th 
and Market streets, features a noted design by 
Friday Architects.

WPC/RDA promised areas for displaced residents (1965),  
Overlaid on current map.
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The 1972 Belmont Plan recommended numerous sites for redevelopment within West Powelton.  The Philadelphia Housing 
Authority redeveloped the above site with low-income housing just three years ago.  The Planning Commission had recertified 
the site as blighted in 2003, and the West Powelton/Saunders Park Neighborhood Plan, also 2003, had marked it as one the 
area’s most dangerous blocks.  The materials, scale, even some ornamental details of the new construction melds decently into 
the historical surroundings.  Across the street remains an undeveloped parking lot.

To date, this site has not 
been redeveloped, but some 
buildings have undergone 
private renovations.

1972 Belmont Area Redevelopment Plan (PCPC), 
Proposed Sites of New Construction, Overlaid on current map.



West Powelton Studio: Moving Forward

41ST

40TH

38TH

42ND

37TH

BARING

LANCASTER

POWELTON

HAVERFORD

MELON

BUDD

WALLACE

FAIRMOUNT
ASPEN

PRESTON

SPRING GARDEN

39TH

UNION

SLOAN

W
IOTA

HOLLY

MOUNT VERNON

BROOKLYN

BRANDYWINE

HAMILTON

OLIVE

WARREN

PEARLSTATE

GREEN

SAUNDERS

HUTTON

LUDW
ICK

WILLOW

NECTARINE

37
TH

SL
OA

N

WALLACE

WARREN

FAIRMOUNT

SLOAN

39TH

BRANDYWINE

W
IOTA

HOLLY

WALLACE

PRESTON

0 0.06 0.12 0.18 0.240.03
Miles±

Despite being proposed for redevelop-
ment almost 40 years ago and cited in 
reports as recent as the aforementioned 
West Powelton/Saunders Park Neighbor-
hood Plan, this site along Haverford Av-
enue remains undeveloped.  The build-
ing on the right has a church on its first 
floor, while its second floor is currently 
habitable.  The building on the left, a 
longtime Philadelphia Transportation Company depot before SEPTA acquired the company in 1968, houses a wood flooring 
business.  The architectural and historical significance of this building in particular provides potential for it to become a com-
munity landmark.  It is fortunate that earlier plans for demolition have not been realized.

The back side of this block, 
a tiny street containing 
classic late-19th century 
worker housing (albeit al-
tered), remains intact as 
well.
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The curious sliver of blocks between Hamilton Street 
and Powelton Avenue that are excluded from the 
three redevelopment areas of 1966-1972 comprise 
the heart of the Powelton Village National Historic 
District.  However, the historic district was not 
established until 1985.  Any  benefits stemming from 
historic designation, such as increased investment 
motivated by rehabilitation tax credits, would not have 
affected the area’s condition in the late 1960s and 
compelled city planners consider it the exception to 
the surrounding areas’ “blight.”

But within this sliver is also a concentration of 
buildings that are individually protected on the 
Philadelphia Register of Historic Places.  Many of 

these local designations were in place before the 
city drew its redevelopment area boundaries.  All 
but two of the designated buildings on Baring Street, 
for example, were designated in 1963; all of those 
on Hamilton Street except for the Hawthorne Hall 
grouping were designated in 1963 and 1964.  The 
designations of the Historical Commission legally 
precluded the Redevelopment Authority, or anybody, 
from altering or destroying those structures, but they 
also appear to have extended broader effects onto the 
whole of Powelton Village (which may be explored in 
another study).

Redevelopment Area boundaries, Philadelphia City Planning Commission, 1960s.  
Overlaid on current map with data courtesy of Pennsylvania Spatial Data Access.
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C o n c l u s i o n 

A lot of redevelopment projects yield undeniably 
positive effects, especially if they’re done with a 
scalpel rather than a bulldozer.  Yet West Powelton 
residents have resisted recent revitalization plans, 
despite their apparent benefits, and skepticism 
understandable in the face of past redevelopment 
schemes that did not yield their potential or come 
through on their promises.  

