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Chapter I: Introduction

The purpose of this report is to present
the findings and recommendations of
a heritage conservation plan for the
Schuylkill-Southwest neighborhood
whose boundaries are between the
Schuylkill River to 20%* Street and from
South Street to Christian Street in
Philadelphia, Pennsylvania. Although
this project was conducted as a historic
preservation studio class at the University
of Pennsylvania’s School of Design,
the students had a significant degree
of influence in its overall content and
design.

It is important to lay a contextual
framework for this study. The foundation
for the recommendations and tools
presented herein are firmly rooted in
current historic preservation planning
practice. Historic preservation provides
the tools to both preserve the best
aspects of this study area and proactively
manage its change.

Why historic preservation?

There are many benefits that can come
from the use of historic preservation in
the conservation of older urban areas. It
encompasses the whole built environment
and its contextual landscape, addresses
the importance of heritage, and supports
quality of life and affordable housing.
Economic incentives are intimately related
to the sustainable revitalization and
management of older urban areas and
have been part of historic preservation
for many decades. Historic preservation
can be used to mitigate undesirable
development and economic threats which
often impact older neighborhoods.

Originally embracing only iconic and high-
style architecture, historic preservation
ignored the overall context buildings have
with the landscape. Today, preservation

recognizes the significant contributions
of vernacular or ordinary buildings to
the heritage of an area. The ways that
buildings fit into the landscape and relate
to each other are also very important.
Both of these characteristics are as
worthy of preservation as are opulent,
artistically significant buildings.

The core of historic preservation is
constructed around the retention of
historic fabric—the irreplaceable part of
an older cultural landscape. If this aspect
of an urban landscape is not addressed,
then the built environment is unable to
communicate its significance through
authenticity and integrity.

The heritage of an area helps to connect
the present with the past. People who
are part of a long generational tradition
of living in a particular geographical
area derive a major part of their identity
through a connection with the historical
landscape. In essence their heritage is an
expression of their roots and identification
with an area. Even people who have
recently moved to a neighborhood can
establish a similar sense of place by
learning the history of where they live. In
the end, this connection and identification
with the built environment helps to
develop community and civic pride.

Historic preservation and the return of
higher-income households to urban areas
are often linked. Like all change, there
are negative and positive outcomes.
Recent studies, however, are beginning
to indicate that the return of higher-
income households tends to have
overwhelmingly positive benefits for the
economically disadvantaged. Specifically,
low-income residents of neighborhoods
undergoing this kind of change were
less likely to move than similar residents
in other parts of the city. This type of
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Chapter I: Introduction

in order to protect the community for the
future and avoid an artificial stasis of the
environment.

The economic, design, and organizational
tools we have developed can help to
protect what currently exists and manage
the inevitable changes that will occur
to the physical and social fabric of this
area.

Topics

This report will begin with the methodology
and process used in creating a working
framework for this study. The Burra
Charter, adopted in 1989 by Australia
ICOMOS, was the primary document used
in guiding the development of the report.
This charter and its guidelines allow for a
preservation approach that encompasses
the social fabric and cultural context of
a place, which were important factors in
the 2003 Preservation Studio.

The history of the neighborhood and
its significance and a policy statement
will follow, along with the conservation
plan developed for the area. The
conservation plan incorporates specific
recommendations for various historic
and conservation districts and economic
incentives that are available, or can be
made available, to the community. The
report will then complete with two tools
that have been specifically designed
for the community: a design guideline
manual for protection of the historic
built environment and landscape, and a
maintenance and resource manual.

University of Pennsylvania  Historic Preservation Studio 2003 ¢ Schuylkill-Southwest Neighborhood 3



Chapter II: Significance

Statement of Significance

The 2003 Schuylkill-Southwest
Preservation Studio, bounded by South
Street, Christian Street, 20" Street, and
the Schuylkill River, is significant as an area
where original land uses can still be read in
the current streetscape. Shipping, followed
by the railroad and industry, has been
present along the Schuylkill River corridor
since before the Naval Home’s arrival in
1838. With the exception of the Devil's
Pocket and Schuylkill neighborhoods, the
area to the west of Gray’s Ferry Avenue
has remained primarily industrial. The
residential sections within the studio
site were established around 1850 by
speculative developers who were supplying
a range of two- to three-story rowhouses
for mostly low- to middle-income dwellers
working in the industrial area along
the Washington Avenue corridor to the
south, the dockyards to the west, and
the business district of Center City to the
north. Because the area has functioned
consistently as a residential zone over
the last one hundred and fifty years, the
fundamental structure and arrangement
of the site has not changed significantly.
Both the industrial and residential areas
are punctuated by unique features such
as the Naval Home, places of worship,
schools, the garden streets of St. Alban’s
and Madison Square, and Gray’s Ferry
Avenue while South Street serves as the
active commercial corridor for our studio
site.

As a neighborhood, our studio site
exemplifies the development boom
that took place during the nationwide
industrialization process in the late 19th
century. This new approach to housing
construction reflected the developers’
concept of density and marketability. The
new urban planning philosophy also aimed
to create an oasis for the urban dweller,
resulting in pedestrian-oriented buildings
and streetscapes. The diversity of the
blocks within our site reflects the varying

philosophies of the many developers
responsible for this initial building phase,
including the developer M. S. Leslie.

The residential area of the Schuylkill-
Southwest studio site’s architectural
significance lies in the regularity of
its layout and the homogeneity of its
building types. This can be seen in the
grid arrangement of the blocks, in the
repetition of the building height and width
within the blocks, in the relative uniformity
of materials, in the consistent pattern of
fenestration, and in the orientation of
the houses to the street. The layout and
building features, such as the front stoops,
eye-level windows, and the narrowness of
the street widths, foster a space where
public and private realms converge. The
intimate composition of our site somewhat
compensates for the inaccessibility and
scarceness of its formal public spaces
and creates a strong juxtaposition to the
skyscrapers of downtown in the distance.

Over time, significant alterations and
repairs have affected the physical fabric of
buildings but have respected the pedestrian
rhythm and scale of the landscape. These
types of alterations, therefore, have been
integrated into the space and are part
of the evolution of this neighborhood’s
architectural significance.

Our area of study is defined largely by its
diverse population, which has developed
and changed by way of a slow matriculation
of social and ethnic groups, over the past
century. This is not a single neighborhood
with broad values, but rather a compilation
of smaller environs that has grown to
recognize and attach importance to its
diversity. Their place attachment results
from the experience of life in a highly
residential and densely populated urban
landscape.

University of Pennsylvania e Historic Preservation Studio 2003 e Schuylkili-Southwest Neighborhood 4
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arrival of the expressway, creating a mass
exodus and localized economic depression
for the South Street Corridor. In 1968,
the city’s plans were finally abandoned
due to strong opposition primarily due to
accusations of racism from residents of
the targeted areas.

The plans for this highway drastically
affected the Schuylkill-Southwest area:
by the 1970s, this site was viewed as a
slum and the Redevelopment Authority
of Philadelphia seized the abandoned
properties. The Philadelphia Historical
Commission since certified every house
on Saint Alban’s and Madison Square as
well as numerous properties throughout
the area. In the 1980s, the population
slowly stabilized and the real estate
values of the properties increased to
present values.

Concluding Thoughts

Historically, the site for the 2003
studio has not been a neighborhood, at
least not as defined by the studio site
boundaries. In fact, it incorporates two
distinct areas which have developed
their individual uniqueness more than 50
years ago. These two areas are, in turn,
part of a much larger neighborhood.
Thus, the historical findings and values
that we have found are but a section of
a much greater area. This led us to take
interpretative liberties in providing the
most comprehensive, as well as the most
unified, story of this site as possible.
Hence, the result of our research has
provided a history that reflects the
trends which have occurred in other
neighborhoods of Philadelphia as well.

University of Pennsylvania # Historic Preservation Studio 2003 » Schuylkill-Southwest Neighborhood 12
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Social value embraces the qualities
for which a place has become the focus
of spiritual, political, national or other
cultural sentiment to a majority or
minority group. It identifies the special
meanings attached to a place by a group
of people through their use of the space,
their rituals of communal interaction,
and their unique perspective of the area.
The following report delineates how the
studio was able to identify these shared
values through the heritage assessment
process.

The initial step in this investigation was
to identify those groups in the community
that define the area by both their
presence and their perspective of the
space - the ‘stakeholders’. The framework
for this process was built upon the Rapid
Ethnographic  Assessment  Procedure
(REAP) created by Setha Low. Preliminary
interviews were conducted with some of
the more prominent community leaders in
order to gain a clear idea of the categories
of people that constitute or shape the
neighborhood. From this inquiry a list of
identifiable groups within the area was
developed:

1. Residents
2. Large corporate and real estate
developers, i.e. Toll Brothers
3. Small business owners, i.e.
businesses operating with a
storefront space
4, City officials, i.e. local city council
representative, the Philadelphia
Planning Commission, the Historical
Commission, etc.
. Religious leaders
. Community organization
(including school leaders)

a

leaders

Of these groups, the ‘residents’ category
was by far the broadest, therefore it
was sub-divided by ethnicity, gender,

age, household size, martial status,
renter versus owner, etc., in order to
define more specific targets for our
investigation. This list would serve as
a guide to the development of a more
precise methodology that would enable
us to identify the key values presented by
the community.

A secondary investigation, however,
refined our understanding of the
stakeholder groups. Once our analysis
was complete we were able to identify
more specialized and specific stakeholder
groups that reflected more precise group
values:

1. The Irish Catholic community
mainly distributed in the Devil'’s
Pocket area descendant from the
initial settlers of the Schuylkill-
Southwest area. Generally long-
term residents and home owners.

2. The majority is the African
American community descendant
from the influx of southern African
Americans settling in Philadelphia
in the 1930s. Generally long-term
residents and homeowners or long-
term renters.

3. Transient residents such as students
or young single people who do not
plan to settle in the area long-
term.

4. Relatively high-income residents
who have moved into the area in
approximately the last ten years.
Mostly middle-class Caucasians,
some with untraditional households
that have been uncommon to the
neighborhood in the past, e.qg.
homosexual households.

5. Small businesses, which have a
different set of values from the
residents.
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* Following the development of the
Naval Home, we predict the occurrence
of a stakeholder group which is not
traditionally found in the area. The gated
community is likely to attract a group of
middle-upper income residents whose
different values and lifestyle might spark
tension with the traditional residents of
the neighborhood.

Methodology

The Rapid Ethnographic Assessment
Procedure (REAP) method was adopted
for the assessment of the community’s
values. REAP may be viewed as a listening
device that is intended to single out the
voice of the community so that they may
take part in the management of their own
heritage. The methodology is broken into
several diverse techniques to assure that
a wide range of constituents are reached.
These techniques are also intended to
elicit the maximum amount of information
from each source. The methods employed
by our group were as follows: behavioral
mapping, researcher observation, physical
traces mapping, individual interviews,
and expert interviews.

Behavioral mapping involves recording
people and their activities at various
times of day and days of the week. The
objective is to record the social, cultural,
and economic uses of the community. In
order to obtain the necessary information,
the site was divided into nine segments.
Each researcher visited his/her designated
segment three times over the course of
the study to record the activity occurring
on the site.

Researcher observation and physical
traces mapping were also employed
in our  methodological approach.
Information was gathered from the same
nine segments. Researcher observation

is the recording of individual experiences
gained by the researcher while visiting
the site. This record includes reactions
of the community members to the
interviews and day-to-day impressions
of the site. Physical traces mapping
documents the physical evidence created
by the community members during
their use of the space. This includes, for
instance, the maintenance of homes and
landscape, the identification of trash,
and the number of abandoned buildings
and vacant lots. These methods enable a
contextual understanding of the specific
environment in which the community
members live.

Researcherscollectedindividualinterviews
by approaching residents on the street.
A list of questions, developed by the
group, was asked of each interviewee.
In addition, the demographics of the
interviewee and location of the interview
were noted. Realizing that neighborhood
boundaries will often differ from the
delineation of a ward, census tract, zip
code, or the studio site, a visual aid
(i.e. a map of Philadelphia) was used to
facilitate identification of the interviewee’s
neighborhood boundaries.

Expert interviews, also pursued under
the REAP methodology, were gathered
from individuals who are not necessarily
residents of the neighborhood vyet
possess special expertise relative to
the studio area. The individuals that
our group identified to approach were
associated with religious organizations,
big corporations, small businesses, and
non-governmental organizations. Lists of
questions were tailored to each group and
a studio member was assigned to each.
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Data Collection

The data collected as a result of
interviews, observations, and South of
South Neighborhood Association (SOSNA)
surveys, was organized withinspreadsheet
format. The spread sheet layout followed
the individual questionnaire configuration.
This arrangement allowed us to review
the data in such a way as to compare

responses and formulate patterns.
Significant trends were established
through comparative analysis and

guantitative queries. The information was
graphed in charts and mapped in GIS to
produce visual aids and a more dynamic
catalogue.

The process of  establishing a
methodology, executing the collection
of information, and analyzing the data,
was not a flawless exercise. In hindsight,
many important factors were understated
or overlooked. The initial part of this
project was dedicated to the development
of questionnaire forms for the gathering
of specific information that would enable
us to analyze different aspects of the
community including daily habits, land
use, and perceptions of the community.
Unfortunately, ambiguity in the phrasing
of some survey questions sometimes
forced the interviewer to expound and
involuntarily lead an interviewee to
an answer. Additionally, the ambiguity
of some questions often led to varied
interpretation of these questions and
consequent problems with analysis of
the answers. This problem could have
been solved with the addition of more
quantifiable answer choices. A more
specific critique of the processes related
to each survey group will be addressed at
the end of our findings.

Data Analysis
Census Data

Responses to the year 2000 census
provided a valuable tool to better
understand who lives in the studio study
area and how they interact with the built
environment. Although the area covered
by the census tract is slightly larger
then the studio study area, the data
demonstrates general trends which apply
to our site as well.

Race Representation

The largest racial group represented is
the African American sector, comprising
72.6% of the neighborhood. White
residents represent the second largest
group at 20.5%. Small populations of
other minority groups include an Asian
(2.9%), Hispanic or Latino (2.5%), those
who identified themselves as “Other”
(1.1%) or American Indian or Alaska
Native (0.3%).

Age

The ages of the residents appears widely
distributed and very normal, where
children and the elderly represent smaller
percentages and more than half of the
group lies between 25 and 54 years old.

Gender

The gender division appears nearly
perfectly split = 50.4% Male, and 49.6%
Female.

Household Type

The largest representation is held by
householders living alone (41.9%),
followed by female households without
husbands (24.1%) and married couple

University of Pennsylvania e Historic Preservation Studio 2003 ¢ Schuylkill-Southwest Neighborhood
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families (16.1%). Other non-family
household made up 12.2% and other
types of family household 5.7%.

Housing Occupancy

The occupancy rate for housing in the
area lies at 82.4%, where the remaining
27.6% of the housing stock is recognized
as vacant.

Ownership

Renter versus owner-occupied housing
is nearly split. 45.8% of the respondents
said they owned their home and 54.2%
said they rented.

Date of Construction

The Date of Construction graph testifies
to the large amount of historical fabric
that lies within the studio study area. See
Appendix A.3. Nearly 70% of the built
environment was constructed prior to
1939. The second largest group at 18%
was constructed between 1940 and 1959,
whereas each successive decade only saw
a small percentage of new construction.

Expert Interviews
Community Organizations

There are several influential community
organizations that have a shared interest
in the neighborhood. They are the
following:

Eastern Pennsylvania Organizing Project
(E.P.O.P.)

E.P.O.P is a faith-based organization
which uses leadership development and
community organizing to help bring
about positive changes. Their main goals
are safer streets, improved city services,
greater education opportunities for

young people and adults, and public and
private reinvestment in neighborhoods.
E.P.O.P recently partnered with Greater
St. Matthew Baptist Church to create a
Community Development Corporation,
which is working towards community
revitalization.

Marian Anderson Recreation Center

Named for the celebrated classical
contralto singer and civil rights
groundbreaker, born in South Philadelphia
in 1897, the center is open seven days a
week and offers a variety of cultural and
sports programs for residents of all ages.

Odunde, Inc.

Odunde, Inc. is an educational and
cultural organization that produces year-
round programs focusing on African
Diaspora culture. A highlight is the
annual Odunde festival, one of the oldest
African-American summer street fairs in
the nation.

South Philadelphia Blocks Association,
Inc.

The South Philadelphia Blocks Association
is a non-profit corporation serving South
Philadelphia from Broad Street to the
Schuylkill River and from South Street
to Moore Street. Its mission is to uplift
the community by empowering block
captains to clean and beautify their
blocks and to work collaboratively with
municipal agencies and other community
organizations and businesses to help
residents improve the quality of their
lives. The South Philadelphia Blocks
Association website offers information
and links community organizations, public
transportation, and nearby food markets
and other amenities.
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South of South Neighborhood Association

(SOSNA)
SOSNA is non-profit corporation that

serves as the Neighborhood Advisory
Committee (NAC) for Southwest Center
City. Their goal is to facilitate citizen
input into community development and
their programs include the creation
of local affordable housing. SOSNA
general meetings are held on the second
Wednesday of every month and are open
to the community.

South Philadelphia Renaissance
Association
The South Philadelphia Renaissance

Association began in September of 2000.
Director and founder Kim Harold Brown
has devoted time and effort in developing
the organization and establishing
connections with other organizations
such as SOSNA and Partners for Sacred
Places, with whom we first learned of this
organization. The mission of the South
Philadelphia Renaissance Association
(SPRA) is “to preserve the history of
our community, by sponsoring diverse
community activities and encouraging
neighborhood revitalization in the area
of South Philadelphia bounded by Pine
Street and Washington Avenue and the
Delaware and Schuylkill Rivers.” Programs
include: community tours, cultural
exhibitions, library collection, dance and
drama troupes, sporting events, clean-up
programs, town watches, and community
gardens. To commemorate generations
past and inspire those of the present
and future, the project aims to produce
50 hours worth of video taped oral
histories of South Philadelphia’s ethnic
cultures in order to promote the area
as a destination for tourists, historians,
the media, schoolchildren, and small
businesspeople.

Schools

In relation to community organizations,
schools play a big role in our studio
site. Pierce Elementary School at 24t
and Christian Streets, the only school
in our study area, has boundaries of
South Street, Broad, Washington and
Grays Ferry Avenue. Almost 80% of the
children come from our study area, and
the rest from the immediate outlying
area. Principal Ritzalski, who does not
live in the neighborhood, has been the
principal at Pierce for fifteen years. He
wasn’t knowledgeable with respect to
who exactly lives in the neighborhood, but
during his fifteen years he hasn’t noticed
any major changes in regards to shifts in
population. The neighborhood has always
been known as integrated, but not in
the sense that different neighbors lived
together, rather that the neighborhood
was segregated block by block.

Religious Organizations

Nine places of worship are located within
the boundaries of the 2003 Preservation
Studio site. Seven surveys were
conducted over a period of seven weeks.
An interview form was designed as a
series of questions to collect basic data
about the organization and the expert
being interviewed, and then to delve
deeper to attempt to determine the social
values that they may or may not attach to
their community and neighborhood.

The sacred sites in this area are all
Christian churches, one Catholic and the
others Protestant, that range in scale
from small converted stores to large stone
buildings with parish halls and additional
space for schoolrooms and offices. The
majority of congregants in these churches
are African American though in the
past many different cultural groups and
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ethnicities attended the various churches.
Some of the churches are made-up almost
entirely of congregants from outside the
studio site boundaries.

On Sunday morning, loud, provocative
sermons and lively songs of praise can
be heard spilling out onto the streets.
Clearly, worship and the places used to
gather for that purpose play an integral
role in the neighborhoods within this
site. These houses of worship have a
profound importance for the congregants
who place special value on places that
have spiritual significance, that is, places
where people practice their religion as a
community, find fellowship, are baptized,
married and laid to rest. The churches
function not only as sacred sites but also
as community centers with numerous
programs for neighbors who are not
members. Outreach programs include:
drug rehabilitation, emergency food
pantries, support groups for families
who have a relative who is incarcerated,
thrift shops and space for other religious
congregations to meet.

These surveys confirmed, along with
surveys taken randomly from peoplein the
neighborhoods, that the residents in this
area view the sacred sites as landmarks,
focal points in the built environment.