Redevelopment in the 1960s moved many poorer 
residents into other parts of West Philadelphia, 
exacerbated racially-based poverty, dismantled 
empowering social networks, and diminished 
local culture.  Gentrification, which is more of a 
risk today, carries remarkably similar effects.  The 
belief that university development itself can remedy 
neighborhoods in need presupposes a trickle-down 
premise:  new residents of a higher-class stratum 
infuse an area with increased tax dollars and disposable 
income, and the community as a whole gains 
improvement in social services, commercial activity, 

business investment, safety, and so forth.  The logic in 
this idea seems sound.  But disempowered residents 
may not gain the same access to the new resources.  
In the case of the University City redevelopment, new 
supermarkets and furniture stores, for example, were 
higher priced and catered to a different market; many 
longtime residents, if not displaced, were forced out 
by rising rents; the new University City High School 
was a charter school and not guaranteed open to all 
local teenagers; and police forces sometimes targeted 
African-Americans.29

If we want to attract West Powelton residents to  a 
nonprofit-level planning project, as per “Preservation 
Principle 3” of this report, then we must understand 
residents’ fears and acknowledge their reservations 
proactively, and emphasize how preservation 
planning is a fundamentally distinctive approach to 
revitalization.  Otherwise, a project may not launch off 
the drawing board.   

Holly Street, circa 1959, now demolished. (Philadelphia City Planning Commission).
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Monarch Storage Building
National Register 
Nomination

Six preservation principles were identified to help 
execute the preservation approach developed by this 
studio.  These principles are a means of developing 
interventions to be implemented to fulfill the goals of 
the approach.  The designation of a landmark building 
is one action used by preservationists.  National 
Register listing is a useful preservation tool that 
documents a building’s history, while offering it some 
level of protection.  Currently, there are no properties 
in West Powelton individually listed on the National 
Register. 

The Monarch Storage building, located on Lancaster 
Avenue, is a significant landmark building in 
West Powelton for its association with the height 
of commercial development and commercial 
architectural style characteristic of the neighborhood.  
The following National Register Nomination for the 
Monarch Storage building will be an important step 
in promoting community interest in the revitalization 
of the area, and stimulating pride in the neighborhood 
and its existing historic resources, hopefully as a 
catalyst for future preservation planning.  Listing on 
the National Register, as opposed to the Philadelphia 
Register of Historic Places, makes the building 
eligible for the Federal Rehabilitation Tax Credit which 
can be used for its rehabilitation.

This project supports the preservation principles to 
preserve and improve physical neighborhood fabric; 
to engage in community planning and preservation; 
and to research and interpret neighborhood history.  

1 Monarch Storage Building, 3970-72 Lancaster Ave. 
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Encouraging Art, Preserving the Built Environment:

Strategies for an Arts-Based
Community Development Approach

in West Powelton
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It proposes neighborhood-wide strategies appropriate 
for arts-based community development in West 
Powelton, and finally, narrows in focus, investigating 
the suitability of an arts-based approach to the 
preservation and revitalization of Hawthorne Hall, 
a landmark building on the Lancaster Avenue retail 
corridor.

This project satisfies the following preservation 
principles: 

1.  Preserve and improve physical neighborhood 
fabric
2.  Assist long-term residents in building economic 
stability
3.  Engage community in planning and preservation 
efforts
4.  Revitalize Lancaster Ave. commercial corridor

Encouraging Art, 
Preserving the Built 
Environment:  Strategies for 
an Arts-Based Community 
Development Approach in 
West Powelton 
P a r t I : A r t s - B a s e d  C o m m u n i t y 
D e v e l o p m e n t 

From its larger-than-life murals, to mosaic tree pots, 
to studio storefronts displaying individual work, the 
arts community is alive in West Powelton.  While 
some of this art created through formal programs 
aimed at community arts or professional artists, 
others are more informal in nature, created by caring 
community members.  Regardless, art in its various 
forms is an important aspect of the neighborhood, and 
inextricably links the social history of West Powelton 
to its built environment.