Small Businesses

In total, ten small businesses were
surveyed. Although more interviews
were attempted, we encountered an
unwillingness to talk among some shop
owners and employees. The sample group
was chosen by selecting a representative
number of businesses by geographic
location and the nature of the business.
We attempted to include a range of
business types and geographic locations,
however, most of the interviews were

conducted along and around South Street,
which has the highest concentration of
commercial activities.

Per our survey results, the majority of
the business owners and employees
interviewed do not live in the studio
neighborhood, nor do they have
intentions to move into the area. Of
all the businesses contacted, some of
which are long established in the area,
only one is affiliated with the Ilocal
business association, the South Street
West Business Association. According
to Miss Jessie Frisby, current president
of the South Street West Association,
she had been trying to involve the
business owners west of 20t Street in the
association’s activities with no success.
Most business owners in this area are
relatively well established and do not see
the need to involve themselves in such
community organizations. In fact, most
of the interviewees showed little interest
and participation in community activities,
which may be due to the fact that they
are not residents in the area and they do
not own their buildings.

These businesses interviewed mainly
cater to local residents followed by people
who work in the area, former-residents
and others. Contrary to the “People on
the Street” (POTS) survey results, almost
all of the interviewees agreed that the
studio area is a safe environment. They
also view the new development positively
as business has generally improved due to
overall increase in income level. However,
some long-time African American
residents reflected that they had stopped
shopping locally as they do not enjoy
the same level of personal services and
affordability as in the past. More recent
businesses seem to be catering to a
different user group, especially along
South Street, and have replaced some
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long-time local small businesses, which
had been run by local African American
owners.

Corporate Businesses

The corporate businesses within the
boundaries of the 2003 Preservation
Studio site are mainly located along the
Schuylkill River. Surveys were conducted
to determine what social values these
businesses have in regards to their
surrounding neighborhoods. The surveys
consisted of interview questions and
were conducted in person as well as by
correspondence. The questions attempted
to establish some basic data about the
businesses while probing deeper into
their relationship with their community.
Only a few interviews were granted and
no correspondence was returned for
analysis.

Historically the river was the conduit for
materials, goods and supplies. The river
provided water for the businesses and
carried away the waste. Rail lines follow
the riverbank, and were integral to the
operation of these businesses. Today only
a couple of larger corporate businesses
are still functioning within this site, they
include: Trigen and the Toll Brothers
Development Corporation. Smaller
warehouses also lie within the area. A
beer distributor is currently operating in
one old collection of warehouses. The
other warehouse, more prominent and
sizeable, is known as the John F. Kennedy
Vocational Training School. It is currently
owned by the Board of Education, and its
use is in transition pending future sale.

The employees of Trigen live almost
entirely outside of the neighborhood.
There does not appear to be much of
a direct economic relationship with the
neighborhood from the large businesses.

For example, one cannot find many nearby
restaurants or small stores that cater to
their employees. A kosher luncheonette
and a small corner grocery across the
street from the Trigen power plant are
operating, but both are for sale. However,
a representative from Trigen indicated
that they are involved in community
outreach programs such as sponsorship
of a local sports program. The power
plant has also recently upgraded their
facilities to operate on steam, producing
cleaner and better emissions.

The streets are active along Schuylkill
Avenue on a weekday, and parking areas
are full, but as night falls, the streets are
quiet and nearly deserted. Although the
industrial presence may seem out of place
for a residential area, the buildings have
been located at this site for over a century.
When considering the context of age, it is
easily understood why they chose this
riverside location for their industry. The
industrial area seems to have grown side
by side with the neighborhood, though
without much intermingling.

‘People on the Streets’ Interviews

As part of the R.E.A.P. method People
on the Street (POTS) interviews were
conducted over the course of several
weeks. After developing a questionnaire,
researchers surveyed various individuals
in the studio area in an attempt to identify
community values and assess what, if
any, conclusions could be drawn from the
findings.

General Statistics

Of the 32 people interviewed, 94%
lived within the boundaries of the studio
neighborhood and had lived there
anywhere from a couple of months to over
90 years. About 50% of the interviewees
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had lived in the neighborhood for over 20
years. Of the 58% of those interviewed
who owned their homes, the majority had
lived in the neighborhood between 25-
60 years. The remaining percentage of
people who were renters had lived in the
neighborhood between 3-30 years.

Neighborhood Activity

Questions regarding people’s activity
within the neighborhood vyielded the
following information: 69% of those
interviewed stated that they did not work
in the area, most sighting Center City as
their place of employment. Notably, 38%
of those interviewed stated that they
were retired. This high percentage could
be due to a number of factors including
the high percentage of people over the
age of 65 in the neighborhood or, more
probably, the availability of retired people
during the hours when interviews were
conducted. Also notable was that 31%
of those interviewed stated that they
were unemployed. Again this could be
due to a high rate of unemployment in
the neighborhood, or the availability of
unemployed people during the hours
when interviews were conducted.

As for shopping in the area, 60% of the
people said that they did the majority of
their shopping for groceries and household
goods within in the neighborhood and
almost 80% sighted the local Pathmark
as their grocery store of choice. Of
the remaining 40% interviewed, half
answered that they shopped outside of
the neighborhood and half answered that
they shopped both outside and within
the neighborhood. Those who do not
attend church in the area comprise 65%
of people interviewed. Of those who did
attend church in the area, 35% stated
that they went to Greater St. Matthew
Baptist Church. As to where people go

for recreation, the most common answer
was the Schuylkill River Park, specifically
Taney Field. The second most common
answer was using the street and/or block
for recreation. Other answers included
nearby playgrounds, community gardens,
or areas outside of the neighborhood.
Overall, 80% of the people interviewed
said that they spend at least half of
their time within the neighborhood. This
statistic may not reflect the reality of
actual hours people spend in the area,
but rather a widespread feeling of the
neighborhood as a “home base.”

Area Resources

Some of the most useful information for
assessing the values of the community
was derived from asking interviewees
about area resources, physical
conditions, and the social environment.
Some common responses as to what
resources were lacking, especially south
of South Street included restaurants,
a better supermarket, green space,
and places to shop in general. Other
amenities noted as lacking were lights in
the alleys, a first-time homeowner help
center, mailboxes, and an entertainment
venue for African Americans. In general,
most people interviewed did not seem
to give much thought to the proximity
of their neighborhood to the Schuylkill
River. Upon consideration, however, the
majority of people answered that they
felt it would be a positive development if
access to the river was created and if the
riverfront was made a safe and desirable
place to go. Only one person interviewed
saw the river as an important asset to the
community noting its key role in an annual
African celebration during which people
go to the Schuylkill and throw in fruit for
the spirits. Opinions of the community
gardens, which proliferate throughout the
neighborhood, were all positive. The only
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complaints noted by those interviewed
were that there are not enough of them
and that they should be bigger so as to
be able to accommodate children. Many
also complained that the gardens are too
often bought up by developers.

Historic Built Environment

When asked for their opinion about the
neighborhood’s historic built environment
and land use, every person interviewed
expressed affinity for the traditional
urban streetscape and historic housing
stock (notably Madison Square and St.
Albans Street) and a desire to see it
preserved. The expression of this desire
was in contradiction to the reality of the
physical environment, which does retain
a significant amount of historic fabric
but also exhibits substantial alterations
to this fabric. This disparity might be
explained by the high cost of restoring and
maintaining an historic house as well as
differential aesthetic preferences among
community members. When asked how
they felt about the construction of new
houses in place of older ones, the majority
of people answered that new buildings
were acceptable but only in cases where
there was absolutely no possibility of the
old buildings being rehabilitated. Many
people also mentioned their distaste
for the garages that are built into the
new buildings because they disrupt the
traditional streetscape of the area.

As one of the outstanding features in
the area, the Naval Home was often
mentioned as an important historic
landmark within the neighborhood, a
source of community pride, and something
that should unequivocally be preserved.
While some expressed a desire to see the
area made accessible to the public, most
people accepted the Toll Brothers’ plan to
construct a gated community within the

bounds of the Naval Home noting that the
site has a long - and implicitly accepted
- history of not being open to the pubilic.
One common frustration was the amount
of time it has taken Toll Brothers to begin
their development project, and the chief
concern among interviewees was that
whatever action is taken with the property
should begin sooner than later.

When asked what they felt made their
neighborhood unique and why they liked
living there, more than half of the people
interviewed sighted their relationships
with their neighbors and the strong sense
of community. In one particularly close-
knit area of the studio site a woman
noted:

"People will take in your packages for you
or hold your mail while you are away. And
if there was ever an emergency, you can
count on any person in the neighborhood
to be there for you, no matter what.”

According to those interviewed, some
other ways this sense of community
is manifested is through block parties,
attending local meetings, participating in
church functions, working in community
gardens, and initiating street clean-up
projects. It is worthwhile to note that the
majority of people who sighted “sense of
community” as the thing they liked best
about living in the area, were people
who had lived in the neighborhood for an
extended period of time and who tended
to own their homes. Relative newcomers
to the area (5 years or less), who were
both renters and homeowners, tended to
respond that they liked the neighborhood’s
peacefulness and proximity to center
city. These are, of course, very broad
generalizations based on limited data.

Another very common answer (from both
long-term residents and newcomers)
as to what makes the neighborhood
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special is its diversity - both ethnic/
racial and socio-economic. However,
some mentioned that while there is no
overt tension between different groups
of people (particularly racial), neither is
there much interaction. This observation
was confirmed by the experience of some
researchers who noticed obvious social
segregation within the studio site. On
the other hand, some other researchers
maintained that there was, in fact, a large
amount of integration in the area.

When asked what the worst thing about
living in the neighborhood was, 10%
noted the lack of cleanliness of the
streets and sidewalks, 20% noted the
lack of stores/amenities, 30% noted
the high crime rate, and 35% noted the
proliferation of drug dealing. In spite of
the latter two statistics, however, almost
80% felt secure in their personal safety.

Neighborhood Subdivisions

While assessing the community values,
it was important to factor in what the
interviewees defined as their own physical
neighborhood. Not surprisingly, peoples’
definitions did not necessarily adhere to
the boundaries of the studio site. The
most significant finding was that the area
of study was essentially bifurcated into
the area east of Grays Ferry and the area
west of Grays Ferry Avenue (including the
area known locally as the Devil’s Pocket”
and the southern portion of the Schuylkill-
Southwest neighborhood.) The latter is
a secluded area and the last remaining
vestige of what was once a much larger
middle-class Irish Catholic neighborhood.

The demographics of the neighborhood
shifted at the turn of the 20" century
as African Americans began moving
into the area. The current inhabitants
of the area west of Grays Ferry Avenue

have an extraordinarily strong sense
of community and place attachment
although their neighborhood boundaries
are distinct from the larger studio area.
In contrast, many of the residents living
in other areas of the studio site did not
single out the area west of Grays Ferry
Avenue as a distinct community, but
rather included it as part of their own
neighborhood boundaries, which were
most frequently defined as South Street
to Washington Street and Broad Street
to the Schuylkill River. Those interviewed
from the area west of Grays Ferry Avenue
noted values and concerns distinct from
those in other areas of the studio site.
These included a sense of pride for their
deep roots in the area, a high value placed
on homeownership, and a worry about
the dwindling number of local Catholic
churches and schools.

Future Development

Based on the interviews conducted, it
is clear that almost everyone is aware
of the potential for revitalization of the
area and of the recent attention that
the neighborhood has gained because
of this potential. Of those interviewed,
only a handful of people viewed the new
development as entirely positive and as
something that would potentially help
increase the value of their own home.
Definitive opposition was stated by 27%
of the interviewees to the current influx of
developers and new homeowners sighting
the displacement of old-timers due to
increase in property values, the loss of
community spirit due to the increased
“transience” of new comers, and the
emphasis that developers place on profit
over maintenance of neighborhood
integrity. The majority of people,
however, had mixed views saying that
while they were slightly concerned about
being displaced by newcomers, they were
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very pleased to see old buildings being
purchased and fixed up and to see that
within the past couple of years the area
has gotten cleaner, crime has gone down,
and there are fewer people “hanging
around” on the streets.

One of the defining characteristics of the
studio site is that much of the revitalization
efforts are being spearheaded from
within by local churches and community
organizations. Most notably, Greater St.
Matthew Baptist Church and Eastern
Pennsylvania Organizing Project (E.P.O.P)
have collaborated to work within the
area to create affordable housing and
rejuvenate the local economy. These
efforts have created a sense of ownership
of the current neighborhood development
that, if brought on solely by newcomers,
might be a source of disempowerment for
the community. A possible source of future
conflict within the neighborhood is the
progress and manifestations of the area’s
current development. The construction
of the gated community within the Naval
Home, for example, creates the potential
for an influx of a very distinct socio-
economic class who may be seen as a
threat by current area residents. Even
further conflict could be created if the
design of the gated community were to
somehow obscure the current visibility of
the historic Naval Home, disconnecting
the community from a neighborhood
landmark.

Summary

The result of the P.O.T.S. interviews was
the formulation of a set of key values
that the researchers felt best described
the characteristics identified by the
residents as the positive aspects of
the neighborhood. Consequently, these
key values are the attributes of the
neighborhood that our conservation plan

would attempt to respect and preserve.
In light of the distinct sub-sections with
the studio site, it was challenging to
formulate a generalized list of values.
However, the following list contains the

various identifying community factors
valued by the surveyed residents:
diversity, proximity to Center City,

affordability of housing stock, life in a
residential urban setting, the use of the
street as an interactive space (specifically
use of front stoops), home pride, a
sense of community, strong community
organizations, and an appreciation of
historical architecture, streetscapes, and
land uses.

SOSNA Analysis

SOSNA has been working over the past
year in coordination with the City Planning
Commission to develop a Neighborhood
Plan for the area south of South Street
and west of Broad Street. In order to
gain community feedback about future
development plans for the area, SOSNA
has collected questionnaires at each of
its community meetings and posted the
guestionnaire on their website as an online
survey. The survey addresses issues
such as transportation, open spaces,
community heritage, and land use. So
far they have collected approximately
100 forms, 20 of which were pertinent
to our studio area. It is acknowledged
that the results from these surveys will
be skewed towards the views of those
residents that are actively involved and
interested in community organization
and/or have internet access. Also, it was
found that only 30% of the respondents
had lived in the area for more than five
years, therefore this survey may more
accurately represent opinions of the
latest population coming to the area,
which we have identified as one of the
five stakeholder groups. The results of
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this survey were used in conjunction with
our own resident survey in order to both
broaden our sample group and to compare
the effectiveness of each methodology.

It was found that our studio area is
not known by a single name but rather
parts of it are referred to wvariously
as Rittenhouse Square, Fitler Square,
Southwest Center City, Southside, Devil’s
Pocket, Graduate Hospital, South Philly,
and South of South. South of South and
Graduate Hospital were only slightly
more common. Notably, no one referred
to the area as Schuylkill-Southwest as it
is named on many statistical sources. The
boundaries listed for the neighborhood
also varied; however they were most
commonly referred to as South Street
to Washington Street and Broad Street
to the river. This also coincides with the
census tract and with the boundaries
listed in our P.O.T.S. survey. Perception
of the southern border of the area varied
most often between Catherine Street and
Christian Street This variance blended
well with our own observations which
viewed Christian Street as a major
thoroughfare dividing the area between
South Street and Washington Street. We
also observed that Fitzwater Street acts
as a minor socio-economical boundary
between Christian Street and South
Street as the southern portion is overall
in poorer physical condition.

It was found that 95% of respondents
considered the area to provide a
“fair” to “good” quality of life. They
named proximity to Center City as the
characteristic they liked best about their
neighborhood followed by the neighbors
themselves and the friendly atmosphere,
affordable living, redevelopment/
property value appreciation, and the
housing stock/architecture. Once again it
should be noted that this may only reflect

the opinions of newcomers who chose
the area because of its redevelopment
and investment opportunities. Overall
satisfaction with the neighborhood is
broken down in a chart. See Appendix
A.3.

In the area of dissatisfaction, residents
named trash, drugs/crime, abandoned
houses/vacant lots as the characteristics
they disliked about their neighborhood.
As expected, clean-up, development of
abandoned properties, police presence,
local stores, open space, and public space
were listed as needs in the community.
Specific needs were rated and placed in a
chart. See Appendix A.3.

Overall, the results of this questionnaire
compared well with the findings of the
studio’s survey. Both concluded that no
specific name or neighborhood boundaries
can be established for the studio area with
the exception of South Street and the
river. Also, new and old residents appear
to share the same concerns, with the
possible exception of opinions regarding
new development. The P.O.T.S. survey
expressed slightly more concern for
displacement and property tax elevation
while the SOSNA survey of predominately
newer residents views the change more
positively.

Street Observations
Condition of Streetscape

In order to draw a correlation between
the condition of the built environment
and the street in general, we recorded
the condition of the streetscapes block
by block. We tried to identify the overall
condition of the buildings, the amount of
historic fabric which is still evident, the
number of trees and green space, the
number of vacant lots and abandoned
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buildings, and the overall condition of the
streetscape. The data compiled was then
sorted and analyzed using a spreadsheet
and GIS mapping.

More than half of the buildings were
considered to be in good or even excellent
condition. Similarly more than half of the
sampling was identified with medium to
high amounts of historic fabric visibly
retained. The conditions of the buildings
widely varied, - even on the same block.
Many noted that some buildings had been
altered by different renovation campaigns
and they appear well maintained.

The overall condition of the streetscape
was almost evenly split between either
a fair or good rating and 14% of the
streets appeared in poor condition, while
only 3% appeared in excellent condition.
On average, at least a few trees were
identified on each block, with some
blocks displaying window boxes. Nearly
half of the streets were identified with
some park, garden or open space. Vacant
lots and abandoned buildings were
distributed throughout the neighborhood,
each averaging about one per block.

Mapping out our data in GIS revealed that
the block in best condition was the 2100
block of Kater Street. Those buildings in
the worst condition tended to be near
each other along Webster Street between
20t and 22" Streets. The north/south
corridors along 21t and 22™ Streets were
considered no have virtually no historic
fabric intact.

Street Activity

Street activity was observed and recorded
by the researchers to better understand
how the residents and visitors use
their outdoor space and environment.
To obtain a more evenly distributed

sampling, observations were made on
different days of the week and at different
times of the day. Sampling consisted of
115 observations. Results after sorting
revealed:

e No-to-low activity occurred most
frequently on weekday mornings
after 9 a.m.

e A moderate amount of activity was
identified on weekday afternoons
and evenings.

e The time of greatest activity
appeared to occur at mid-day on
the weekends.

The same street activity data was looked
at to determine which particular streets
were the most actively used. The results
revealed that...

e Fitzwater was the most active
street.

e Followed closely by Bainbridge,
South and Christian Streets.

e While smaller side streets such
as Norfolk, Bambrey, Kaufmann
and Fulton Streets were the least
active.

These results, however, do not take into
consideration time of day and thus may
be flawed. The sampling, for example,
was consistently taken at less active
times of the day.

Some of the most common activities
noted were:

Walking

conversing on stoops
waiting for buses
standing or sitting
homes

conversing on the street

e youth hanging out on stoops

in front of
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e children playing and riding bicycles
e shopping on commercial streets

Also observed were:

e people setting up for a birthday
party held in front of a house

e construction and renovation being
performed on several homes

e people on their way to church on
Sunday

It appears that the streetscape is an
integral aspect of life in the studio area.
The common space is utilized by many
residents as a place for socializing and
recreation. As noted elsewhere, this
dominant use of the streetscape may
be due to the lack of formal recreational
and social gathering places within the
area. It may also be fostered by the
intimate architectural arrangement of
the pedestrian scaled homes, the narrow
street widths, the relatively light traffic
flow, and the large front stoops.

Conclusions

The 2003 Preservation Studio site is
defined largely by its diverse population
developed through different urban
patterns over the past century. This is not
a single neighborhood with broad values,
but rather a compilation of smaller
environs that has grown to recognize and
attach importance to its diversity. Place
attachment to the site results from the
experience of life in a highly residential
and densely populated urban landscape,
while  maintaining traditional land-
use patterns. Additionally, active local
organizations (SOSNA, Religious Org.,
EPOP) work as stewards of the historic
built environment leading the way toward
growth and continued revitalization of
the neighborhood. This has fostered a
community that embraces change while

preserving the socio-cultural heritage of
the area and safeguarding a sustainable
neighborhood for the future.