In the 2007 West Powelton/Saunders Park 
Neighborhood Plan produced by the People’s 
Emergency Center, strengthening the arts in West 
Powelton was identified as one piece of an overall 
neighborhood revitalization strategy.  By capitalizing 
on the existing and growing arts community in West 
Powelton as well as existing city-wide and national 
incentive programs, there is enormous community 
development potential to be had by taking advantage 
of the synergy between the arts and preservation of the 
built environment.

Based on exploratory research conducted over the 
course of three weeks, this report investigates the 
existing arts community in West Powelton and its 
connection to the built environment.  It examines 
strategies for implementation of an arts-based 
community development strategy as one component 
of Lancaster Avenue commercial corridor revitalization.  Martin Luther King Jr. Mural at Lancaster and Haverford Avenue.  

(West Powelton Studio Team)
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studio space for at least twenty years.  Together with 
her husband, Lindsay owns and maintains two adjacent 
properties, displaying their work in their storefront 
windows and live in the upper story apartment.2  Liddy 
Lindsay is known within the West Powelton community 
for painting the public mural at Baring and Saunders.

Studies have shown there are more intangible social 
benefits to be had through the presence of art, artists 
and arts-related community space in a neighborhood.  
Through the shared experience of art, there is the 
potential to rebuild community cohesion.  Additionally, 
the availability civic space has the potential to 
stimulate community contact and cohesion.3

Potential Drawbacks

Despite the perceived benefits of an arts and 
preservation-based approach to community 
revitalization in West Powelton, there are some 
potential short comings.  Studies have suggested 
that in certain circumstances as the popularity of a 
neighborhood increases and more artists and non-
artists alike begin to flock to an area, gentrification 
can occur, resulting in the displacement of long-term 
residents.4  However, because of the high amount of 
vacancy in West Powelton, as well as the presence of 
a long-standing arts community in West Powelton and 
its surrounding neighborhoods, it is unlikely that rapid 
gentrification would occur as a result of augmenting 

Like preservation-based community revitalization, 
arts-based community development privileges 
the existing community and social environment, 
building upon existing assets and resources for 
a more sustainable future for the West Powelton 
neighborhood.

B a c k g r o u n d

Potential Benefits

There are great number of benefits to be had, some 
of which have already been demonstrated to a small 
degree, by augmenting the presence of arts and artists 
in the West Powelton neighborhood.  

Art, particularly public art such as the façade-sized 
murals, tree pits, and planter boxes concentrated along 
Lancaster Avenue visibly improve the appearance of 
the built environment.  Additionally, the content of 
the aforementioned murals, such as the Martin Luther 
King Jr. mural where located at 40th and Lancaster 
in the West Powelton tie historical events to physical 
places within the community.

Individual artists often inclined to invest long-term in 
their studio and living spaces.1  The West Powelton 
artist Liddy Lindsay, for example, the owner and 
namesake of Lindsay Enterprises at 3816-3818 
Lancaster Avenue has occupied the same storefront 

Examples of a more informal mural and planter boxes along Lancaster Avenue that improve the appearance of the streetscape.  (West 
Powelton Studio Team)
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and gallery owners suggested a sense of loyalty to 
West Philadelphia, and the West Powelton community 
in particular, as one motivation for living and working 
in the neighborhood.6  Newer artists suggested the 
availability of affordable and flexible space (one 
particular informant doubles their studio space as a 
gallery and also rents it out for community events), 
as well as the fact that West Powelton is seen as “up 
and coming” by Philadelphia’s younger population.   
Both types of informants identified informal qualities 
of the buildings themselves, such as large amounts 
of light, and the unique aspects of their building such 
as exposed brick walls, original wood floors and 
windows, etc. as being enjoyable and distinguishing 
characteristics of their work space.  

R e s o u r c e s

There are a variety of potential partnerships and 
programs that are applicable to promoting arts-
based community development in the West Powelton 
neighborhood.  For a more in-depth description 
and analysis of organizations functioning in West 
Powelton, please see Equipping Business Associations 
for Preservation (Glinkowski).