Concerning the conservation plan, it will
be necessary to keep in mind the potential
for conflict in an area that is open to
change and diversity. Development
is currently occurring within the site
that is controlled by outside investors
and which has the potential to greatly
disrupt the socio-economical status of
the neighborhood. The construction of
the gated community within the Naval
Home, for example, creates the potential
for an influx of a upper-income residents
who may be seen as a threat by current
area residents fearing displacement and
disempowerment. Thus, preserving the
current social values expressed by the
community will be one of the goals of the
conservation plan.
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Introduction

1 From recent studies by J.L. Vigdor
(Duke University) of Boston; Lance
Freeman (Columbia University) and
Frank Braconi (Citizens Housing and
Planning Council) of New York.

Historical

1 “Why Philadelphia Grows,” The
Architectural Review and Builders
Journal, 1870, pg. 200.

2 Personal Narrative of C.M.S. Leslie,
1873, pg. 13-16.

3 Ibid.
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To gain a better understanding of the
political issues that may both help and
hinder the preservation of the Schuylkill-
Southwest neighborhood, a study of
laws, policies and organizations was
undertaken. Research was carried out
with a systematic approach to include
national, state and local topics. Creation of
a detailed matrix of findings consisted of:
the name or title of the law or organization,
the primary person involved, the name of
the program, benefits that it has, whether
it enables or hinders preservation and a
brief description of the law or program
and how it works.

At all levels, most of the laws and
programs enable, or have the likelihood
of enabling, the preservation of the area.
This can be accomplished through:

e Monetary Assistance: there
are various monetary incentives
available in the neighborhood,
for example the Community
Development Block Grant provides
assistance to low- and moderate-
income persons for the rehabilitation
of residential and non-residential
buildings.

e FEducation: such as the joint
plan between the Pennsylvania
Historical and Museum Commission
and Preservation Pennsylvania to
educate elected and appointed
officials and organizational
leadership on preservation, land
use, resource and heritage issues;
and the Livable Neighborhood
Program which educates block-level
teams about health and safety,
beautification and greening, energy
efficiency, resource sharing and
neighborhood building.

e Recognition: as national, state
and local organizations recognize
and support historically significant

properties and communities (for
example the Naval Home, a National
Historic Landmark).

e Advocacy: as with 10,000 Friends
of Pennsylvania advocating for
sound land use policies and actions,
and development to support
heritage resources.

e Free supplies: Philadelphia’s
Anti Graffiti Program provides free
power washing and paint for graffiti
removal.

e Renovation and  Sale of
Property: as with the Greater St.
Matthew Community Revitalization
Project which attain condemned
properties from the city, renovate
them and resell them at both low-
income and market rates.

e Repairs: programs such as the
Neighborhood Transformation
Initiative’s SHARP will carry out
minor repairs to homes of elderly
Philadelphians,

e Improvements:theWeatherization
program of the Neighborhood
Transformation Initiative provides
free weatherization and energy-
efficiency improvements to owner-
occupied or rental units.

e Low-Income Housing: such as
Housing Choice (Section 8) which
allows low-income residents to live
outside of public housing through a
voucher program.

While the studio recommends pursuing
historic  district nomination in its
conservation plan, there are currently
no designations, thus many benefits,
notably monetary benefits, cannot be
taken advantage of at this point. Without
being listed on the Philadelphia Register
of Historic Places, National Register
of Historic Places or National Historic
Landmark, preservation tax credits cannot
be attained. Additionally, protection from
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damaging federal projects and design
guidelines are not available.

At this time, many of the state laws that
could greatly impact the preservation
of the neighborhood are still pending.
These include the Blight Remediation
Board Act (to provide affordable housing,
improve the quality of life and increase
the annual revenue for school districts),
Commercial Tax Credits (a 20% tax
credit on eligible redevelopment costs
for designated buildings), Community
and Economic Development Stimulus
Program, Elm Street Program (to provide
monetary assistance to communities
next to Main Street corridors), Property
Tax Relief (offers homeowners an
average property tax reduction of 30%),
Remodel Pennsylvania (provides money
for site acquisition, construction and
infrastructure improvements), Residential
Tax Credits (offers a 20% state income
tax credit to those who purchase and
restore older designated properties).

Unfortunately, not all findings will have
a favorable impact on the community.
Certain programs, such as Heritage
Property Services and the pending
Community and Economic Development
Stimulus Program, are directed more
towards developers, which in turn may
lead to a more gentrified neighborhood.

This study was expanded upon and used
in developing a conservation plan for the
Schuylkill-Southwest Neighborhood.
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In order for neighborhoods to maintain a
suitable environment, a set of regulations
must be enacted and enforced by the local
government. These regulations cover
areas pertaining to the administration,
financing, and management of these
neighborhoods. They also play a key role
in the maintenance and development of
the built environment. Land and building
uses are incorporated in these regulations
as a means to protect the general
welfare and safety of the residents of
these neighborhoods. These regulations
are constantly being amended as new
discoveries are made or new perspectives
are taken into account.

The approach taken to better understand
the current layout and physical state
of the studio site was by studying and
analyzing the Philadelphia Building
Code, the zoning regulations, the city
ordinances for historic properties, and the
proposed conservation district ordinance.
These categories proved to be important
factors in assessing the environment.
They served as tools to determine what
is available and what needs to be added
to maintain and preserve a suitable
environment. The analysis of these
categories established a conclusion that
the rules and regulations inadvertently
contributed to the protection and
preservation of the important features of
the study area.

The neighborhoods in the city of
Philadelphia must comply with the
Philadelphia Building Code and Charter.
In 1996, the Building Officials Code
Administrators (B.O.C.A.) National
Building Code was adopted as the Building
Code of the city of Philadelphia with
additions, deletions, and amendments.
The Philadelphia Building Code is
composed of 22 sections.

These sections include:

e building construction and occupancy
code;

electrical code;

property maintenance code;

fire code;

health code;

housing code;

plumbing code, and

traffic code.

The regulation of commerce, individual
conduct, public property, parks,
finances, and taxes are also included
in the Philadelphia Building Code. The
requirement to obtain a permit is a way
of enforcing the regulations laid out in
the Philadelphia Building Code by making
government officials aware of projects
going on in the city and giving them
the power to review and advocate any
regulation that applies.

Perhaps the most important section of
the Philadelphia Building Code is Title
14. This section deals with zoning and
planning regulations and provides a
framework for the streetscape and layout
of the city. Density as well as building
restrictions are covered under zoning.
The jurisdiction and powers concerning
zoning regulations are administered by
the Zoning Board of Adjustments set
forth under section 14-1801. The studio
study area includes seven zoning districts
which can be seen in the appendices. The
residential districts include R9A, R10,
R10A, which are multifamily districts, and
R13, which is a low-density residential
area. Under section 14-210.1(3)(a) of the
Philadelphia Building Code, the regulation
for height is set to a maximum height of
thirty five feet above the average ground
level at the base of the building. The area
regulations including lot width, setbacks,
front and rear yards, and side yards and
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courts are also established.

The commercial district includes C2 and
the industrial districts include G2 and L4.
The commercial district follows most of
the area regulations set by the residential
districts. Height is also determined based
on the residential district surrounding the
commercial district. The G2 industrial
district is for heavy industrial use. Uses
and regulations are found under section
14-508 of the Philadelphia Building Code.
The L4 industrial district refers to limited
industrial use and these can be seen
under section 14-506 of the Philadelphia
Building Code.

Also included in the Philadelphia Building
Code is a section dealing with local
historic buildings, structures, sites,
objects, and districts. The Philadelphia
Historic Preservation Ordinance, Section
14-2007 of the Philadelphia Code, was
approved in December of 1984 and took
affect in April of 1985. The objectives of
this section are to preserve buildings,
structures, sites and objects that are
important to the cultural values of the
City; to encourage the restoration and
rehabilitation of buildings, structures,
sites and objects that are designated as
historic; to strengthen the economy of the
city by enhancing the city’s attractiveness
to tourists; and to foster civic pride in
the architectural, historical and cultural
achievements of Philadelphia.

Under the Historic Preservation Ordinance
the Philadelphia Historical Commission
bears the responsibility for the
preservation of buildings, structures, sites,
objects and districts that are important
to the historical, cultural, architectural,
archaeological and educational traditions
and values of the city. To this end,
the historical, architectural and other
qualities of properties throughout the city

are evaluated for possible designation as
historic resources based on the criteria
defined in Subsection (5) of this Section.
Furthermore, the powers and duties of
the Historical Commission also include
defining boundaries and the designation
of local historic districts that meet criteria
outlined in Subsection (5) of this Section;
to prepare and maintain a comprehensive
inventory of historic buildings, structures,
sites, objects, and districts; to review and
act upon all applications for permits to
alter or demolish historic buildings either
individually listed or located within historic
districts; issue permits to construct new
buildings within historic districts; and to
increase public awareness of the value of
historic preservation.

Within our study area, the Historical
Commission does not have that much
authority over building alteration for
there are few buildings listed on the
local register. The two major areas within
the neighborhood where the Historical
Commission imposes strict  design
guidelines are the collection of rowhouses
along the pedestrian walkways of St.
Albans (2300 block) and Madison Square
(2200-2300 block). The Church of the Holy
Apostles on Christian Street and a few
residences along Bainbridge Street are
also individually listed on the Philadelphia
Register of Historic Places. If the studio
site is designated as a local historic
district, this will enable the Philadelphia
Historical Commission to exercise more
power and control over the development
of the neighborhood.

Aside from existing rules and regulations,
there are proposed regulations that can
greatly affect the studio study area.
One such proposal is the Neighborhood
Conservation District (NCD) Ordinance.
The NCD Ordinance has not yet become a
part of the official ordinance as of 2003.
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Regulatory -4 “

The ordinance has been drafted by a
councilperson and studied by Philadelphia
City Planning Commission (PCPC) and
Philadelphia Historical Commission
(PHC). We have to bear in mind that the
Ordinance is still a draft and at a very
early stage in the enactment. Therefore
the contents of the ordinance are subject
to change. NCD is designed mainly to
protect residential neighborhoods which
have traditional character as described in
draft ordinance. More information on the
NCD is available in Chapter Four under
Nominations.
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Built Environnment

In order to determine the specific
preservation needs of the Schuylkill-
Southwest studio area, the studio
performed a conditions assessment of
the built environment. The intention
of such an assessment is to reveal the
types of material deterioration present
in the area, the causes of deterioration,
and the historic integrity of the remaining
structures. This information will allow us
to recommend treatment programs for
the structures as well as maintenance
guidelines for their residents.

Before the survey form could be
developed, an initial determination of
the deterioration types and their causes
had to be made. In this particular case,
it appeared that severe deterioration
was not generally the fault of poor
building materials, but due to neglected
maintenance and inappropriate
alterations. However some structural
deterioration was determined to be
inherent to the rowhouse design which
often leaves a poorly supported front
wall and weak party walls that become
unstable once the neighboring building
fails or is removed. Therefore, the survey
that we created roughly dates alterations
to the structure, identifies the materials
suffering from deterioration, evaluates
the structural stability of the building,
and determines the level of maintenance
required to stabilize the building.

Integrity:
e Nearly intact building material and
form from date of construction
e Nearly all modifications and forms
intact since c. 1910
e Nearly all modifications and forms
intact since c. 1950
Significant post-1950 modification
Modern (post-1950) construction

Material Deterioration Phenomena:
e PBrick

Stone

Pointing

Paint

Wood

Metal

Structural Condition:
e No structural problems noted
e Some problems, structural integrity
ok
e Significant structural problems

Aesthetics and Maintenance:
e Property appears well maintained
and is clean
e Some deferred maintenance and/or
unkempt appearance
e Major deferred maintenance and/or
unkempt appearance

Due to time constraints, a full survey of
the studio area was not feasible. Instead,
the scope of the survey was narrowed to
Fitzwater Street between Gray's Ferry
Avenue and 20th Street. As the road
transverses nearly the entire residential
area and is centrally located within the
studio boundaries, it was believed to give
a representative snapshot of the general
conditions found in the area. Also, the
initial investigation of the area preformed
during the first phase of the project
suggested that this east-west swath acts
as a median zone between the more
affluent and well-maintained area to
the north and the struggling area to the
south. The following report will present
the findings from the survey.

The data collected on the forms has been
entered into a Microsoft Access database
and a numerical analysis performed. The
breakdown of the various categories is
presented in the synopsis section that
follows.

University of Pennsylvania ¢ Historic Preservation Studio 2003 e Schuylkill-Southwest Neighborhood

40


















Chapter III: Assessment of Environment

Social

Our assessment of the social factors
that might enable or deter a preservation
plan began with recognizing the
distinction between the preservation of
the physical fabric of a neighborhood
and the preservation of the social fabric
of a community. With this in mind, four
influential groups were identified and
efforts were made to determine how
each group’s views affect both aspects of
preservation.

Methodology

Residents

Resident valuesregarding the preservation
of their neighborhood were drawn largely
from interviews conducted during the
first phase of the studio project.

Small Businesses

Interviews wereconducted withemployees
and owners of six local businesses within
the community. The interviewees were
asked whether their businesses would
be expanding in the future, what they
felt the implications of an historic district
designation would be on their business,
and what their personal feelings about
historic preservation were.

Developers/Realtors

In the Schuylkill-Southwest neighborhood,
there are two important developers:
Toll Brothers, Inc. owners of the
Naval Home, and Switzenbaum Realty
Capital, owners of the John F. Kennedy
Building. Additionally there are multiple

realtors representing properties in the
neighborhood. Interviews were conducted
with both a representative from Toll
Bros Inc. and with the owner of Volpe
Real Estate. Although no representative
from Switzenbaum Realty Capital was
successfully contacted, it was learned that
the company plans to convert the John F.
Kennedy Vocational Training School into
high-end lofts.

Community Organizations

Two of the most influential community-
based organizations in the area are
SOSNA (South of South Neighborhood
Association) and Greater St. Matthew
Community Development Corporation.
Interviews were conducted in order to
determine the roles these organizations
play in the community.

Findings
Residents

Although historic buildings are not
always actively preserved, the physical
fabric is highly valued by the current
residents of the community. Cultural and
economic diversity were also sighted
as neighborhood assets that resident’s
would like to maintain. There is some
fear within the community’s lower income
residents that current development and
the ensuing market value increase will
raise their taxes and make it impossible
to continue living in the neighborhood.
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Small Businesses

None of the businesses surveyed had any
plans for expansion. Few of the business
owners are residents of the neighborhood,
nor do they own the buildings out of
which their businesses operate. Most
people interviewed were generally
against the idea of the area becoming an
historic district, fearing the designation
would create too many restrictions. Some
recognized, however, that a designation
might attract higher income residents,
which they felt would be good for
business. Most interviewees expressed a
preference for operating business out of
newly constructed buildings, arguing that
older buildings require expensive upkeep
and do not enhance business in any way.
With such a small interviewee pool, it
is important to mention that two of the
business owners surveyed expressed very
strong views on the need for preservation
in the community. Both considered their
businesses’ location in an historic building
to be a great asset and something that
was valued by their customers. The
influence of small businesses on the
implementation of a conservation plan
was determined to be minimal because
these establishments did not appear to
have a strong voice in the community.

Developers/Realtors

The represen-tative interviewed from Toll
Brothers Inc. explained that the company
purchased the Naval Home in the early
1980s because it was the largest pieces
of undeveloped property near Center
City. Several years after being purchased,

a covenant was signed stating that any
alterations to the property (including
repair of old buildings, construction of
new buildings, and changes made to
the overall landscape) must follow the
Secretary of the Interior Standards and
be approved by historic preservation
officers on both state and local levels.
Although the property remained
untouched for almost 20 vyears after
the covenant was signed, Toll Brothers
Inc. has recently begun implementing
their plan to transform the property
into a gated community. The project will
take place in two phases and will result
in the restoration of the three historic
buildings on site and the construction of
20 new buildings. Phase I of the project
includes the restoration of both Biddle
Hall and its two flanking buildings and the
construction of 350 new housing units.
During phase II, an additional 200-450
housing units will be constructed. Al
new buildings will be four-stories high,
constructed of brick, and designed to be
sympathetic with the historic fabric of the
surrounding neighborhood. Other design
concerns for the development have
focused on the importance of maintaining
the visual relationship that currently
exists between the Naval Home and the
surrounding environment. The targeted
demographics for the development are
young professionals without children
who work in the city or former suburban
residents whose children have moved out
and who no longer need large houses.
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An interview with Vincent Volpe of Volpe
Real Estate confirmed that real estate in
the study area has become increasingly
desirable in the past couple of years.
This trend is the result of the proximity
of the neighborhood to Center City and
the relatively low cost of the housing.
Volpe has observed that most of the new
buyers are middle class. Because the
neighborhood is not designated as an
historic district, new buyers can entirely
alter their historic buildings. Volpe believes
that historic district designation can have
a positive impact on the neighborhood
as well as on the market value of the
housing stock.

Community Organizations

SOSNA is a non-profit corporation that
serves as the Neighborhood Advisory
Committee (NAC) for Southwest Center
City. Their goal is to incorporate citizen
input into community development and
their programs include the creation of
local affordable housing. Walker Gilmore
of the Philadelphia Planning Commission is
currently working with SOSNA to develop
a Neighborhood Plan for the area south
of South Street and west of Broad Street.
In order to gain community feedback
about future development plans for the
area, SOSNA has collected questionnaires
at each of its community meetings and
posted the questionnaire on their website.
The survey addresses issues such as
transportation, open spaces, community
heritage, and land use. So far they
have collected approximately 150 forms.
However, besides the analysis provided in
Chapter One of this report of those surveys
pertaining to our area, no analysis of the

data has yet been attempted. Gilmore
acknowledged that the results from
these surveys will certainly be skewed
towards the views of those residents that
are actively involved and interested in
community organization, and, therefore,
may not represent the views of the less
vocal neighborhood contingents.

The Greater St. Matthew Community
Development Corporation (CDC) was
founded as a vehicle for community
revitalization efforts. The needs of
the community were determined by
surveying residents. Goals of the CDC
include making resources known to those
in need, working with the police force,
developing after school programs, and
encouraging community interaction and
communication.

The CDC is currently working on a housing
initiative that aims to create affordable
housing while sustaining a community
that is multi-racial and mixed income. The
housing initiative has targeted an initial
eight blocks (2400 Catharine Street, 2300
Christian Street, 2400 Christian Street,
900 S. 22 Street, 2200 Fitzwater Street,
2300 Fitzwater Street, 2400 Gray’s Ferry
Avenue, and 2200 Montrose Street) on
which condemned buildings and vacant
lots will be purchased for rehabilitation
and new construction. Of this housing,
two-thirds will be subsidized and sold to
low- to moderate-income families. The
remaining one-third of the houses will be
sold at market rate in order to cover the
costs of the investment. As of December
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2003, neither restoration nor design
guidelines have been developed for this
project.

The housing initiative is being organized
by a leadership team from Greater St.
Matthew Church with help from the
Eastern Pennsylvania Organizing Project
(E.P.0.P). Funding is being provided,
in part, by the City of Philadelphia and
a grant from the M. Night Shyamalan
Foundation.

Analysis

The Schuylkill-Southwest neighborhood is
in the process of undergoing a significant
transformation. Not only are new,
higher-income residents buying homes
in the area, large-scale development is
currently taking place of both the Naval
Home and the John F. Kennedy Building.
This development is aimed to attract
middle- to high-income residents to this
historically working- and middle-class
neighborhood. It is reasonable to predict
that the influx of this new demographic
will encourage the establishment of more
service-oriented and high-end businesses.
This, in turn, will possibly attract more
affluent residents into other areas of the
neighborhood. Ultimately, this shift in
demographics may have a positive effect
on the preservation of the physical fabric
of the neighborhood. Although there
is interest among current residents in
the preservation of the neighborhood’s
historic structures, there are currently

few efforts geared towards this end. This
may be explained by both the high costs
of restoring and maintaining historic
buildings as well as a lack of information.
It is, in fact, the middle-upper income
recent homebuyers who are doing much
of the current restoration work.