Potential Partnerships for Arts-Based Community 
Development: 

City of Philadelphia Office of Arts, Culture and the 
Creative Economy
Aims to improve access to the arts for both residents 
and visitors of Philadelphia, expand arts education to 

the arts community.  
Additionally, communities must choose carefully 
when deciding between pursuing an unplanned versus 
planned arts district.5  While it is easier to regulate 
and measure the successes of planned arts districts, 
this type of regulation requires a continued investment 
of resources, time, and manpower that the West 
Powelton neighborhood might not have at this time.  
Additionally, the regulated nature of a planned arts 
district can be at time counterintuitive to the creative 
and organic nature of the arts and artists such districts 
are aiming to attract.  Unplanned arts communities, 
while requiring fewer resources, can develop in 
unexpected ways or potentially not at all. 

C u r r e n t  C o n d i t i o n s

There are two types of arts activities operating in West 
Powelton: formal organizations such as non-profits 
(Philadelphia Mural Arts Program, Spiral Q Puppet 
Theater, ArtReach etc.) and studio and gallery spaces 
run by professionals who make their living by selling 
their work (Lindsay Enterprises, DNTN Popup Store, 
ScreenPrinters etc.), and more informal artists who 
might work out of their homes or even rent studio 
space, but not necessarily advertise the space as such 
or depend on their work as their livelihood.  Both types 
of artists have potential contributions to make to the 
improvement of the West Powelton community.

Informal conversations with local artists and gallery 
owners identified some of the reasons for artists choose 
to live and operate in West Powelton.  Longtime artists 

The recently opened DNTN Pop-up Store and gallery, located at 3808 Lancaster Avenue.  The space doubles as a retail clothing store 
and art gallery.  Photo:  Rebecca Chan
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they meet specific criteria.
Storefront Improvement program
Reimburses owners of commercial buildings and 
businesses who make storefront improvements up 
to 50% of the cost of eligible improvements to a 
maximum of $8,000 or $12,000 for a multiple address 
within eligible corridors (3800-5400 Lancaster 
Avenue qualifies).13

10 % or 20% Federal Rehabilitation Tax Credit
A tax credit for owners of a certified historic, income-
producing structure to receive federal income tax 
credit equal to 20% of the amount spent on qualified 
rehabilitation costs.  A 10% credit is available for 
non-certified historic, non-residential buildings built 
before 1936.14

S t r a t e g i e s

Based on the information collected on the existing arts 
community in the West Powelton neighborhood, and 
current constraints of local leadership and resources, 
it seems that conditions have not reached a point 
where pursuing a planned arts district is an appropriate 
plan of action for the neighborhood.  However, the 
growing arts community and the potential benefits it 
could bring to the neighborhood, certainly warrants 
implementing strategies for encouraging growth in the 
form of an informal arts community in West Powelton.

The following recommendations and strategies for 
an informal arts-based community development plan 
were created:

Increase awareness amongst existing arts community 
in and around West Powelton of potential incentive 
programs applicable to studio and residential space.

Encourage dialogue, and where appropriate, 
partnerships, between artists and community 
organizations.

Informal conversations with artists suggested that 
there was at times limited knowledge in regards to 
the presence and activities of local neighborhood 
organizations such as the People’s Emergency 

youth, support the development of arts, culture, and 
the creative economy sector, and promote public and 
private investment in the creative economy sector.7

Lancaster Avenue Business Association , Inc.
A non-profit designed to organize businesses on 
Lancaster Avenue to participate in planning, design 
and implementation of economic development 
initiatives.

Lancaster Avenue 21st Century Association
A business association established in 2008 that 
3400 and 4400 Lancaster to improve the relationship 
between businesses and residents through business 
promotion and investing in properties.9

People’s Emergency Center Community Development 
Corporation 
Aims to strengthen communities in West Philadelphia 
through projects that expand housing opportunities, 
stimulate economic growth and improve quality of life 
for its residents by building on neighborhood assets.10

  
The Enterprise Center
Provides access to capital, building capacity, business 
education and economic development opportunities 
to high-potential minority entrepreneurs.11  

Incentive Programs for building rehabilitation and arts 
related activities

Creative Industry Workforce Grant Program
A grant program administered by Philadelphia’s office 
of Arts, Culture and the Creative Economy, the grant 
program aims to develop the creative industry in both 
the nonprofit and for-profit sector, provides funding 
for the construction or renovation of permanent 
offices or facilities linked to job creation that meet 
eligibility criteria including located in a low/moderate 
income neighborhood, serving low/moderate income 
customers or creating low/moderate income jobs.  
Grants range between $20,000 and $100,000.12

Philadelphia Cultural Fund
Provides General Operating Grants and Youth Arts 
Enrichment Program grants for eligible programs if 
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similar incentive program were to be adopted at the 
neighborhood scale, this strategy could help to bring 
artists to the West Powelton neighborhood, or to 
enable artists already living in the neighborhood to 
upgrade their work space.

Emphasize quality of life issues inherent to West 
Powelton
Studies show that artists often locate the living and 
work space based on quality of life factors.  West 
Powelton , particularly the area around Lancaster 
Avenue, is extremely transit-oriented, offering access 
to trolley lines and bus service.  It also has a walking 
score of 83 (extremely walkable), and has a variety 
of readily available space in close proximity to other 
artists and community resources.

Learn from other successful arts-based community 
projects in Philadelphia
While their historical, socio-economic, and political 
contexts vary widely, West Powelton could learn from 
New Kensington’s arts-based community development 
projects led by the New Kensington Community 
Development Corporation.  In addition to the Frankford 
Avenue Arts corridor, the New Kensington CDC has 
aided in the development of site-specific projects 
such as the Coral Street Art House and affordable 
housing projects intended for artists.  These projects 
could serve as a model for future development in West 

Center, The Lancaster Avenue Business Association, 
West Powelton Concerned Community Members 
etc.  Opening dialogue between artists and these 
groups could promote collaboration, and identify 
needs of artists and resources offered by community 
organizations, strengthening the West Powelton 
community as a whole. 

Utilize both traditional and less traditional veins for 
event promotion of arts-related activities.

While traditional media sources, such as newspapers 
and magazines are certainly effective for event 
promotion, utilizing social media networking 
applications such as Facebook, Tumblr, Twitter etc. 
would help promote arts-related events and activities 
to yet another demographic.

Consider neighborhood level incentive programs that 
encourage artists to fill vacant or underutilized space 
in West Powelton 

Cities and individual neighborhoods pursuing both 
planned and unplanned arts-based community 
development programs have created incentive 
programs ranging from small grants to alleviate 
costs associated with start-up, or even low interest 
loan programs to art-related businesses in an effort 
to increase interest in the for-profit arts sector.  If a 

The Coral Street Arts House, an example of an community-based arts development project that was placed in a historic building with 
assistance from the New Kensington CDC.  Photo:  http://www.nkcdc.org/
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B a c k g r o u n d

Located at 3839-3849 Hamilton Street, 3849-3861 
Lancaster Avenue, 431-437 N. 39th Street, Hawthorne 
Hall is a complex of mixed-use rowhouses built 
by speculative developers Wright and Prentzel in 
1895.15  Hawthorne Hall is widely recognizable for 
its stylized gable front, bay windows, arched portals, 
and decorative terra-cotta elements, playing on 
the repetition of architectural elements to present a 
cohesive design.  

Built at a time when West Philadelphia was rapidly 
transitioning from urban periphery to suburban 
streetcar suburb, Hawthorne Hall embodied the 
bourgeois ideals of Philadelphia’s growing middle 

Powelton.
P A R T  I I:  H A W T H O R N E  H A L L: 
A n  A r t s - B a s e d  P r e s e r v a t i o n  A p p r o a c h

The second component of this project moves past 
identifying the artistic resources to be had in West 
Powelton and looks at how the arts can be employed 
to preserve and improve the neighborhood’s historic 
built environment.  The project specifically takes 
this approach and attempts to apply it to Hawthorne 
Hall, a landmark building in the Lancaster Avenue 
commercial corridor.