While the arrival of wealthier residents
may help to preserve the physical fabric,
it will certainly alter the social fabric as
rising property values and taxes displace
current residents, with the overall resuit
of a lost sense of community. Current
residents of the neighborhood recognize
this threat to their community, but their
concerns can only be addressed through
community organization. Currently, the
local groups are working to foster pride
and empower the community from within,
and are tackling issues such as sustaining
the availability of affordable housing in
the neighborhood. Because one of the
primary goals of the current housing
initiative is the speedy re-habitation of
abandoned properties, their restoration
efforts may not be historically sensitive.
However, because the majority of the
houses will be sold at subsidized rates,
the program will help to maintain the
social fabric of the community.
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Policy Statement

After researching the site and its history, and assessing the environment for the
options to be sought of the levels of preservation, a policy statement was developed.
The policy statement assists in dictating the direction in which the conservation plan
should proceed. The statement reads as follows:

“To provide tools to community groups and
stakeholders to protect historic fabric and its
contextual landscape through the sustainable
management of change.”
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A study of the economic impact and
benefits of preservation was conducted
on the Schuylkill-Southwest area. This
study supports the idea that preservation
can work hand in hand with smart
development and stimulate economic
growth without financially burdening the
existing residents or forcing them to leave
the area. Using certain economictools and
incentives, the area can use its existing
historic fabric to strengthen its economic
base and foster continued growth. Many
promising tools beyond tax incentives can
be used to empower the neighborhood
economically and return money to the
community for further rehabilitation.
Finally, business prospects, area and
transportation and traffic patterns were
surveyed and analyzed for their potential
to facilitate economic growth.

Tax Increment Financing

The University of Pennsylvania, Graduate
Program in Historic Preservation Studio
2003, recommends the enactment of a
TIF District in the Schuylkill-Southwest
neighborhood. Tax Increment Financing
(TIF) is an innovative public-private
financing technique that utilizes any
increases in local tax revenue to stimulate
other local economic development.
Prudent enactment of a TIF district is
correlated with areas on the cusp of, or
at least in the early stages of, concurrent
economic development. The monies
gained from improvements within a
TIF district are reclaimed to fund future
improvements within a district. TIF
district monies can be rerouted to help
develop blighted areas, build and repair
roads, develop infrastructure and clean
up polluted land. The instillation of
function to underutilized areas creates
new sources of revenue within the TIF
district. The improved and productive
properties become new, permanent

revenue generators. By capturing the
gain from any improvements, a TIF
district can generate funds needed to
make necessary improvements without
raising taxes in the community. (See
Appendix C.1 for Lending Structure
Diagram)

The popularity of TIF districts as
redevelopment tools are increasing each
year, as witnessed in their utilization in 44
states across the country.! Identification
of areas eligible for a TIF district is crucial
and highly variable, depending on location.
Factors for eligibility such as insufficient
utilities, sanitary facilities, vacant lots,
lack of ventilation or light, obsolescence,
and dilapidation or deterioration vary
from state to state. Among the criteria
in Philadelphia are the underutilization of
areas or blighted parcels. Philadelphia’s
agent designated to administer the TIF
program is the Philadelphia Industrial
Development Corporation (PIDC). Created
in 1958, PIDC is a private, not-for-profit
corporation intended by its creators,
the Greater Philadelphia Chamber of
Commerce and the City of Philadelphia,
to promote new job creation and general
economic development. PIDC provides
financing and real estate programs
to business and resident groups in all
neighborhoods of Philadelphia. PIDC also
provides assistance in the determination
of the necessary regulatory and legal
approvals, reviewing the requirements of
affected utility providers, guiding public
action, and establishing a schedule for
project implementation.?

The Pennsylvania  Tax Increment
Financing Act (Act of July 11, 1990, P.L.
465, No. 113, as amended by the Act of
December 16, 1992, P.L.1240, No. 164)
authorizes the City and School District
of Philadelphia to designate TIF districts
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for underutilized or blighted parcels.3
The increase in tax revenues may be
used to finance improvements in the
District or to repay privately financed
construction debt for the project over a
20-year term.* The PIDC TIF Program
allows the increase in tax revenue to
fund any new improvements such as
new construction, building rehabilitation,
machinery and equipment acquisition,
and limited settlement processing fees.
TIF is endorsed in many locations because
of its incredible flexibility, as witnessed
by the Philadelphia development plan.
TIF districts in Philadelphia promote
development and provide additional
revenue for the City and School District.
In Philadelphia, only increases in real
estate, use and occupancy, city sales and
business privilege taxes are eligible for
TIF purposes.® The establishment of the
TIF district enables the City and School
District to receive tax revenues at the
pre-development levels as well as the
increased revenue from all other new
taxes, including the wage, amusement,
parking and liquor taxes.® (See Appendix
C.1 for Summary Schedule of “"TIF-
able and non “TIF-able” Taxes)

The District tax payer continues to pay
taxes as usual. The City and School
District pays the incremental tax revenues
to the Philadelphia Authority for Industrial
Development (PAID) which in turn remits
the funds to the Lender to repay the TIF
Note. The amounts and timing of the TIF
Note repayment depend on which taxes
are TIF'ed. Currently, the Real Estate
Tax, Use and Occupancy Tax, City Sales
Tax and the Business Privilege Tax are
TIF-able. TIF settlement requires the
assessment of base tax values prior to
District establishment which is recorded
as of the effective date of the Ordinance.
The City Finance Director establishes the
base rates for all applicable taxes except

for the Base Real Estate Tax which the
Chairman of the Board of Revision of
Taxes establishes.

The general timing and procedures are as
follows. First, PIDC determines that the
enactment of a TIF District is appropriate.
Next, City Council legislation is prepared
and a Project Plan is written. The Project
Plan includes a description of the pre-TIF
District including its boundaries, assessed
values, and taxes; the intended physical
improvements and projected taxes; and
expected costs and funding including
loan amortization. The Plan is forwarded
to PICA, the Office of the Controller, and
the Department of Revenue for review.
Finally, the Plan is introduced at a public
City Council meeting which has been
advertised for thirty days in advance.
The vote may be scheduled no less than
three-weeks after the public hearing.
The ordinance is approved after passage
by City Council and authorization of the
Mayor.

Philadelphia enacted its most recent TIF
district in Philadelphia in June, 2003.
The Philadelphia City Council approved
legislation to create the Progress Plaza
Tax Increment Financing District to
revitalize this nation’s first African
American-owned and operated shopping
retail center.” The total project cost
is estimated at approximately $12.8
million. The TIF district is expected to
generate approximately $3.5 million of
funding which will leverage $9.3 million
of private debt and equity.® TIF districts,
like Progress Plaza in Philadelphia, are
increasingly becoming more common. The
PIDC has worked closely with Progress
Plaza owners, the City’'s Commerce
Department, the School District and City
Council to manage the legislative process
which approves all TIF transactions.
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A thirty-member Board of Directors
appointed by the Mayor of Philadelphia and
the President of the Greater Philadelphia
Chamber of Commerce governs PIDC. The
PIDC and community group partnerships
have produced astounding results.
PIDC has assisted with 4,600 individual
transactions with combined project costs
of $10 billion. These transactions have
contributed to retaining and creating over
385,000 jobs in Philadelphia.®

Current legislation includes the
Commonwealth TIF Loan Guarantee
Fund proposal. It will offer “a one-two
punch to implement tax increment
financing projects.”’® In addition to
trained professional staff that will guide
communities with technical assistance,
TIF projects will have access to loan
guarantees from the Commonwealth (up
to a maximum amount of $5 million per
project). The TIF bonds will be issued to
the communities through Pennsylvania’s
statewide bond financing agency, the
Pennsylvania Economic Development
Financing Agency. This one-two punch
is expected to support the credit and
marketability of TIF bonds.!' Although
this new legislation would benefit many
communities throughout the state,
as it is written now, it will not benefit
Philadelphia. First and second-rate
cities are excluded. The success of
such a state-wide initiative however,
will likely influence TIF procedures in
ineligible cities. (See Appendix C.1 for
application package and Philadelphia
Approved TIF Districts)

Community Development Banks and
Community Development Financial
Institutions

In the neighborhood south of South Street
approximately 67% of the residents
are renters, while approximately 33%

are homeowners. Many vacant lots and
abandoned buildings in the Schuylkill-

Southwest neighborhood offer the
opportunity for new construction or
rehabilitation both as  businesses

and residences. For these reasons, a
community bank chartered for the sole
purpose of serving this neighborhood
could be the single most influential
component in the revitalization of this
area. Augmented by tax incentives,
various other economic incentives and
an improved transportation network,
this neighborhood can sustain carefully
planned growth to the benefit of all the
residents. This kind of smart growth
has many positive aspects such as the
preservation of historic building stock and
maintenance of the traditional plan of row
houses and small businesses, without
displacing long-term stakeholders in the
neighborhood.

TheNeedforCommunity Development
Financial Institutions

“In response to concerns that
banks were not adequately serving
the credit needs of their local

communities and not treating
all applicants fairly, during the
1960s and 1970s Congress

passed the fair lending laws and
the Community Rein-vestment
Act (CRA). These laws, aimed at
eliminating discriminatory lending
practices and encouraging lending
to low-income individuals and
in low-income areas, have been
controversial since their inception.
Community advocates argued that
the acts were either inadequate
or inadequately enforced and that
banks continued to channel deposits
away from Jlocal communities,
resulting in inadequate financing
for the areas most in need.
Bankers argued that they treated
applicants fairly and the acts
smacked of credit allocation that
could adversely affect bank safety
and soundness."*?
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After the collapse of the savings and loan
institutions in the late 1980s, the CRA was
strengthened due to the fact that lenders
were forced into disclosing information
about loan applicants. Watchdog
groups were now able to track lender’s
compliance with the Act to prevent unfair
policies such as “red lining,” a tacitly
accepted system of preventing certain
areas from receiving benefits from the
banking community. It is estimated
that 17 million people live in distressed
neighborhoods in the United States, and
that of the nation’s 100 largest cities, one
third of the neighborhoods are distressed
as well.1? Unrestrained speculative real
estate development can bring hardship
to underserved areas as well, causing
market prices and property taxes to rise.
In response, Community Development
Banks were created to address the
needs of underserved low and middle-
income areas, focusing on the needs of
the people and business owners in those
neighborhoods. Community Development
Banks (CDBs) fall under the broader
category of Community Development
Financial Institutions (CDFIs).

Community Development Financial
Institutions

CDFIs are specialized financial institutions
that work in markets that have not been
adequately served by traditional financial
institutions. CDFls provide a wide range
of services including mortgage financing
for first-time home-buyers, financing for
needed community facilities, commercial
loans and investments to start or expand
small businesses, loans to rehabilitate
rental housing, and financial services
needed by low-income households and
local businesses. In addition, these
institutions provide services such as
technical assistance to small businesses
and credit counseling.

Certification as a CDFI means that an
organization has undergone an application
process and meets the U.S. Treasury’s
CDFI certification eligibility requirements.
The six specific requirements, as stated
by the U.S. Treasury’s CDFI fund, are as
follows:

1.The organization individually and
with its affiliates collectively must
have a primary mission of promoting
community development;

2. The organization must be a financing
entity;

3. The organization must principally serve
a target market;

4.The organization must provide
development services in conjunction
with its financing activities;

must  maintain
its defined target

5.The organization
accountability to
market; and

6. The organization must be a non-
governmental entity, and must not be
controlled by one or more governmental
entities.

The CDFI Fund was created to expand the
availability of credit, investment capital,
and financial services in distressed urban
and rural communities. By stimulating
the creation and expansion of diverse
CDFIs and by providing incentives to
traditional banks and thrifts, the Fund'’s
investments work toward building private
markets, creating healthy local tax
revenues, and empowering residents.
The CDFI Fund provides relatively small
infusions of capital to institutions that
serve distressed communities and low-
income individuals. The Fund’s activities
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leverage private-sector investments from
banks, foundations, and other funding
sources.

There are five generally recognized CDFI
typests:

1. Community Development Banks
Provide capital to rebuild economically
distressed communities through
targeted lending and investment.

2. Community Development Credit
Unions
Promote ownership of assets and
savings and provide affordable credit
and retail financial services to low-
income people with special outreach
to minority communities.

3. Community Development Loan
Funds

Aggregate capital from individual
and institutional social investors
at below-market rates and lend

this money primarily to nonprofit
housing and business developers in
economically distressed urban and
rural communities.

4. Community Development Venture
Capital Funds
Provide equity and debt with equity
features for community real estate
and medium-sized business projects.

5. Microenterprise Development

Loan Funds

Foster social and business development
through loans and technical assistance
to low-income people that involved in
very small business or self-employed
and unable to access conventional
credit.

Community Development Banks

The primary goals ofthe CDBs areto deliver
credit, payment and savings opportunities
to communities not well served by banks,
and to provide financing throughout a
designated area for businesses too small
to attract the interest of the investment
banking and normal commercial banking
communities.t® There are six identifiable
banking functions:

1. Payment system for check cashing and
clearing, and credit and debit cards.

2. Secure depositories for savings and
transaction balances.

2. Household financing for housing,
consumer debts, and student loans.

4, Commercial banking services for loans,
payroll services, and advice.

5. Investment banking services for
determining the appropriate liability
structure for the assets of a firm, and
placing these liabilities.

6. Asset management and advice for
households.

The objective of the CDB is to be
profitable, and it will be as successful
as the projects it finances are profitable.
This will dictate close supervision of its
customers. Government seed money
may be involved (CDFI fund), but the
government’s investment in the CDB
system should be viewed as a profit-
making investment.

The most successful community
development bank, and the oldest, is
the Shorebank Corporation of Chicago,
a holding company that includes a bank,
a real estate development corporation,
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a small venture capital firm, and the
Neighborhood Institute, which offers
among its services low-income-housing
development, remedial education, and
vocational training. On the asset side,
its greatest success has been residential
mortgages, typically made on the
condition that the structures be renovated
and improved.

Development Deposits

The most important innovation of
Shorebank has been Development
Deposits, funds gathered from outside
the community, from institutions and
individuals who share the goals of the
corporation. The banks are subsidized
to some extent by philanthropists and
socially conscious people who are willing
to accept a lower rate of return on their
money in exchange for doing something
they consider an important contribution
to society. This asset/liability structure,
which also carries federal deposit
insurance, has been the key to the
success of the corporation.

Because the CDBs are not intended to be
welfare programs but to provide services
to the community’s residents, they
must meet the long-run market tests
of profitability. The basic assumption
underlying the community development
bank is that all areas of the country need
banks that are clearly oriented toward the
small deal: households that have a small
net worth; a small IRA account; a small
transactions account; and businesses that
need financing measured in thousands

rather than millions or billions of dollars.
17

A Community Development Bank
for the Schuyilkill-Southwest
Neighborhood

“Community development banks
are a natural focal point for
providing financial and business
education for their communities,
and they may have extra incentives
to do so as stakeholders in their
neighborhoods. Moreover, unlike
government agencies, community
development  banks have a
financial incentive for properly
allocating funds, provided that the
banks are also attracting uninsured
investments from other sources. In
addition, community development
banks mitigate the effects of
bigotry by providing an alternative
source of lending funds.” 18

Economists promote CDBs as the single
most effective tool for revitalization of
underserved areas. Partnerships can
be established between the proposed
CDB and neighborhood and community
development organizations such as South
of South Street Neighborhood Association
(SOSNA), Greater Saint  Matthew
Community Development Corporation,
Eastern Pennsylvania Organizing Project
(E.P.O.P.), and the M. Night Shyamalan
Foundation. Development Deposits from
socially conscious organizations and
individuals can augment the lending
power of the proposed bank by increasing
the corpus of the loan fund.

Community Development Economics
and Heritage Preservation

“Market failure: Markets fail to
provide for certain public goods;
this basic economic phenomenon
(market failure) leads to collective
action for the provision of “heritage
goods“—most often the collective
action is taken by a governmental
body. Economists recognize that
market failure is the rule, not the
exception, in the case of cultural
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heritage, and their search for
analytical tools and approaches
takes off from this insight.

The roles of non-market
institutions: Given that markets
fail to provide for cultural heritage,
economists search for other types
of transactions, analytical tools,
institutional mechanisms, and
decision-making processes to take
care of the provisioning of heritage
goods in society. These efforts
often focus on ways of simulating
or extending market principles into
areas where markets traditionally
fail...” ¥°

The Community Reinvestment Act of 1977
was passed in response to the failure of
traditional banks to market their services
to areas often within the “red line” drawn
from bigotry, class driven segregationist
policy, or an overly cautious board of
directors uninterested in the good of
the whole. The CDFIs that now flourish
nationwide counteract the discrepancies
of the past, and form a good model for
a proposed local CDB in the Schuylkill-
Southwest Neighborhood. The 3% loans
made available to residents of Savannah,
Georgia in the 1970s for rehabilitation of
historic structures, is without question
the impetus for that city’s rebirth and
the preservation of the nation’s second
largest National Register Historic District.

A profitable bank whose mission is
the improvement of the Schuylkill-
Southwest neighborhood will encourage
homeownership, engendering a
higher level of stewardship of the built
environment, and the opportunity
for residents to build financial equity
and stability for themselves and their
families.

Economic Incentives Available to the
Community

In addition to establishing a TIF district
and a community bank, the Schuylkill-
Southwest area can tap into community,
city, and state based economic incentives
and initiatives. Several programs are
available to assist homeowners in the
purchase, repair, and upkeep of their
homes.

Many programs provide loans to low
and moderate income homeowners to
provide for basic system repairs in the
home. The studio site has been selected
to be eligible for the Targeted Basic
System Repair Program, which helps
selected neighborhoods that are at risk
of deterioration. Other programs provide
first time homebuyers with pre-purchase
counseling and award grants towards
closing costs. The Philadelphia Home
Improvement Loan, additionally, provides
loans of up to $25,000 to qualified
homeowners.

Several other programs are available
to assist homeowners in the purchase,
repair, and upkeep of their homes. These
programs are available through both
the city of Philadelphia and the state of
Pennsylvania.

1. Basic Systems Repair Program
Free emergency repairs to electrical,
plumbing and/or heating systems of
an owner-occupied property.

2. Gift Property
Vacant city owned properties are
made available to applicants who can
complete requires repairs.
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3. Homestart
Vacant city owned houses, rehabilitated
and sold at below market prices for
qualified first time homebuyers.

4. Settlement Grant Program
Provides up to $800 to first time
homebuyers who complete pre-
purchase counseling.

5. Property Tax Relief

A proposal that is currently in
committee at the state legislature.
If passed it will offer homeowners
and average property tax reduction
of 30%. The average tax reduction
will be at least 15% in every school
district, and in communities with
high concentrations of limited and
low-income residents the minimum
average will be at least 30%.

6. Department of Community and
Economic Development Housing
Rehabilitation
Assistance to low and moderate-
income homeowners to repair their
homes in compliance with the new
statewide building code.

7. Weatherization Assistance
Program
Assistance to low-income households
to reduce their energy bills through
low cost repairs to homes designed to
reduce heating and cooling costs.

8. PA Housing Finance Agency

9. Purchasing/Improvement Loans
Created to improve the supply
of available housing for low and
moderate-income families, the elderly
and the disabled. Operates in three
areas, rental housing construction and
rehabilitation, homeownership, and
mortgage foreclosure assistance.

Affordable Housing Possibilities for
Schuylkill-Southwest

Gentrification involves a large influx of
private resources into a neighborhood.
Once a disinvested neighborhood such
as our 2003 Studio Site, Schuylkill-
Southwest, is “discovered,” it faces an
influx of people who can usually pay more
than the current residents. Once there is
enough new investment to make the area
more attractive, the housing market starts
to contract, and prices start to rise.

In the last decade Center City and
especially Southwest Center City has
seen an increase in both homeownership
and sales prices. Between 1995 and 2000,
the prices of houses in one Southwest
Center City zip code, 19146, increased by
120%.'° The City of Philadelphia approved
a 10-year tax abatement for conversion of
vacant commercial and industrial buildings
into residential space in 1997. Recently,
the City also approved another ten-year
tax-abatement for new construction
in 2000. Together with a high demand
for residential space, these incentives
are encouraging developers to invest in
previously disinvested neighborhoods in
the immediate vicinity of Center City such
as Schuylkill-Southwest.

In addition to the increase in sales
prices of the existing housing stock,
there are also several plans underway
for the creation of new housing in the
neighborhood. The Naval Home s
owned by the development company Toll
Brothers, which will restore the three
existing buildings on site, and build 20
new ones to accommodate between 550
and 800 housing units. In the industrial
area west of Grays Ferry Avenue, the
JFK Vocational School Building (formerly
the Marine Corps Warehouse) has been
bought from the city with the intent
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of conversion into high-end lofts. Both
development plans will attract middle- to
high-income residents into a traditionally
low- to middle-income area. According to
demographic trends, it is expected that
the majority of the new residents will
be single, married with no children, and
“empty nesters.” In communities such as
this one where the housing market is tight,
or where new investment is improving the
physical appearance of the neighborhood,
gentrification puts housing affordability
at risk. In the area south of South Street
approximately 67% of the residents are
renters, while approximately 33% live
in houses they own.?® Renters who are
renting on a month-to-month basis with
no lease are vulnerable to rapid price
increases. Those who have leases face
large increases at lease renewal, and may
also face harassment aimed at replacing
them with higher income tenants. As
prices rise, low-income homeowners
may feel pressure in the form of increase
property taxes, especially if they are
living on a fixed income.