A bird’s eye view of Hawthorne Hall as it appears in 2010 and as it appeared in 1901.  Photo:  Google Earth 2010, Philageohistory.org

Hawthorne Hall, 3839-3849 Hamilton Street, 3849-3861 Lancaster Avenue, 431-437 N. 39th Street.  Photo:  Rebecca Chan
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class.  The building was multipurpose from its 
inception, having a mix of retail on its ground floor, and 
residential space on its two upper stories.  The “Hall” 
spaces of Hawthorne Hall, located at 3859 Lancaster 
and 3849 Lancaster, respectively, functioned as civic 
spaces, occupied by fraternal orders including the Odd 
Fellows and Knights of Pythias, as well as community 
space for middle class social activities, and at times 
even performance and leisure space.  A real estate 
advertisement from 1911 describes a theater space 
on the second floor of 3849 Lancaster.  Though a site 
visit for this particular portion of the property was not 
possible, several contemporary sources confirmed 
that this space continues to exist today on the second 
and part of the third story of 3849, and is comprised 
of a stage, space for seating, and even a mezzanine.

As a landmark building on the Lancaster Avenue 
commercial corridor, the rehabilitation and reuse 
of Hawthorne Hall has the potential to function as 
a catalyst for the revitalization of the surrounding 
parts of Lancaster Avenue.  Furthermore, as the 
building was originally used as a civic space, and 
reportedly maintains some of the interior physical 
features associated with this use, this is a historically 
appropriate reuse for this building.

C u r r e n t  S i t u a t i o n 

Currently, the building has fourteen private owners, 
is occupied by a mix of commercial and residential 
space, and varies widely in condition and degree 
of preservation of its original built fabric.  Though 
Hawthorne Hall has survived remarkably well in the 
one hundred or so years since it was constructed, 
deferred maintenance put the structure at risk of 
permanent damage, jeopardizing its future.  

Owners of individual parcels of Hawthorne Hall have 
widely varying idea of how much their building is 
worth, and vary in their capacity and willingness to 
maintain the portion of the structure.  While owners 
of portions of the building such as La Pearl Beauty 
Emporium have gone to great efforts to improve and 
maintain their property (La Pearl participated in the 
Storefront Improvement Program and worked with the 
Preservation Alliance of Greater Philadelphia to do so 
in a way that respected the building’s historic fabric), 
other owners realize the historic importance of their 
building but lack the financial means to maintain the 
property with respect to the building’s historic fabric.

Currently Hawthorne Hall is listed as a contributing 
structure to the Powelton Village National Historic 
District and was added to the Philadelphia Historic 
Register in 1984.  This designation has both helped 
and hindered the preservation and reuse of the building.  
While local historic designation has prevented any 
major changes from occurring on the building without 
approval of the Philadelphia Historical Commission, 
it has also resulted in illegal changes to the building 
that were done without permission and have since put 
the owners in violation of the Preservation Ordinance.  
At the same time, historic designation has grossly 
augmented some individual owners’ ideas regarding 
the monetary worth of the building to several times its 
actual worth, regardless of historic status.  The current 
asking price of certain portions of Hawthorne Hall has 
prevented other interested parties from buying the 
property and properly rehabilitating it.

La Pearl Beauty Emporium, a business that utilized the Storefront 
Improvement Program.  (R. Chan)
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preventing rehabilitation and reuse from occurring.  
These obstacles include:

Many different owners
As previously mentioned, Hawthorne Hall has fourteen 
different owners, each with varying expectations for 
their building.  It would take a monumental coordinated 
effort to get the owners to agree to act in favor of a 
singular vision for Hawthorne Hall.  Alternatively, if a 
single buyer, or even a small group of buyers would 
be willing to step in and purchase the entire complex, 
or portions of it, it would make the rehabilitation of 
Hawthorne Hall a more attainable goal in the near 
future.

Deferred Maintenance
Based on its outward appearance and site visits to 
portions of Hawthorne Hall, a great deal of work would 
be needed to bring portions of the building up to code 
for use as work space and even more work would be 
needed to make units habitable for residential purposes. 