Neighborhoods that face this cycle
without a stock of housing that has
some restrictions keeping it affordable
can experience large amounts of
displacement, a change in character, and
a general loss of community. Permanently
affordable housing can slow such dramatic
shifts in population, allowing long-time
residents to remain and take advantage
of gentrification, and helping to preserve
the social fabric of the neighborhood.

Another major developer in the
neighborhood is Greater St. Matthew
Community Development Corporation.
Partnered with the City of Philadelphia,
Eastern Pennsylvania Organizing Project
(E.P.O.P.), and the M. Night Shyamalan
Foundation, this neighborhood church
aims to revitalize the community by

purchasing approximately 60 condemned
buildings and vacant lots within its
immediate vicinity, and reselling a portion
of them at market rates. The Partnership
plans to restore the existing buildings,
and build new construction on the vacant
lots. The long-term goals of the housing
initiative are to sustain a mixed-income
community, and to improve the general
quality of life in the neighborhood.
Two thirds of the properties will be
subsidized and reserved for low-income
buyers. In addition, the Partnership will
provide financial counseling, and home
improvement loans to help low-income
individuals become homeowners, and
maintain their properties.

There are many other ways of creating
and sustaining affordable housing.
Some of these are regulating the private
housing market; creating nonprofit-
owned affordable housing; increasing
affordable homeownership opportunities;
encouraging resident-controlled limited-
equity ownership; and leveraging market-
rate development. What makes one option
more viable than another depends upon a
number of factors such as the availability
of vacant housing or land that could be
used more efficiently, the capacity of
the community to organize itself to deal
with public agencies, local government,
and private interests, and whether there
are community members who work in
construction, banking or real estate.

Regulation of the Private Housing
Market

Although a very effective tool, regulation
of the private housing market s
controversial and hard toinitiate. Business
interests claim that market regulatory
tactics such as rent control are a symbol
of oppressive government regulation and
have waged an often successful battle
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against it. Rent controls only remain in
New York City, New Jersey, Washington
D.C. and California.?!

Creation of Nonprofit-Owned
Affordable Housing

Non-profit owned affordable housing
often involves the combining of private
and public funds in order to subsidize
sales prices or rental rates for low-income
people. In non-profit-developed rental
housing, the non-profit owns the housing
and rents the units to tenants in certain
income ranges or with particular needs. In
non-profit developed ownership housing,
the housing is sold to homebuyers in
certain income ranges. Funding for
affordable rental housing is much more
available than for ownership housing.
It is also often more cost-effective to
provide affordable rental housing than
affordable homeownership programs.
Development of such programs requires
much expertise. HUD funds technical
assistance to start community-base non-
profit housing organizations (CHDOSs).
Other organizations that provide advice
and support are:

Local Initiative Support Corporation
The Enterprise Foundation
Corporation for Supportive Housing

National Congress for Community
Economic Development (NCCED)

Neighborhood Reinvestment
Corporation

Pennsylvania Low Income Housing
Coalition.

Increasing Affordable
Homeownership Opportunities

The Greater St. Matthew Community
Development Corporation incorporates
many of the tools to increase affordable

homeownership opportunities. There is
also self-help, or “sweat-equity” housing,
where would-be homebuyers help to
construct or renovate a building in order
to reduce the cost of buying a house.
Often a neighborhood organization or a
group of volunteers (such as Habitat for
Humanity) are also involved.

Encouraging Resident-Controlled
Limited-Equity Ownership

In limited-equity affordable housing,
residents own their units. However, the
ownership is limited in certain ways in
order to make the unit more affordable to
the initial buyer and future owners. There
are usually limits on the price at which
the housing can be resold or leased, and
sometimes to whom. These restrictions
may appear in the deed, lease, or some
other legal document. There are limited-
equity condominiums in which each
household owns its own unit, and a condo
association owns the rest of the building.
There are also limited-equity cooperatives,
and community land trusts. In the former,
each household owns a share of the
cooperative housing corporation that
owns the entire property.In the latter,
each household owns it own unit, but the
land is owned by a non-profit community-
based organization which is controlled by
residents of the housing and non-resident
members of the community.

Leveraging Market-Rate
Development

Community groups can take advantage
of development pressures to create
housing or to gain financial resources
for subsidizing affordability in other
developments. This can involve requiring
or providing incentives for market-rate
development to include a percentage
of below-market rate units in new

University of Pennsylvania e Historic Preservation Studio 2003 e Schuylkill-Southwest Neighborhood 60



Chapter IV: Conservation Plan

Economic Sustainability

developments. Alternatively, local land
use policies such as inclusionary zoning
can require fees from new development
or even land donations to enable others
to develop subsidized affordable housing.
Localities often need to offer some trade-
off to the developer, such as density
bonuses or other zoning incentives.
Tracking the units created and maintaining
their affordability over the long term are
the most difficult aspects of affordable
housing created through inclusionary
zoning. In the case of ownership housing,
deed restrictions and right of first refusal
can be used to ensure these goals. In the
case of rental housing, it requires more
active regulation and enforcement by
an outside group, such as government,
lenders, or community groups.

Finding a funding source to pay for
affordable housing or other community
development is crucial to anti-
gentrification work. If the community is
seeing lots of job-creating development
but not enough affordable housing, an
impact or J/inkage fee can be assessed
on new industrial, commercial, and office
development. Linkage fees are charged
to compensate the community for the
increased burden on the housing market
that new job development creates.
Linkage fees are used for affordable
housing, and are often directed into a
housing trust fund or something similar.

Because market-based strategies often
require the passage of citywide laws or
even regional agreements, they involve
extensive coalition work or electoral
action, which can be a good opportunity
to build involvement and organization in
the community.

All the tools discussed above require some
degree of technical, real estate, and legal
expertise. It is important for communities
facing gentrification to ally themselves

with organizations and individuals within
and without the community who are
willing to contribute their expertise in
these fields. Supportive elected officials
can help gather those resources. There
are also non-profits and individual
attorneys who can provide this help,
but such expertise is sometimes hard to
find. Ultimately, organization, patience,
and persistence are the most important
factors in battling gentrification-induced
displacement. It is often a group of
well-organized individuals with long
term goals, working with government
and philanthropic bodies that succeed
in creating, and sustaining affordable
housing.

Since it is already attracting market-
rate development, capturing benefit
from market-rate development is one
of the most viable tools for Schuylkill-
Southwest. Using the market can create
new affordable housing or local funding
without the need for a lot of community
development capacity. However, taking
advantage of existing market-rate
development can at best mitigate the
pressures of gentrification, since the
affordable housing it creates is typically
small relative to local needs. Therefore,
market-based strategies must be used in
conjunction with other affordable housing
strategies.

Economic Development

Within the 2003 Schuylkill Southwest
Studio site the potential for economic
revitalization is evident especially within
its business corridor along South Street
and clusters of businesses along Grays
Ferry, 22m Street and Christian Street.
It is important to educate the community
about the opportunities that are on hand.
Local initiatives in conjunction with the
potential designation of a TIF district,
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National Historic District, and perhaps
a Main Street program for South Street
can improve this neighborhood. Several
organizations and contacts are available
to residents to voice their concerns and
wishes for the neighborhood and help
them become a reality,. Community
organizations such as the South
Philadelphia Business Association, South
Street West Business Association, and
South of South Neighborhood Association
(SOSNA), are available and working
with city officials in order to improve the
conditions of the area our studio site lies
within. This is not an overnight process,
but with patience and group effort, the
changes that will occur in the near future,
such as the development of the Naval
Home and the J.F.K. Vocational Training
School, can be managed and residents will
be better prepared for these changes.

Historic preservation cannot act as the
only tool in revitalizing this neighborhood;
money needs to be invested into the
neighborhood in order to put function
back into the community. Residents of
the neighborhood who want to start a
business have the opportunity with almost
two dozen vacant buildings to choose
from. From surveys conducted by the
Philadelphia City Planning Commission,
residents of the neighborhood would love
to see more chain stores, restaurants,
corner stores to establish mixed-use
districts.

Methodology

Twenty-three buildings were selected
through a survey of the neighborhood
recording the location of vacant buildings
that had the appearance of the use of a
former store. Photographs were taken and
a GIS map was designed to illustrate the
relationship between the vacant buildings
and existing businesses. From this map,

zones where new businesses had the
greatest potential of success were chosen
based on the location of vacant buildings,
proximity to viable commercial properties
and pedestrian traffic, assessment of
the building condition and its context,
and the density of businesses as well
as major thoroughfares. Using data
collected from the “People on the Street”
(POTS) interviews and comments from
workshops held by the Philadelphia City
Planning Commission, recommendations
will be made for the business types that
could be brought into the community, and
suggest potential locations for these new
businesses.

Vacant storefronts were located at the
followmg addresses:
2050 South Street
2052 South Street
2038 South Street
2220 South Street
2001 Kater Street (NW corner of Kater
and 20t Streets)
2001 Fitzwater Street (NW corner of
20t and Fitzwater Streets).
724 S 20% Street
730 S 20% Street
732 S 20 Street
747 S 20 Street
2101 Catherine Street (NW corner of
21t and Catherine Streets)
2301 Christian Street (NW corner of
23 and Christian Streets).
2446 Christian Street (note: on GIS
map, address is 2454-2456 Christian
Street)
2250 St. Albans (SE corner of St.
Albans and 23" Street)
2149 Catherine Street (NE corner of
22" and Catherine Streets)
2146 Catherine Street (SE corner of
22" and Catherine Streets)
2201 Catherine Street (NW corner of
22" and Catherine Streets)
2247 Grays Ferry Avenue
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introducing light and corner stores into
residential areas, placement of a library
in the neighborhood, and the creation of
jobs for community residents.

Recommendations: The Main Street
Program

Main Street is a local initiative and
interest in the program usually comes
from business or property owners,
city government, bankers, civic clubs,
the chamber of commerce or historic
preservationists. Community leaders in
both public and private sector - discuss
goals, establish an organization - Main
Street programs are usually independent
non-profit organizations - raise money to
hire a Main Street manager, and create
committees and a board of directors to
carry out the work. Once established,
the program’s participants examine
the commercial district’'s needs and
opportunities and develop a long-term,
incremental strategy based on the Main
Street Four Point Approach to strengthen
its commercial activity and improve its
buildings.

Main Street is a symbol of community
economic health, local quality of life,
pride, and community history. A vital
Main Street retains and creates jobs,
which also means a stronger tax base.
Main Street is also a good incubator for
new small businesses. A healthy Main
Street core protects property values in
surrounding residential neighborhoods.
The traditional commercial district is an
ideal location for independent businesses,
which in turn keep profits in town,
supports local families with family-owned
businesses, and provides an extremely
stable economic foundation, as opposed
to a few large businesses and chains with
no ties to stay in the community. Main
Street also provides an important civic

forum, where members of the community
can congregate. Parades, special events
and celebrations held there reinforce
intangible sense of community.

The Main Street Program has been
incredibly successful, making it one of
the most powerful economic development
tools in the nation, by focusing on historic
preservation and retaining community
character., The economic statistics
provided by the National Main Street
Center of the National Trust for Historic
Preservation are a proof of the program’s
success. Out of 1,700 communities,
the total amount of public and private
reinvestments in physical improvements
to Main Street communities since 1980
is $17 billion with the rehabilitation
of 93,734 buildings. The net gain in
businesses is 57,470 with a net gain in
jobs of 231,682. The average program
length to date is about 7 years.

The National Main Street Center of the
National Trust for Historic Preservation
has been in operation since 1980 and has
worked with communities throughout the
United States to revitalize their historic
or traditional commercial areas. The Main
Street Program is designed to improve
all aspects of the downtown or central
business districts. Improving economic
management, strengthening public
participation, and making downtown
a fun place to visit are as critical to
Main Street’s future as recruiting new
businesses, rehabilitating buildings, and
expanding parking. It’s about creating a
sense of place and community.

The state of Pennsylvania has two
coordinating Main Street Programs
with the National Trust for Historic
Preservation: the Department of
Community and Economic Development
and Pennsylvania Downtown Center, both
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located in Harrisburg. The mission of the
Pennsylvania Department of Community
and Economic Development (DCED) is
to “foster opportunities for businesses
and communities to succeed and thrive
in a global economy, thereby enabling
Pennsylvanians to achieve a superior
quality of life.” The Main Street program
is part of the New Communities Program,
which also includes Enterprise Zones
and Anchor Buildings, where there are
planning, operational and development
grants available for these programs.

The Main Street Manager Component
is a five-year program designed to help
a community’s downtown economic
development effort through the
establishment of a local organization
dedicated to downtown revitalization
and the management of downtown
revitalization efforts by hiring a full-time
professional downtown coordinator. The
Downtown Reinvestment and Anchor
Building components use business district
strategies to support eligible commercial
related projects located within a central
or neighborhood business district. The
program has been merged into the New
Communities Program.

Pennsylvania Downtown Center (PDC)
is a state wide membership based
nonprofit organization whose mission is
to promote and support the vitality of
downtowns across the Commonwealth.
In addition to their membership services,
they have a contract with the DCED to
provide technical assistance and training
to communities currently in the state
funding cycle of the Main Street Program
(under the New Communities program).
DCED administers all funds for the
program. The Main Street Approach is
trademarked by the National Main Street
Center Nation Trust. PDC has a State
Coordinators package with the National

Main Street Center which is, in a sense,
a licensing fee to use the Main Street
Approach. That package is part of their
contract with DCED.

Four key components known as the Four
Point Approach guarantee the success of
the Main Street Program:

1. Design

This entails enhancing the physical
appearance of the business district.
An inviting atmosphere can be created
through window displays, parking
areas, signs, sidewalks, street lights,
and landscaping. Issues regarding
physical improvements, planning and
zoning, and parking and transportation,
ought to be considered.

2. Promotion

This means marketing the unique
characteristics to shoppers, investors,
new businesses, tourists and others.
Special events highlighting community
heritage, special holidays and social
events will bring attention to the
development of a Main Street.

3. Organization
This means getting everyone working
toward common goals. Forming
partnerships and recruiting volunteers
from all the stakeholders are keys to
success.

4. Economic Restructuring
This requires strengthening the
existing economic base of the business
district while diversifying it.

University of Pennsylvania e Historic Preservation Studio 2003 e Schuylkill-Southwest Neighborhood 67



Chapter 1IV: Conservation Plan

Economic Sustainability } W_J

Transportation Circulation and
Parking

Transportation is an important factor in
seeking to revitalize a neighborhood.
The ability to get to and from the
neighborhood is essential for businesses

and individuals who wish to live and
operate there. Although improvement
of commercial and retail services will

be an asset for residents, it is important
that outside individuals contribute to this
economic growth by having access to
the area. Businesses cannot solely rely
on the residents of the neighborhood to
survive. In the same manner, residents
of the neighborhood occasionally have to
go far to find things not available in the
businesses within the neighborhood.

Transportation plays a key role for people
who commute to work through public
transportationand for students who attend
schools outside of the neighborhood.
Currently, Septa (South Eastern
Pennsylvania Transit Authority) provides
service through the 40, 7, and 12 bus
lines. The available public transportation
seems sufficient for now but does not
accommodate the people affected by
the factors mentioned above. Despite
the neighborhood’s relative proximity to
Center City, few people transit to Center
City. For farther distances, access to
regional rail lines or to the subway are
beyond walking distance. As of now,
there are no trolley or subway lines. (See
Appendix C.1 for Septa Bus Routes
within the Neighborhood)

Documentation of traffic directions and
parking trends combined with the analysis
of vacant storefront properties provide the
basis for determining possible locations
for new parking, best locations for new
businesses, development of corners, and
new opportunities for the neighborhood

to improve. A study of circulation through
a neighborhood determines where there
will be traffic congestion, what stores are
visible, what areas would provide better
opportunities for new businesses to grow,
what areas need improvement, and what
areas are ignored. (See Appendix C.1
for Movement, Access & Parking)

Possible Establishment of a Parking
Management District

In a parking management district, each
property is levied a fee, based on the
assessed value of the property, which
is used to support the functions of the
district. The district is responsible for
parking-related maintenance, security,
taxes, enforcement, utilities, signage,
etc... Fee collection can be facilitated by
the local government, by being included
as a separate line item on property
tax bills. A parking district is typically
governed by an oversight committee
elected by the members of the district.
The oversight committee is responsible
for supervising the district and responding
to the concerns of its members.

What is Shared Parking?

Shared parking is a tool through which
adjacent property owners share their
parking lots and reduce the number of
parking spaces that each would provide
on their individual properties. Shared
parking has been used extensively in
traditional neighborhood commercial
nodes and downtown settings for decades.
In these locations, there are high-density
offices or apartment buildings, with shops
and restaurants lining the sidewalks.
People often park in one spot and then
walk from one destination to another. The
effect is that those various uses share the
same parking spaces. Shared parking is
being used more and more in conjunction
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with new development. If adjacent land
uses have different peak hours of parking
demand, then they can share the same
parking spaces.

Recommendations:

Shared parking works best in situations
where there are somewhat dissimilar
land uses, with different peak hours of
use — i.e., a hotel and an office, or a
home supply store and a movie theater.
A traditional mix of uses (in the form
of a "Main Street” environment) is not
necessary, but the combination must
be varied enough to generate different
peak times of demand. Parking districts
are particularly well-suited for locations
with multiple small property owners in
a compact, pedestrian-oriented setting.
Such an environment is conducive to
walking, and therefore, most customers
will prefer to park once and then circulate
on foot. The parking district allows many
businesses to share the same pool of
parking, a desirable outcome in locations
where parking is in short support. In a
compact environment, where parking
spaces are in short supply, on-street
parking is a critical resource. Those on-
street spaces should be managed by the
parking district as well. They should be
metered, as the turnover of on-street
spaces is particularly important for
business, and they should be redesigned
in conjunction with the redesign of the
off-street lots.

Shared parking spaces should be located
within a reasonable walking distance of
all the destinations they are intended to
serve. Generally, the preferred parking-
space-to-front-door distance that a
person is willing to walk for shopping or
work is 400 to 800 feet, and the maximum
is generally 1,200 feet. In addition,
walkways, crosswalks, decorative paving,

stop signs for cars, and landscaping are
needed to allow ease of walking through
the parking areas, such that the shared
parking area is well-integrated with each
of the sites that it serves.

The creation of a parking management
district opens up the opportunity of
comprehensively redesigning the parking
lots. Rather than having a series of
smaller-sized parking lots divided by
arbitrary lot lines with landscaped buffers,
lots can be consolidated and circulation
systematized, with more creative
and effective landscaping, pedestrian
circulation, and lighting.

Users are generally accustomed to
paying for parking in a neighborhood or
downtown environment. Because parking
is limited, paid parking will encourage
some people to walk, carpool, or use
transit, rather than driving. Also, paid
parking encourages dreater turnover
of parking spaces, which is critical for
businesses in an environment where
parking is in short supply.

Even though all spaces in a parking
district are shared, property owners often
maintain title over the portions of their
properties that lie within the common
parking field. If the membership in the
district exempts the owner from making
available a minimum number of spaces
on his or her property, the owner could
potentially remove the parking spaces on
the property to make way for an addition.
Such an action would remove spaces
from the district while creating additional
parking demand through the increase
in building space. When the parking
district is established, rules should be
set up to determine whether such an
action would be permissible and what
the property owner’s obligation would be
to the district. For example, the district
bylaws could stipulate that a property
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owner could undertake an expansion only
if he or she provides additional spaces
elsewhere. Similarly, rules would have
to be established in the case of a district
expansion or contraction.
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The importance of designations

As stated in the Statement of
Significance in Chapter Two, the
Schuylkill-Southwest neighborhood has
historical and architectural significance
in its built environment. It is significant
as an area where original land uses can
still be read in the current streetscape.
The dominant traditional land use is
residential. Its significance lies in the
regularity of layout and the homogeneity
of building types. The significance is in
the continuum of rowhouses, block by
block rather than in the characteristics
of individual properties. Hence, the key
point of the preservation of Schuylkill-
Southwest neighborhood is protection at
the district level.