Zoning
Currently the building is zoned C2 Commercial.  
Some of the proposed uses of the building (see next 
section) would require a zoning variance to maintain 
compliance.  While the City of Philadelphia’s board of 
License and Inspections have been known to provide 
such variances, any zoning variance is also subject to 
neighborhood review, requiring neighborhood groups 

O p p o r t u n i t i e s  a n d  O b s t a c l e s

Opportunities 

There are many neighborhood and city-wide 
organizations with a vested interest in the preservation 
and rehabilitation of Hawthorne Hall.  Additionally, 
due to the various types of space found in Hawthorne 
Hall, it has the potential to fill some of the voids in 
retail and commercial space along Lancaster Avenue, 
as well as provide an outlet for development of the arts 
community in West Powelton.

Due to its historic designation, Hawthorne Hall 
would be eligible for a Federal Rehabilitation Tax 
Credit.  Additionally it is eligible for the Storefront 
Improvement Program, could possibly be eligible 
for the Creative Industry Workforce grant program, 
as well as several of the other incentive programs 
previously mentioned.  Additionally, due to its historic 
nature, and its importance within the West Powelton 
community, it is likely that development of the 
property requiring architectural or engineering work 
could be done through the Preservation Alliance of 
Greater Philadelphia’s pro bono services.  

Potential Obstacles

Despite the many opportunities available to rehabilitate 
Hawthorne Hall, there are significant obstacles 

Current conditions of interior apartment space of second floor apartment of 3849 Lancaster Avenue.  (R. Chan)
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Hawthorne Hall eligible for several different incentive 
programs.  Additionally, it would allow for low-income 
artists who reside in Hawthorne Hall to continue to 
remain in the space if they eventually achieved an 
income level that would make them no longer eligible 
for low-income house.

Ground Floor Retail Mix: 3857 Lancaster, 431-437 N. 
39th Street, 3839-3849 Hamilton Street
Maintaining a retail mix on the ground floor stories 
where appropriate would promote pedestrian flow.  
This component of the project would opt to retain 
existing retail tenants with vested interest in the 
building (i.e. La Pearl Beauty Emporium).

C o n c l u s i o n

This project examined the potential synergies to be 
had between arts-based community development 
and the preservation of the built environment in West 
Powelton.  By identifying potential incentives and 
resources to accomplish this, as well as obstacles to 
their implementation, it presented a picture of what 
a community-based arts development project that 
capitalized on existing historic resources might look 
like.  Though it certainly is not the easiest development 
plan to accomplish, nor one that will be incredibly 
profitable, the social and community benefits to be 
had through arts-based community development and 
historic preservation have the potential to contribute to 
much-needed sustainable community development 
in West Powelton.

to be in support of any project that were to go into 
Hawthorne Hall.  

P r o p o s a l

Though there are many issues to be resolved before 
Hawthorne Hall could be developed, there is a great 
deal of potential for repurposing Hawthorne Hall as a 
mixed-use community-arts building complex.  Though 
a great deal of rehabilitation work would have to occur 
to ensure the building was up to code, the following 
development proposal would be as respectful of 
existing building code as possible, and would try to 
maximize existing unit configurations.  

Such a development could potentially consist of:

Black Box Theater: 3849 Lancaster Avenue (Hawthorne 
Hall)
This portion of the building currently consists of 
ground floor retail space, and a theater occupying the 
second and third floors.  Maintaining these uses, with 
some updates such turning the second floor theater 
into a black box theater for small productions, and 
rehabilitating the ground floor retail space, would 
sensitive to the building’s historical uses.  

Community Resource Center:  3859-3861 Lancaster 
Avenue
The wedge-shaped nature of this portion of the 
building makes it somewhat awkward for rehabilitation 
as residential space on the ground floor.  This portion 
of the building could be repurposed as an artist 
community resource center with computer terminals, 
a library etc.  Though artists often produce individual 
work, community space is important as it offers a 
physical place for interaction with other artists and the 
sharing of ideas.

Mixed-Income Housing:  2nd and 3rd Stories of 3859-
3861 Lancaster, 431-437 N. 39th Street
3839-3849 Hamilton Street
Mixed-income housing marketed to artists would 
provide a built-in community of artists for the upper 
stories of Hawthorne Hall.  The incorporation of mixed 
income housing into the development would make 
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