Historic designation is crucial to ensure
that the physical character of the
neighborhood as a district be preserved
and protected. Only legal constraints
based on popular support can control the
many activities such as new constructions,
alterations, and demolitions, which
could affect the historic integrity of the
neighborhood adversely. In particular, to
protect and control an area composed
of many privately owned properties of
various use, official regulation is the only
way to ensure control the whole area.

Historic designation does not have a
negative economic influence

Sometimes historic designation, especially
district designation, is accused of causing
gentrification. Gentrification can be
defined as the process of replacement
of traditional local population with
newcomers with higher income.

There is also a differentiation between
historic district designations: one is local
historic district designation (in the context

of this studio study, it is Philadelphia
Historic District), the other is National
Historic District in context of National
Register of Historic Places (NRHP).

As to designation of national historic
district, gentrification does not happen in
principle because NRHP does not restrict
what a private landowner may do with his
or her property, such as tearing down or
any alterations. Therefore property values
are not frozen due to creation of national
historic districts.

As to local historic districts, in general,
property values within historic districts
rise at a rate greater than the local
market as a whole. But it does not mean
gentrification immediately occurs. Historic
district designations enhance property
values: The creation of a district often
stimulates significant private investment,
which also creates new jobs. Also, most
often, historic districts protect properties
from wild fluctuations in values in the
market. Homeowners can have confidence
in buying properties in a district because it
is assured that neighborhood surrounding
their houses will remain unchanged over
time. Historic districts act as stabilizers
and do not reduce property values.
Income distributions of residents in
Philadelphia Historic Districts are about
the same as with other areas of the
city. Racial diversity is much greater in
Philadelphia Historic Districts than in rest
of the city. When creation of a historic
district is planned clearly and carefully,
local historic districts will be able to have
the greatest positive impact on property
values. Therefore the community does not
need to presume that historic designation
is detrimental economically.?
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What designations are available?

There are national and local levels of
historic designations.

National level is:
National Register of Historic Places
(NRHP)

Local levels are:
Philadelphia Register of Historic Places
(PRHP)
Neighborhood Conservation District
(NCD)

The NCD ordinance is still a draft as of
2003 and is not available at this point.
Yet we will discuss NCD in this section
because the most important thing is that
the community is informed and aware of
this NCD designation that will be available
in the future.

Under NRHP and PRHP, both individual
properties and groups of properties
(district) can be designated. Benefits and
requirements differ between national and
local designation. Details are discussed
below. Though designation as individual
and district is administered under the
same ordinance, we will discuss the
designations separately because the
nomination process and possible effect

would differ between individual and
district designations.

Summary of Recommendations

Our primary recommendation is

nomination of the entire residential area
of Schuylkill-Southwest neighborhood
as a Philadelphia Historic District. These
designated areas can get the highest
possible protection from demolitions,
inappropriate  alterations or new
constructions. Besides, owners of
contributing properties in the designated

area will be entitled to receive State
Historic Preservation Tax Credit for
rehabilitation as well as other grants.

A second and possibly simultaneous
recommendation is nomination  of
the residential area of the Schuylkill-
Southwest neighborhood as a National
Historic District in the National Register of
Historic Places. Though this designation
does not give as strict protections as
local historic district does, there will be
a positive impact and additional benefits
such as eligibility for federal tax credits.

As mentioned above, the Neighborhood
Conservation District ordinance is not
officially adopted yet and may take a few
more years to become law. We recommend
the community follows the status of the
NCD ordinance. Once NCD ordinance
is adopted, then our recommendation
for the community is to nominate the
residential area of Schuylkill-Southwest
neighborhood (excluding the industrial
area) to NCD as an overlay designation
over local and/or National Historic District.
However in reality the situation might be
that the majority of neighbors do not wish
to pursue local historic district because of
its relatively strict restriction on land use,
construction, etc. In that case, NCD might
be a start to all historic designations.
NCD is a rather loose protection of an
area compared to local historic district,
yet it is still worth pursuing because it
gives a certain level of control and also
contributes to promotion of residents’
awareness of preservation of their own
neighborhood. The drawback, though,
is that there is no economic incentive
related to the NCD.

As to individual designation of properties,
other than specified below, there could
be more potential properties which are
eligible for local or national designation.
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Though the Preservation Studio did
extensive research of the study site, we
did not research property by property
in detail. Therefore there is a possible
that one day somebody would like to
pursue an individual building nomination
for its  historical, architectural or
cultural significance that we have not
recommended. It is recommended for
community members that once they find
potentially eligible property, they would
think of historic registration as a way to
ensure its protection.

Though historic designation is a powerful
and effective tool for preservation, we
would like to stress that the most essential
tool for preserving historic neighborhoods
is the proactivity, awareness and
commitment, and initiative of the
neighbors themselves. We recommend
historic designation issues be brought
to community meetings and start to be
discussed among neighbors. Without
participation of community members, no
historic designation will be successful.

Philadelphia Historic District (PHD)

Summary of Philadelphia
Preservation Ordinance

Designation means the listing by the
Philadelphia Historical Commission (PHC)
of a building, structure, site, object or
district on the Philadelphia Register of
Historic Places. Listed cultural resources all
have a recognizable place in the historical,
cultural, architectural, archeological and
educational values of the city, the state
or the nation. The Historical Commission
exercises jurisdiction over any work that
requires a building permit or that changes
the appearance of designated properties.

To be registered, a building, structure,
site, object, or district must meet at least

one of following criteria:
(a) has significant character, interest or
value as part of the development,
heritage or cultural characteristics
of the city, commonwealth or
nation or is associated with the life
of a person significant in the past;
or,
is associated with an event of
importance to the history of the
City, Commonwealth or Nation; or,
reflects the environment in an
era characterized by a distinctive
architectural style; or,
embodies distinguishing
characteristics of an architectural
style or engineering specimen; or,
(e) is the work of a designer,
architect, landscape architect or
designer, or engineer whose work
has significantly influenced the
historical, architectural, economic,
social, or cultural development of
the city, commonwealth or nation;
or,
(f) contains elements of design, detail,
materials or craftsmanship which
represent a significant innovation;
or,
is part of or related to a square,
park or other distinctive area which
should be preserved according to
an historic, cultural or architectural
motif; or,
owing to
singular

(b)

(c)

(d)

(9)

(h) its unique location or

physical characteristic,
represents an established and
familiar visual feature of the
neighborhood, community or city;
or,

(i) has vyielded, or may be likely to
yield, information important in pre-
history or history; or

(j) exemplifies the cultural, political,
economic, social or historical

heritage of the community.
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The Schuylkill-Southwest neighborhood
meets Criterion (a).

Permit and Design Guidelines

Once designated, owners must follow
design guidelines, which are provided
by PHC, and must apply for certificate
of compliance to alter building exterior,
demolish properties or construct new
buildings. Proposed work is evaluated by
PHC according to Secretary of Interior’s
Standards for rehabilitation. However, a
more comprehensive set of guidelines
has been prepared, for the use of the
community, by Penn Preservation Studio
2003.2 Following these guidelines should
facilitate the appropriate process for any
building permit.

Benefits

Protection against inaccurate or
unsympathetic alterations and
unnecessary demolition offers a means
to assure the preservation of the
character of a neighborhood. Historic
designation empowers a community
to retain its physical integrity. In
Philadelphia and other cities, this has
helped to enhance property values
and to foster community pride. In
addition, owners may request technical
assistance from the Commission staff.
Finally, for many, the ownership of a
recognized cultural resource brings
with it a satisfying sense of trusteeship
of the past for the future. Owners of
properties on the Philadelphia Register
may apply for a Philadelphia Historical
Commission plaque. Interested
persons should contact the staff to
request a plaque application.

Additionally, at the state level, the
Pennsylvania Historic Preservation
Tax Credit bill is expected to pass

the Pennsylvania Senate and become
effective in the near future. Once it
happens, property owners in Historic
District can be eligible for a tax credit.
Benefits include: a 20 % state income
tax credit to individuals who purchase
and restore older residential properties
in historic districts or neighborhoods,
and a waiver of the state sales tax
for owner-occupants on the cost of
materials and services used to restore
historic residences.

The studio first recommends a nomination
as a local historic district for the entire
residential area of the Schuylkill-
Southwest neighborhood with explored
and redefined boundaries (See Appendix
C.2). To do this, strong promotion by
neighbors themselves is very critical.

Options for partial designations

If nomination of the entire studio site as
a Historic District on the local level is not
possible for the community, then there
is an option of partial designation. The
following areas within the neighborhood
have a great potential to become
Philadelphia Historic Districts respectively
(See Appendix C.2 Proposed Historic
Registrations):

St. Albans Place (2300 block)
Madison Square (2200-2300 block)

These blocks are historic “garden blocks”,
which are not widely known by the public
yet.? Since all properties of these blocks
of Madison Square and St. Albans Place
are already designated individually as
Philadelphia Register of Historic Places,
the benefits the property owners can
get, such as legal protection and tax
incentives, after designation as a district
will remain the same as they have
currently. However, if the area is listed
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as Historic District, the protection of the
gardens would be promoted and there
could be some additional indirect benefits
or impacts, such as:

Promotion of historic value of the
entire blocks designated as historic
district;
Motivation of property owners/
residents to maintain blocks’ public
gardens.

Nomination and Designation Process

This study provided the basic building
blocks for the community to nominate
this area to the Philadelphia Register of
Historic Places. The decision to do so rests
within the community and must depend
on the public support of the neighbors
themselves.

1. Anyone may nominate a building,
structure, site, object or district to the
Philadelphia Register. Nomination form
is available from PHC.

2. The nomination includes basic
information, such as the location, type,
condition, ownership and use of the
property, photographs and two essays.
The first essay describes the physical
appearance of the property that
enables the reader to form a mental
image of the nominated resource. The
second demonstrates the significance
of the nominated resource and its
meeting one or more of the criteria
for listing on the Philadelphia Register.
A district nomination also contains
photographs, a descriptive inventory
of every property in the district, and a
map.

Basic information has been provided
in this report through the study
by Penn Preservation Studio. The
community can use this report to aid

the nomination process.

. The staff will review the nomination

for completeness and accuracy and
will work with the author to assure the
presentation of a strong, convincing
statement of significance. The staff
will also provide notice to owners as
required by the Historic Preservation
Ordinance.

. The Committee on Historic Designation,

a technical advisory committee of the
Commission, will hold a public meeting
to consider the nomination and to
determine if the property meets one
or more of the criteria set forth in the
Historic Preservation Ordinance.

. For historic districts, the Committee

on Historic Designation and the
staff work with local community and
historic preservation organizations,
undertake a preliminary assessment
of the proposed district’s significance,
and conduct a survey to define its
boundaries. The Committee will
then review the nomination at a
public meeting and agree upon a
recommendation to the Commission.

Preliminary assessment has already
been conducted by the Preservation
Studio. The community can consult
this report as a guide.

. At its next monthly meeting, the

Historical Commission will receive the
nomination and the recommendation
of the Committee and will hear
public testimony on it. It will then
vote whether to list the property
on the Philadelphia Register.
For historic districts, the Commission
will hold several public meetings,
including one in the evening in the
neighborhood, to receive testimony.
Interested persons may also present
written comments to the Commission.
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After this series of meetings,
the Commission will act on the
nomination.
For further information on Philadelphia
Historic District designation, contact
Philadelphia Historical Commission:
576 City Hall

Philadelphia, PA 19107
Telephone: 215.686.7660
Facsimile: 215.686.7674

National
(NRHD)

Register Historic District

The National Register of Historic Places
is the official Federal list of districts,
sites, buildings, structures, and objects
significant in American, state, or local
prehistory and history that have been
nominated by State Historic Preservation
Officers, and others, and have been
approved for listing by the National Park
Service.

Within the Schuylkill-Southwest
neighborhood, there is some overlap with
the Ramcat Schuylkill National Register
Historic District, which was registered in
1985 (See Appendix C.2). In summary,
significance of Ramcat Schuylkill District
is as below:

“The Schuylkill neighborhood is a distinct
river-oriented community,that combined
work and residence in close proximity in a
way that represents the lifestyle of working
class Philadelphia in the 19% century. This
neighborhood however gains additional
interest as an early center of Irish ethnic
segregation, dating to the first half of the
19%* century, and as a community which was
stabilized by location while its workplace
and work type constantly changed. Here,
what began as a port facility, became a
center for the building trades before the
Civil War, and by the turn of the century

was a center of manufacturing, before
turning into a transportation point for the
great department stores around World
War I.... Schuylkill, despite its proximity to
Rittenhouse has its own internal coherence
that makes it independent of rather than
the dependent on Rittenhouse, and an
important model of 19%* century lifestyle
surviving to the present.”

The Studio site has some similarities and
differences in significance with the Ramcat
district. For example, ethnic segregation
patterns are quite similar in both areas.
Perhaps in the 19th century the two areas
were one continuous Irish dominated
area. As for orientation of buildings, most
properties in the Studio site, except the
industrial area, are not river-oriented
and strong historical association between
residents within the studio site and river
were not identified clearly.

It is feasible that the unlisted part of
Schuylkill-Southwest neighborhood could
become another NRHD because of the
significance of the neighborhood stated
in Statement of Significance. Taking into
consideration the differences in historical
development and significance, our
recommendation is to create a separate
NRHD rather than extending Ramcat HD
and incorporate the studio site into it.

To be listed, the property or a group of
properties (district) must meet at least
one of following criteria:

Criteria of designation

The quality of significance in American
history, architecture, archeology,
engineering, and culture is present in
districts, sites, buildings, structures, and
objects that possess integrity of location,
design, setting, materials, workmanship,
feeling, and association, and:
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A. That are associated with events
that have made a significant
contribution to the broad patterns
of our history; or

B. That are associated with the lives of
persons significant in our past; or

C. That embody the distinctive
characteristics of a type, period,
or method of construction, or that
represent the work of a master, or
that possess high artistic values,
or that represent a significant
and distinguishable entity whose
components may lack individual
distinction; or

D. That have yielded or may be likely
to yield, information important in
prehistory or history.

The Schuylkill-Southwest neighborhood
meets Criterion C. The area embodies
urban residential development in 19th
century and significant as an entity rather
than individually. The area also meets
criterion A in that this development boom
was a result of Irish immigration and
African American emigration as well as
the Industrial Revolution.

To be eligible for listing, properties
must have historic integrity in a historic
context. Historic context is information
about historic trends and properties
grouped under an important theme in
the prehistory or history of a community,
state, or the nation during a particular
period of time. In Schuylkill-Southwest
neighborhood, the historic context may
be identified as:

Formation of urban residential area for
working-class people that took place
around 1850 in central Philadelphia and

housing for the new waves of massive
immigration.

Historic integrity refers to the authenticity
of a property’s historic identity, evidenced
by the survival of its physical fabric and
characteristics as they existed during the
property’s prehistoric or historic period.
Historic integrity is the composite of
seven qualities; location, design, setting,
materials, workmanship, feeling, and
association. All seven qualities do not
need to be present for eligibility as long
as the overall sense of past time and
place is evident.

The historic integrity of the Schuylkill-
Southwest neighborhood is largely
evident in the surviving original land use
as well as in the historic buildings still on
the same location. Changes done on most
properties are consistent with the historic
character of the district and do not detach
from it.

Generally properties must be fifty years
of age or more to be considered historic
places. Most of properties within the
Schuylkill-Southwest neighborhood
qualify for this requirement.

Benefits

National recognition and appreciation

of historic properties and their
importance,
Consideration in planning federal

and federally-assisted projects. This
means that all federal undertakings
are reviewed to eliminate or mitigate
negative impacts on properties listed
on the NRHP. This regulation is called
Section 106.

Property owners are eligible for the
Federal Rehabilitation Tax Credit: a
20% tax credit for income-producing
historic buildings listed on the NRHP
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either individually or as contributing
buildings within a historic district.
Rehabilitation work must be done
according to the Secretary of Interior’s
Standards. The amount of money
spent on rehabilitation must be greater
than the adjusted value of the building
and must be at least $5,000.
Contributing properties within the
designated district will be eligible for
Pennsylvania Historic Preservation Tax
Credit when passed.

How is a National Historic District
different?

Under National Historic District, alteration,
demolition and new construction of
registered properties are not controlled
in any way. Rights of property owners
are in no way limited. PHD controls
those activities on the other hand. There
are no Design Guidelines established
for National Registered Historic District
properties.

How to apply

While SHPOs (State Historic Preservation
Officers), FPOs (Federal Preservation
Officeers), and TPOs (Tribal Historic
Preservation Officers), nominate
properties for National Register listing,
private individuals and organizations (such
as neighbors or community association
in  Schuylkill-Southwest neighborhood)
can initiate the process and prepare the
necessary documentation for submission
to the Pennsylvania SHPO in Harrisburg
(committee office).

Obtain a Registration Form (NPS10-
900). Form is available on line or from
SHPO or NPS.

Though this conservation plan
prepared by Penn Preservation

Studio is useful and constitutes a
base for nomination work, however,
to complete a registration form
requires more extensive historical
and architectural researches. Persons
researching a historic  property
for the first time may wish to
consult National Register Bulletin:
Researching a Historic Property, which
provides helpful hints and sources
for documenting various historic
properties. Yet it would save more time
to retain the assistance of experienced
professionals such as preservation
consultants or preservation students
to complete required research. For
example, a registration form of the
Ramcat National Historic District
was prepared by a preservation
consultant in Philadelphia who is also
a Professor of the History Department
of the University of Pennsylvania. It
is recommended for the community
to secure a financial source to fund
a survey for the nomination process.
When the nomination process is
started, boundaries of this proposed
district will need to be explored and
defined by community members. The
studio site boundaries were set to
fulfil the academic requirements of
the program, and do not reflect the
real physical or perceived boundaries
of this neighborhood. The studio did
not explore areas beyond the set
boundaries. Therefore we have not
determined whether similar residential
areas extend beyond our limits — the
residential area which has as the same
consistent patterns as we found in the
studio site.*

Submit completed registration
form and inventory to Pennsylvania
Historical and Museum Commission in
Harrisburg (SHPO). SHPO will review
the registration form and hold a
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meeting.

For further info, consult National Register
Bulletin: How to complete National
Register Registration Form (available on
line) and contact Pennsylvania Museum
and Historical Commission (SHPO) and/or
National Park Service Northeast Regional
Office in Philadelphia.

Neighborhood Conservation District
(NCD)

Because of NCD’s looser controls
compared to local historic district, it might
be easier for the community to build a
consensus to pursue this NCD first, or the
NCD can overlay a larger area than the
PHD area, which protects historic core of
the neighborhood.

However, the consensus by a majority of
property owners must be achieved for
successful nomination to NCD. A strong
initiative by a community organization
will be necessary.

NCD Ordinance® has not become a part of
the official ordinance at this point (See
Appendix C.2 Draft Neighborhood
Conservation Ordinance). The
ordinance has been drafted by a
councilperson and studied by Philadelphia
City Planning Commission (PCPC) and
Philadelphia Historical Commission
(PHC). We have to bear in mind that the
ordinance is still a draft and at a very
early stage in the enactment. Therefore
the contents of the ordinance are subject
to change.

Once the ordinance is adopted, it could be
an effective tool to protect residential area
of Schuylkill-Southwest neighborhood
should the community not gain enough
support for a historic district designation.
This ordinance is especially provided to

protect traditional residential area such
as Schuylkill-Southwest neighborhood.
The draft ordinance (included as an
appendix) describes the neighborhood
to be protected under this ordinance as
follows:

“residential neighborhood (that) are
easily recognizable by their consistency
of characteristics such as height, set
backs and side yards as well as their
distinctive exterior facade design elements
including porches and steps, masonry,
stoops, cornices and trim, doors and
window and other architectural styles and
features which over the years created a
neighborhood environment and streetscape
that brought neighbors together.”

(Title 14-1200 Zoning and Planning (draft),
§14-1201(3))

The Schuylkill-Southwest neighborhood
meets requirements of NCD as described
in Statement of Significance that the most
prominent value of the neighborhood lies
in the consistency of urban residential
patterns. As stated in the introduction
and recommendation sections above,
the key issue for protection of Schuylkill-
Southwest neighborhood is control of
entire area by regulation. This is a tool
to protect aesthetics of the neighborhood
from intrusive development and ensure
quality of living.

Benefits

By applying for the NCD, neighbors can
gain benefits to:

Preserve and protect unique and
traditional residential neighborhoods
such as aesthetic fabric of building
exteriors;

Enhance  attractiveness  of
neighborhood as a place to

the
live,
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work and enjoy its cultural, social
and historical opportunities and
foster a feeling of pride in one's
neighborhood;

Promote the proper improvement
of buildings within an NCD and to
maximize the economic, social and

educational value of neighborhood
transformation;
Obtain technical advice from

Philadelphia City Planning Commission
and Philadelphia Historical Commission
when residents or owners plan on
alterations of historic building exterior
or new construction which matches
historic fabric of the neighborhood.

Requirements for residents/owners:
See Appendix C.2 Draft Ordinance.

To comply with design guidelines
provided by PCPC when residents/
owners do alterations, demolitions,
new constructions;

To obtain Certificate of Compliance
before residents/owners conduct
any alterations, demolitions or new
constructions.

How is Neighborhood Conservation
District different?

Different from PHD, NCD is mainly
designed to protect residential
neighborhoods which have traditional
architectural patterns as a whole but are
not old or significant enough to qualify
for Philadelphia Historic District. Also
different from PHD, demolition and new
construction in NCD is not prohibited or
strictly controlled. NCD is a rather loose
protection of integrity of an area.

How to apply for NCD

To be designhated as a NCD, at least
70% of the area must be of residential

use and zoned as residential, and no
more than 20% of the area shall consist
of vacant lots or vacant buildings. It is
recommended that residential area of
Schuylkill-Southwest  neighborhood,
which excludes industrial area and
Naval Home, should apply for NCD.
Boundaries of the District need to be
examined and defined as stated in
previous section.

Before applying to PCPC, approval
of application by a neighborhood
association located within the
proposed NCD, or the signatures of at
least 20% of all property owners and
at least 20% of all owners of owner-
occupied housing units located within
the proposed NCD is necessary.

Individual designations - National
Register of Historic Places and
Philadelphia Register of Historic
Places

If the entire neighborhood can be
designated as a Philadelphia Historic
District or National Historic District,
additionalindividual designation will not be
necessary. However if district designation
is not achieved, then our recommendation
is to nominate individual properties listed
below to PRHP or NRHP. That way, we can
at least ensure protection for the principal
landmarks in the neighborhood.

Following properties could be potentially
eligible for listing:
See Appendix C.2 Map and Matrix.

Chester A. Arthur Combined Secondary
and Primary School

Greater St. Matthew Church

PECO building®

John F. Kennedy Vocational Training
School
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Nomination process and benefits

In principle, nomination process and
benefits for individual designation as
NRHP and PRHP is the same as National
Historic District and Philadelphia Historic
District  respectively  described in
previous sections. However, for individual
designation, consensus by a majority of
the neighborhood is not necessary. Only
property owners’ consensus is required.
Therefore nomination process might take
less time than district nomination.

Currently there are two NRHP within the
Studio site:
See Appendix C.2 Map and Matrix.

Grays Road Recreation Center® (2501
Christian Street, Criteria A and C, built
in 1927, the Grays Road Recreation
Center is an important example of the
activities of the Richard Smith Family
Trust, which constituted Philadelphia’s
first and largest charitable institution
established solely to provide for the
recreational and educational needs of
children. The Grays Road Recreation
Center is the last surviving example of
four Smith Family Trust playgrounds.
In addition, the building is an unusual
example of the work of noted
Philadelphia architect John Torrey
Windrim)

William S. Peirce School (at 24t
and Christian Streets, Criterion C,
Architecture, built in 1928; The Peirce
School represents Philadelphia’s
response to the needs of a rapidly
growing and changing educational
system and the remarkable versatility
of the architect’'s basic plans to
satisfy the space requirements
of neighborhood schools through
expandability)

The following sites are currently listed as
PRHP individually:
See Appendix C.2 Map and Matrix.

2201-2219 Bainbridge Street

2020 Bainbridge Street

all individual properties on 2300 block
of St. Albans Place’

all individual properties on 2200 and
2300 blocks of Madison Square?
Church of Holy Apostles®

Matrix

The appended spreadsheet is a matrix to
provide the community with a guide to
the nomination process (See Appendix
C.2 Matrix). The studio class has
identified eight sites with various
designations and four properties that
have potential for nomination. For
each property it specifies location, date
of construction, area of significance,
current designation status, suggested
nomination, the criteria it meets for the
register, and notes to spur research and
make an argument for significance. The
currently designated sites have been
included as an example. The matrix is
offered to the community as a stepping
stone for further nominations. It is one
block in the application process to use in
conjunction with the other building blocks
of the Recommendations of Nominations
for Historic Registrations, the appendixed
Nomination Form of the Ramcat Schuylkill
National Historic District.
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LOOKING SOUTHWEST DONN GRAYS FERRY FROM SQUTH ST.

Figures 11-14: Photograph representing current layout of inter-
section at Greys Ferry Avenue and South Street along with three
designs for improvement for pedestrian use.

2. Christian Street-Grays Ferry Avenue

This intersection has two vacant triangular
lots that also have the potential to be
cultivated as community spaces. As a
pedestrian park or multifunctional space,
these lots could act as a gateway into the
neighborhood, similar to the previous
proposal.

This neighborhood has already taken the
initial steps toward reclaiming their vacant
lots from illegal activities and should

begin planning for the future. Vacant
lots are a reality of the urban landscape.
However, the necessary tools are available
from public and private organizations
to harness their potential. Although
such spaces provide an opportunity for
community enjoyment and interaction,
they may also spark public interest and
promote appreciation and preservation of
the built environment.

Guidelines for Additions & Alterations
of Existing Properties

These guidelines are intended to assist
homeowners and residents in maintaining
and enhancing the historic environment
of Schuylkill-Southwest site.  They
apply to all exterior improvements and
renovation of existing residential and
commercial buildings which belong to the
predominant historic building typologies
outlined in the second chapter.

There are a total of nine types of buildings
which inhabit the residential area of the
site. Most buildings are 19t vernacular,
two- or three-story brick rowhouses.

Althoughthispatterncontinuedthroughout
the development of the district, these
residences are distinguished by subtle
differences in architectural elements.
These building typologies were developed
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Chapter IV: Conservation Plan

overall design of the waterfront park is to
turn prime underutilized waterfront areas
into green space for public recreation.
The following Waterfront Park re-
development plan creates a vital green
space for public access and recreation
to revitalize the Schuylkill-Southwest

Figure 27: Photo montage of the present waterfront in the
Schuylkill-Southwest area.

waterfront area. Guidelines are stated
below to outline the recommended course
of action for implementing the waterfront
redevelopment plan. The overall design
of the waterfront park is to turn prime
underutilized waterfront areas into green
space for public recreation. Two concepts
were developed as possibilities for this
area.

Figures 28-29: Proposals for a waterfront access and a park;
plan above and section below.

Option one: the low intensity investment
option redevelops the underutilized
waterfront area along the Schuylkill River
as a public recreation park accessed
by pedestrian bridges over the railroad
tracks. The new park would have a new
bulkhead along the river with a network
of running/biking trails, benches and
picnic sites. The new park would connect
to the Fairmont Park waterfront.

Option two: the high investment option
would also redevelop the waterfront as
outlined above with a park, bike trails,
picnic and recreation areas. This option
additionally reclaims underutilized
waterfront urban and industrial space

into green space for the park and builds a
tunnel system over the railroad, creating
a raised terrace for recreation.

e LSl
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Design Guidelines

Figure 30: Rendering of potential park space at the waterfront with
fencing to obscure industrial buildings beyond.

Guidelines

Access Guidelines

Pedestrian access to the waterfront should
occur at least once every city block. Each
access point should be ADA compliant.

Safety Guidelines

Lighting should be placed such that all
pedestrian areas of the waterfront are
well lit. Emergency phones or public pay
phones should be placed along the park
at least one for every two blocks. Fencing
and vegetation should provide a barrier
between pedestrians and the rail tracks,
and between pedestrians and the river.

Landscaping Guidelines

The waterfront park should following the
design of the adjacent Fairmont Park
waterfront. Trees should be thinned in
areas to allow for recreation and water
views and maintained as a public park.
Walkways should be parallel to the river
and railroad tracks, with picnic areas
every block. Gardens or tree parks could
be planted throughout Waterfront Park to
further beautify the area.

Public Restroom Guidelines
Restrooms should be placed every
block and be housed in a building of

architectural style in keeping with other
historic structures in the Schuylkill
waterfront area.

Architecture Guidelines for Waterfront
Park

New construction within the Waterfront
Park should be presented to an
architectural review board for the district
and be in keeping with the historic
architecture of the area.

Furniture Guidelines

Benches, other seating, trash cans, tables,
or any other outdoor furniture installed in
the park should be of consistent style to
the adjacent Fairmont Park waterfront.

Signage Guidelines
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Signage should be consistent with
adjacent Fairmont Park waterfront
signage.
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Maintenance and Resource Manual

The Maintenance and Resource Manual,
included in its entirety as an Appendix,
builds upon the desire of residents to retain
the unique character of their community.
The goal is to highlight the value of the
cultural landscape as delineated in the
statement of significance and, in doing so,
encourage the preservation of the historic
built environment by the members of the
community. The manual provides the
residents with the tools necessary to
maintain the historic buildings in their
community and empower residents to
utilize the resources available to them.
The resource section of the manual was
deemed vital as well to communicate
the options for financial help in a
predominantly low-income area and basic
preservation information for community
members unfamiliar with the field.

The Manual
Community Heritage:

A brief history of the physical and social
evolution of the study area ranging
from early settlement patterns to recent
community efforts.

Maintenance Manual:

Basic descriptions of both historic and
modern materials found in the study
area including brick, stone, wood,
and vinyl and aluminum siding and
explanations of the ways in which
these materials deteriorate.

Descriptions  of  basic building
components including walls, roofs,
and windows, features typical of the
neighborhood’s historic structures, and
common deterioration mechanisms.

techniques
and

Mitigation and repair
for both building materials

components such as the formation
of rust on decorative ironwork and
techniques for its removal.

Resource Manual:

Information on how to choose a
contractor.

Economic resources to help
homeowners with the high cost of
maintenance and home improvement.
Descriptions of programs at the federal,
state, and local level are provided
along with contact information.

Descriptions and contact information
of community organizations, such
as the South of South Neighborhood
Association and the South Street West
Business Association, that support
local business, cultural, and housing
interests.

The preservation resources section
covers local, state, and national
preservation education and advocacy
organizations. This section also
includes a list of helpful websites and
conservation-related books.

Dissemination

This guide will be distributed to local
community groups in the form of compact
discs. From this, community leaders and
block captains can make either digital
or hard copies for the neighborhood to
use. A version of the guide will also be
available on-line as a link from the Historic
Preservation department’s website.

See Appendix C.4 for a complete
copy of the maintenance and
resource manual: ©* A Guide to
Preservation.”
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Endnotes

Economic

1 http://www.ci.chi.il.us/
PlanAndDevelop/Programs/TIF/
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2 http://www.pidc-pa.org.

3 Ibid.
4 Ibid.
5 Ibid.
6 Ibid.
7 For further information on the

Progress Plaza TIF District, please
contact Peter S. Longstreth, President,
Philadelphia Industrial Development
Corporation, 2600 Centre Square West,
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19102-2126, phone (215) 496-8181.

8 Council approves TIF District for
Progress Plaza Redevelopment in North
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9 http://www.pidc-pa.org/

10  New Funding Brings New
Possibilities to Plan for a New
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default.aspx?id240.

11 Ibid.
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Segal. CRA and fair lending regulations:
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Federal Reserve Bank of Chicago. P. 19.
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Company, New York: 1997. p. 131, 139.
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Economics Institute, December 1992,
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Banking, part 2. August 1994.

19 Mason, Randall. Economics and
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and Agendas for Research, in: Economics
and Heritage Conservation, A Meeting
Organized by the Getty Conservation
Institute, Conference organizers: Marta
de la Torre, Randy Mason, December
1998, Getty Center. Getty Conservation
Institute, Los Angeles: 1999. p. 9.

20 “The Success of Downtown Living:
Expanding Boundaries of Center City.”
Center City Developments: A Publication
of the Center City and Central
Philadelphia Development Corporation.
Philadelphia: April 2002.

21  Ibid.

22 http://www.policylink.org/
EquitableDevelopment/

Nominations

1 Rypkema. 1994. Also see Chapter
I: Introduction

2 See Chapter IV: Conservation Plan
- Design Guidelines
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Endnotes

3 See Chapter II: Significance -
Historical

4 For method to explore and define
boundaries, refer to Chapter I: Overall
Studio Methodology and Chapter II:
Significance - Physical

5 See Chapter II: Significance -
Historical

6 See Appendix C.2 Registration
Form of Gray’'s Road Recreation Center

7 See Chapter II: Significance -
Historical

8 See Chapter II: Significance -
Historical

9 See Chapter II: Significance -
Historical
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Chapter V: Conclusions

From the information that has been
presented in this conservation report,
a case has been made that this
neighborhood is worth preserving for its
working-class heritage and vernacular
design. Specifically, this area is important
for the way it emphasizes human scale
and fosters social interaction. It is
important for its industrial and working-
class heritage and the intact original
urban layout and the form and context
of its buildings. The Schuylkill-Southwest
neighborhood is also significant as a
record of speculative development in late
nineteenth century Philadelphia.

The recommendations for the preservation
of this neighborhood take an urbanistic
rather than curatorial stance. While we
recognize the need to protect original
historical fabric, it is also important to
preserve the social fabric of the area.

Historic preservation should be to the
benefit of all, regardless of economic
class. An empowered community can
help prevent this neighborhood from
becoming the next Rittenhouse Square or
Society Hill.

With the economic, design, maintenance,
and organization tools that have been
provided in addition to sources for further
information, the community can be
empowered to control their future and
mitigate negative changes to the social
and physical makeup of the area.

Historic preservation offers the best way
to retain the desirable aspects of this
area and to create an environment that
is sustainable, responds proactively to
change, and has the best interest of its
current and future residents in mind.
Hopefully we have given the community
a sense of the significance of the study
area and the tools with which to manage
its change.
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i L1 Address: 2602 Catherine Street

Owner/Developer: James Tapie

Date: 1873

Description: two-story brick house, flat pitch tin roof, hemlock joists, yellow pine flooring, plastered, gas pipes, reseal windows
with wood sills, panel shutters to first floor and Venetian shutters to second story, double sash

First story: three rooms, stairs to cellar and second floor, three inch mouldings

Second story: four rooms, back kitchen in two rooms
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Address: 2335-2341 Catharine Street

Owner/Developer: Thomas S. Smith

Date:

Description: two-story brick house, two-story brick and frame kitchen, single pitch tin roof, hemlock joists, sap flooring,
plastered, gas pipes, reseal windows with stone sills, outside panel shutters to first story, inside Venetian shutters to second
story, double sash

First story: two rooms, folding panel doors, bay window in front room, slate marble mantel, stucco comice and central ceiling,
ten foot high ceilings, stairs to cellar and second floor

Second story: two rooms, closet in each room, bay window in sitting room

Attic: two rooms, slate roof

Kitchen: first story with sink, drawers, kitchen range, eight foot high ceilings, second story with bathroom, bathtub lined with
zinc, hot and cold water

University of Pennsylvania e Historic Preservation Studio 2003 e Schuylkill-Southwest Neighborhood



Appendix

#3
) w W
B ) | wa |
jo | i 3 _ L
1= NN D

B
7 a
- A W )

B Address: 2236-2238 Catharine Street

Owner/Developer: Patrick McCabe
Date: 1887

Description: two-story brick house with two-story brick kitchen, single pitch gravel roof, marble washboard, hemlock joists,
yellow pine flooring, reseal windows with marble sills, panel shutters to first floor and Venetian shutters to second floor, double
sash, plastered, gas pipes

First story: two rooms, white marble mantel and brackets, stuck cornice and center in ceiling, ten foot high ceilings, large
walnut mewel post on stairs, walnut handrail, stairs to second floor and cellar

Second story: two rooms, wood mantel and brackets, eight foot high ceilings
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w2 la A Shra Lo nazn  Address: 2214-2231 Madiston Square
Owner/Developer: Charles M.S. Leslie
Date: 1871

Description: two-story brick house, tin cornice, plain dentils, sap pine floors, gas pipes, three rooms, panel shutters, cooking
range, sink, hot and cold water, stairs to second floor and cellar
Second story: three rooms, inside blinds-not boxed, lined copper bath, plain water closet,
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Address: 2224 Pemberton Street

Owner/Developer: John Loughery

Date: 1874

Description: two-story brick house, two-story back kitchen, plastered, two rooms each floor, wooden frames, marble sills to first
floor, wooden sills to second floor, single pitch gravel roof, wooden cornice, tin conductor in kitchen, gas oven
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Address: 2233 Fitzwater Street

Owner/Developer: George S. Pepper

Date: 1882

Description: three-story brick house with three-story brick back building, single pitch tin roof, marble watertable, ashlar steps,
hemlock joists, yellow pine flooring, reseal windows with marble sills and inside shutters, panel shutters to first story and
Venetian shutters above, double sash, plastered, gas pipes, portable heater in cellar

First story: two rooms, stained inside Venetian shutters, slate marble mantel, marble mantel in back room, stucco cornice and
center ceiling, ten foot high ceilings, walnut stair rail and mewel post

Second story: two rooms, bathroom between rooms, stained inside Venetian shutters, closets, bathtub lined with zinc, hot and
cold water, water closet, eight foot high ceilings

Third story: two rooms, closet between rooms, two pedimented dormer windows

Back building: kitchen on first floor, kitchen range, stairs to second story and cellar, eight foot high ceilings, shed out back with
tin roof, second story has stucco details, third story has closet, eight foot high ceilings, tin conductor
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Owner/Developer: Milton Weston

Date: 1878

Description: two-story brick house with mansard roof and two-story brick back building with mansard roof, hemlock joists,
yellow pine flooring, cased windows with outside panel shutters to first floor and Venetian shutters to second floor, plastered,
pas pipes, portable heater in cellar, green stone dressed and painted, marble steps and platform, cornice and tin roof

First story: inside Venetian shutters in bay segment, slate marble mantel, stucco cornice and center on ceiling, ten foot high
ceilings

Second story: inside Venetian shutters, four inch mouldings, stucco cornice in ceiling

Attic: wood cornice and dentils, tin gutters
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Address: 745 22™ Street
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Owner/Developer: Elizabeth Cowen

Date: 1877

Description: three-story brick house with two story brick and frame kitchen and frame bath house, single pitch tin roof,
hemlock joists, sap flooring, plastered, gas pipes, marble water table, ashlar steps, reseal windows with marble sills to first story,
wood heads and sills above, outside panel shutters to first floor and Venetian shutters above, double sash, two-room entry and
stairway, wood mantel shelf and brackets, side closet, stucco cornice and center in ceiling in back room

Kitchen: first story is brick, eight foot high ceilings, second story is frame and extends deeper than first, bath house, tin hanging
gutter and conductor

D

Address: 2104 Bainbridge Street
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SURVEY FORM
Date & time: Surveyor’s initials:
Block #: Group #:
BUILDING GROUPS
Address (number
range & street name):
# of individual units: # of stories: # of bays: Setback in feet:

Building use: Q Residential 0 Commercial U Public ~ Occupancy: U Vacant U Occupied
Stoop: U Yes W No Bay windows: 1 Yes W No

Roof form: Q Gable O Flat 0 Mansard U Hipped W Complex

Dominant building

material: O Brick O Brownstone O Schist O Serpentine 4 Wood O Concrete U Stucco

LANDSCAPE

Sidewalk material: Q Concrete O Brick O Slate  Dirt or gravel Width in feet:
Pavement material: O Asphalt O Concrete O Brick O Dirt or gravel # travel lanes:

Public trees: O Yes  No Street lighting: O Yes U No Parking: O On street U Off street
ALTERATIONS

Q Paint applied where there was none before O Stucco W Aluminum or vinyl siding

O Permastone O Asphalt wall material O Fills in building envelope 1 Awnings U Shutters

O Cornice modifications O Building additions Number of units that are altered:
Other:

NONCONFORMING STRUCTURES & LANDMARKS

Specific address/location | Brief description Significance
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Appendix A.3

Questions for Community Organizations/Schools:

hat

® N »n ok

9.

. When was the organization founded?

How or why was it founded?

How long have the people (members, volunteers, leaders, etc.) been involved with the
organization?

Is the organization affiliated with another group in the neighborhood/city?

What are the goals/objectives/responsibilities of the organization?

Does the organization hold regular meetings? If so, when? Are the meetings open to the public?
What changes would they like to see in the neighborhood?

For the people in the organization, do they live in the neighborhood? If not, where do they live? (If
yes, can ask questions from ‘people on the street’ list).

What is their interest in the neighborhood?

10. In what ways do they connect with the neighborhood/community — do they have events/activities?

11. What are their views on preservation?

Schools

1. When was the school founded?

2. Do the students live in the vicinity or are they bussed in from the suburbs?

3. How many students go to the school?

4. How long have the teachers/principal worked at the school?

5. Do any of the teachers/principal/staff live in the neighborhood? If yes, how many?

6. What is the current condition of the school?

7. Are the needs of the school being met? (Do they need money for repairs, is there a need for more
space? Do they need a parking lot? Playground? Student/teacher supplies?

8. What is the make-up of the student body? (ethnicity)

9. Is there an active PTO? (Parent Teacher Organization) If yes, what is their involvement with the

school? How active are they? What activities have they done?

10. Has the school ever been under the threat of closure?

11. Does the school have any after school programs?

12. Is the school involved with any of the community organizations?
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List of Question Topics:
Religious Organizational Leaders

Name?

Organization?

Position within Organization?

How long have you been affiliated with this organization?

How long have you been in this position?

Do you live on church property/rectory/or in the neighborhood?

How old is your Organization?

What is the cultural and ethnic make up of your Parishioners/Congregation/Members?

From what part of the neighborhood does most of your congregation live?

In what age group would you say the majority of your congregation falls between?

Are there many families or is it mostly single people?

What other types of services do you perform for the community?

Is your Organization affiliated with any other religious or non-religious organizations in the community?
How would you describe the immediate neighborhood around the church/mosque? Is it safe?

What do you consider to be the community boundaries around your church/mosque/meeting hall, if any?

Are there any local landmarks that you or your congregation considers to be important in the
neighborhood?

What are some of the activities that you know of that bring the entire neighborhood community together?
Have there been any changes in the neighborhood that you have noticed since living there?

What would you like to see change in the neighborhood?

What would you like to see remain preserved or cared for more?

Do you know of any people in your community who we could contact to assist us?
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Survey for Business owners in Neighborhood:

1. How long have you had your business in the neighborhood?

a) Do you live the in the neighborhood as well?

b) Ifnot, why did you choose to operate your business in this area?

c) Ifnot, have you thought about moving into the neighborhood?

d) Ifnot, do you spend time in the neighborhood after business hour?

2. What is the make-up of your clients?

a) Do most of them live in this neighborhood as well?

b) If not, why are they here in this neighborhood (work, eating-out etc.)?

3. Are you involved in any neighborhood activities?

a) What factors in the neighborhood affects your business the most (crime rate, infrastructure, public
transportation, architecture, etc.)? Both good and bad.

b) Have you been involved in any activities to promote the positive factors?

c) What changes have you noticed in the neighborhood? Both good and bad.

d) What improvements would you like to see happening in the neighborhood?

4. Do you own the shop/office space or rent?

a) Ifyou’re the owner, have you made any improvements to the building?

b) Do you own any other properties in the area?

c) What are the other uses of the building (residential etc.)?

d) How does the other residents feel about living in a mixed-use building?

e) Do you prefer to operate in a historic building or new construction? And if that will make any
differences to your business?

f) Do you think being in a historic neighborhood can improve your business?
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Survey for Corporate Enterprise stakeholders in the 2003 Studio Neighborhood:

How long have you been in this area?

Are you involved in any philanthropic activities?

How have you pursued any community or public relations?
Are you involved in any neighborhood activities (sponsorship)?
Would you consider anything a “local landmark” in this area?

How do you think the area could be improved?

N kWD -

Are there any problems in the area that you would like to address or that directly impact your

operating your business (crime, lack of transportation, etc...)?

0

Have you noticed any changes in the neighborhood since your establishment, both good and bad?.
9. Have you made any physical modifications/improvements to your facility or grounds?

10. Why have you made these improvements? (aesthetics, business function, etc...)

11. Do you own property that you plan to develop further in the future?

12. What do you consider is the boundary of the neighborhood?

13. What percentage of your employees live in the subject area?

14. For those resident/workers, are they mostly single, or do they have families?

15. Any other statistics on workers? (age, income level, etc...)
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This page is the list of questions asked of the small business owners and the two
following pages are the results from those questions - they correspond vertically.

Survey for Business owners in Neighborhood

How long have you had your business in the neighborhood?

Do you live the in the neighborhood as well?

If not, why did you choose to operate your business in this area?
If not, have you thought about moving into the neighborhood?

if not, do you spend time in the neighborhood after business hour?

What is the make-up of your clients?
Do most of them five in this neighborhood as well?

If not, why are they here in this neighborhood (work, eating-out etc.)?
Are you involved in any neighborhood activities?
What factors in the neighborhood affects your business the most .

(crime rate, infrastructure, public transportation, architecture, etc.)?
Have you been involved in any activities to promote the positive factors?
What changes have you noticed in the neighborhood? Both good and bad.
What improvements would you like to see happening in the neighborhood?
Do you own the shop/office space or rent?

If you're the owner, have you made any improvements to the building?

Do you own any other properties in the area?

What are the other uses of the building (residential etc.)?

How does the other residents feel about living in a mixed-use building?
Do you prefer to operate in a historic building or new construction?

Do you think being in a historic neighborhood can improve your business?
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Mike

Calahan’s Grille
70+ years

yes

Caucasian

Yes
Yes

rgslcg)od/ more
people buying
Pouses .
ess transient
population
clean up trash
Rent

No

residential
like it

historic

Yes

Perry
Perry’s
Phashions
6 years

E)%ation on South
St.

no

yes

AA women

yes
yes / SSWBA
Infrastructure
no

good/ More

rofessional
ov?ng %to fhe

neighborhood

rent

no
residential
like it
historic
yes

Juan

Reyers Grocery
7 years

no

no
no

Hispanic/AA

yes
no
crime
no

More police
presence

clean up trash
own

no

yes
residential

like it

doesn't matter
no

Dolores
A Flower Ring
8 years

E)%ation to South
St.
yes
yes

AA/Caucasian

yes/no

yes
crimefinfrastructure
no

more houses to be
fixed up

rent

no

residential

like it

historic

yes

Sam - Sanne’s Middle
Eastern Cuisine

4 years

no

no
no

middle-income, broad
range

yes
no

good, more businesses

development of naval
home

rent

no

store

new

doesn't matter
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Sheriff - V, Ransom Hair
Zone Barber Shop
7 years

no
location

no

no

AA, some Hispanics

and few whites. Ollder
age-group and long-term
customers. Mostly man.

half )

used to live here,
customers from previous
location

no

crime and transportation
no

increase in income level,
more businesses

none

rent

no

doesn'’t matter
doesn’t matter

Radovan
hardware store
10 years

no
no
yes

no specific group

yes

increase in income
level

none

own

yes

yes

residential

doesn’'t matter

no

Lee

Bicycle therapy
14 years

yes (out of studio
boundary)
proximity to home

broad range, young to
middle age

no

reputation of business
no

More businesses on
South St, better in
general

none

rent

no

commercial

doesn’t matter
doesn't matter

Jake
Rim’s cleaner
28 years

no

no, too expensivel!
no

Half high-low income,
Half-AA/Caucasian
Half high-low income,
Half-AA/Caucasian

used to live here, work
in the area
no

income level of residents

increase in income level
and property prices
own

yes

yes

store

new

doesn’t matter
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People on the Street Interview Responses
Questions

Name

Gender

Approx. Age

Race

Location of Interview

Lives in the Neighborhood

For How Long

Owns/Rents

Lives with Family

Where Children Attend School
Mode of Transportation to School
% of Time Spent in Neighborhood
Works in the Neighborhood

Where Shopping is Done

Attend Church

Recreation

Mode of Transportation

Absent Resources

Present Resources

Neighborhood Boundaries

Strong Sense of Community
Diversity

Different Groups Get Along
involved in Neighborhood Activities
Positive Changes in Neighborhood
Negative Changes in Neighborhood
Home Improvements

Worth Saving Historic Built Environment
Opinion of New Buildings

Opinion of Developers

Opinion of Naval Home

Opinion of Proximity to River
Opinion of Community Gardens
Opinion of Industrial Area

What Makes the Neighborhood Special
What is Worth Being Saved/Protected
Safety of Neighborhood

Best Thing About Neighborhood
Worst Thing About Neighborhood
Favorite Feature in Neighborhood
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A.3

Female

30s
African-American
22nd near St. Albans
Yes

Homeless
No

Pathmark
No

Bus

No

Alright

Nothing

Male

63

Caucasian
Stillman Street
Yes

63 years

Stays with sister
Yes (sister)

100%

Retired

South Street; Pathmark
Not in the neighborhood

Parks
Walk
Closer stores

“Naval home, St. Patrick’s, St. Charles, St. Gabriel's”
No

No

Neighbors fixing up their homes

“No catholic church, no stores, no school; generally getting worse”
“Yes, to keep maintained”

Likes living in Devil's Pocket

“Neighborhood needs new buildings, they keep promising to build on
all vacant lots.”

No opinion

“Likes it, but disgusted that it is not maintained. Went to some public
hearings to see proposed designs and was impressed.”

Devil's Pocket has a unique shape and is tucked away so if you
weren't looking for it you would never find it

Naval Home and churches

“As safe as you can feel in the city, anywhere for that matter”
My home

“No catholic church, no catholic school, no stores”

My home

Male

60s
African-American
2400 block Christian
Yes

7 years

Owns

Yes

Walk

100%

Retired

Pathmark

No

Grandkids go across street to playground
Car

Lights in alley

No boundaries
Yes
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None
None
“Yes, to make better’

Friend next door got him to buy house in neighborhood

Kids

Kids

Nothing

School across the street

Michael

Male

40s

Caucasian

2100 block Fitzwater
Yes

10 years

Owns

No

40%

Center City

Whole Foods

No

Community garden

Car or walk

Not enough green space

Block

Yes

Yes

“Yes, some owner/renter tension”

Community gardens and garden workshops in neighborhood

“Development done with no consideration of streetscape such as no
replication of marble bases on new buildings to match older ones,
development also done on top of community gardens”

Yes

Likes older rowhouses on block

“Development done with no consideration of streetscape, such as no
replication of marble bases on new buildings to match older ones,
development also done on top of community gardens.”
“Development done with no consideration of streetscape, such as no
replication of marble bases on new buildings to match older ones,
development also done on top of community gardens”

No access
Great for many reasons

Closeness of neighbors
Community gardens
“Yes, but be smart”
Neighborhood feeling
Crime

Community gardens

Female

60s

Caucasian

2100 block Kater
Yes

25 years

Owns

No

25%

Retired

South Square
No

Block

Bus or bike
Police

Block

Yes

Yes

Yes

Block parties and gatherings
None

Prices of houses going up
“Yes, what's necessary”

Wants Toll Bros. to get it over with
None

No access

Great

Caring people that help each other
Feeling of small streets

“Yes, if you keep your wits”

Close to shops & 176

Crime

Small and quiet street
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Female

20s

Caucasian

2000 block Webster
Yes

4 years

Rents

Yes (child)

50%

Center City

Pathmark

No

Not in the neighborhood
Bus

18th - 23rd and South - Christian
Yes

Yes

Yes

Block parties

None

None

No

Fine

Fine
Quiet and peaceful

Most of the time
Peace

Ronald

Male

40s
African-American
2000 block Catherine
Yes

3 years

Rents

40%
Rittenhouse Square
ShopRite

Walk

20th - 25th and Catherine - Bainbridge
Yes

Yes

Yes

Block parties

Lots of new young homeowners

No

Rrebuilding abandoned buildings is good.

“Beautiful, nice addition, brings people together”
Diversity

Sort of shooting the other night nearby
“Diversity, convenient to Center City”
“Young, rowdy 18-30 yr olds”
Community gardens

Male

35

African-American
2100 block St. Albans
Yes

35 years

Owns

Yes

25%
Temple University

No
Not in the neighborhood
Car or walk

Washington - Lombard

“Not a community, itis a neighborhood”

Yes

No

No

Development can be good but it is displacing low income long term
residents

Development can be good but it is displacing low income long term
residents
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Development can be good but it is displacing low income long term

residents Male
50s
African-American
2000 block Fitzwater
Yes

The people 38 years
Rents

Yes

Block parties but many things

“Shootings (shot 5 times), community torn down”

100%
Unemployed
Pathmark
Yes (St. Dunkar)

Female

31 Bus

African-American

2100 block Fitzwater

Yes Block

31 years

Rents

Yes (daughter)

50%

Center City

South Street

Yes (St. Matthews)

Not in the neighborhood

Bus or walk

First time homeowners help center; better supermarket

19th - 23rd and South - Catherine
Yes
Yes
Yes
No

Owners ignore renters a bit

Henry
Male
70s
“0k, feels excluded” African-American
2200 block Fitzwater
Elderly still watching out for the young Yes
45 years
Yes Owns
“Diverse, clean, people still there”
Crime
Philly skyline from her apt.
50%
Retired
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Acme on 11th & Pathmark
Yes (St. Matthews)

Schuylkill Park
Car or walk

25th - 20th and Bainbridge - Catherine

Yes
Yes
Yes

People who used to live there are coming back

“Active long ago, but not now”

Likes it but floods

“Likes them, but they need more space and too often they are
bought up by developrs”

The people

Yes

Young getting ahead again

Drugs

St. Matthews (1st choice was torn down: Plymouth Dodge)

Dorothy

Female

86
African-American
2316 Fitzwater
Yes

66 years

Owns

75%
Shiloh Baptist

Pathmark and market at 18th & Christian
Yes (Shiloh Baptist)

“Walk, bus, or car’
Restaurants; closer market; green space

Washington - South and Schuylkill - Broad

Yes

Yes

Some

Block parties

People who used to live there are coming back
“Yes, painting is necessary”

Can demolish and have new construction if building is boarded up or
bad condition.

It's about time they do something decent with the property.
No opinion
“Likes them, would like to see a larger park for the kids”

“Yes, now since the police cleaned up the drug dealers around the
corner”

Lily

Female

101
African-American
2107 Fitzwater
Yes

91 years

Owns

Yes

100%
Retired

Family drives her around as needed

Yes

Yes

Yes

Block parties

None

None

“Yes, what's necessary”

“Wish they would do something with it, visited when she was a
child.”

Not familiar with the area

Would like one on her block

Not familiar with the area

The history and people
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Yes

“Conveinent to Center City, good neighbors”

Female

16

African-American
2100 block Fitzwater
Yes

2.5 years

Rents

Most of the day

Yes

Pathmark; South Square
No

Taney Field; walks; bikes
Bus

Shopping

4 blocks north of Fitzwater
No
Yes
Yes
No

New people start fights

Some of it
Some

Keep it

Likes

Do more to encourage
Doesn't look safe
Block captain

All of Fitzwater

Stays inside

Street litter
Taney Field Park statue and fountain

Male

40s
African-American
2200 block Fitzwater
Yes

12 years

Rents

Yes

No

Bus

Not much
Unemployed

South Square; Pathmark
Not any more

Watch kids; play music
Walk or bike

Washington - Lombard and Broad - Gray’s Ferry
“Knows neighbors, keeps distance”

Yes

Yes

People are transient and moving in and out

“Yes, encourages signage”

Prefers the old buildings

Ok

Take the time to see it

“Used to swim there, should be made safe for kids”

Me and my kids
No such thing as safe

Drugs in neighborhood
Proximity to Center City

Buddy

Male

50s
African-American
2200 block Fitzwater
Yes

31 years

Rents

No

50%

Broad & Carpenter

South Square; Pathmark

Yes (St. Matthews)

Wants a playground for kids

Walk or bus

Togetherness of community; playgrounds; mailboxes
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Bainbridge - Washington and Gray's Ferry - Broad

“Little bit of everybody around, sometimes causes tension”
Yes

Too separated

“Used to have things for kids on street, not anymore”

New development breathing life into area

Used to be more family oriented

“Yes, keep Naval Home”

Great

Great

“Housing okay, but should also be open to public for shopping, etc.”
Should have a park or playground

“Beautiful, better than trash”

Proud of industrial area because they take care of their sector well
Proximity to center city

More should be torn down and rebuilt to encourage change

Yes

Proximity to Center City

Drugs

St. Matthew’s Church

Yelanda

Female

50s
African-American
2200 block South
Yes

25 years

Owns

No

After work and weekends
Center City

Pathmark

No

“SEPTA, on weekdays, walk or car on weekends”

South - Washington and 20th - 22nd

Yes for long-term residents

Yes

“Yes, but not much interaction”

No

“Chages in economics, businesses changing hands”

More repair/improvement projects that are often left unfinshed

“Yes, thinks restoration/repair should always be considered above
demolition”
Ok unless they disrupt streetscape

Doesn’t bother her but knows some people who were concern with
safety issues

Doesn't bother her
The long-term residents

“Generally yes, but will be concern about walking home alone at
night’

Mac

Male

50s

Jewish

2300 Gray's Ferry
Yes

38 years

Owns

No

Most of the day

All over the city (plumber)

Thrifyway on South St; Baber shop on Lombard; Bicycle therapy on
South; Rim's cleaner on South

Yes {Synogue on 18th and Lombard)

Biking to river from or all around neighborhood

Car or bike

Lombard - Christian and 18th - Schuylkill river

Yes

Yes

Residents are accpeting and tolerating between different groups
“Yes. Some resident self-initiated project e.g. clean the street
campaign, repairing public fountain etc.”

People become nicer and accepting as residents learn to get along

“Yes, general repair and maintenance, restoration of historic
buildings, etc.”

“Yes, regulations for certain unique buildings should be enforced”
Ok if the historic building can't be saved

Likes it

Diversity

Yes
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Diversity and just generally nice

Male

60s

African-American

2200 block South

Yes

Whole life

Owns

Yes

No

Bus

Most of the day

2200 block South

Reading Terminal; Superfresh
Yes (2100 block on Lombard)

SEPTA
Affordable local shopping; entertainment venue for African
Americans

All of South Philly/South Center City
Yes

Yes

“Yes, but not much interaction”

No

“Closing down of theater on 2200 block of South, presence of
homosexsuals, increase of income level”

“Yes, when necessary”

Yes

Ok

“Not ok, developers are only concerned about making profit and
don’t care about the community”

“Thinks any new development that will take place should not be
seggregated from the community, does not like the fence/gate.”

Doesn't bother him
History

Yes

Just nice in general
No problems
Nothing

Jackie

Female

60s

African-American
2200 block Pemberton

Yes

40 years

Rents

Yes

Granddaughter goes to school at 24th & Christian
Walk

All day

Unemployed

Italian Market

No (granddaughter goes to St. Matthews)

Taxi
Block captian

Not anymore
Yes

Peaple get along
No

“Displacement of long-timers due to rental increase, block dirtier,
loss of community spirit’

“Yes, thinks it is important for younger generation to learn about
history of neighborhood”

Prefers historic buildings

Does not approve

“Important landmark, and should be preserved.”

Likes it and would like to have more
Think it makes the area messy

The people

Naval Home

Yes

The people

“Cleanliness of block, no block captain”
Home

Female

30s

Caucasian

Gray’s Ferry and Fitzwater

“Just outside, 26th and Lombard”
Several months

Rents

No

Center City
Center City

Takes lots of walks around the neighborhood
“Walk, bus, taxi. Thinks public transportation is very inconvenient”
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Shopping; restaurants

Senses that people have been in the neighborhood for a long time.
Many people on her block know each other
Her block is mostly white.

Lots of gentrification going on. Sees a lot of houses on her block that
are being fixed up.

Thinks the garages in new homes take up too much space.

Is afraid that development will drive up prices and she will have to
move.

“Did not know what it was but had always wondered. Thinks it would
be nice if it could be turned into green space for the community.
Otherwise, affordable housing”

Has been watching some of the development. Thinks it will make the
area safer and more pleasant but will drive up the rents.

Area is walkable
“Feels a bit on the

“n mn

outskirts

Female

70s
African-American
2200 block Fitzwater
Yes

47 years

Owns

Yes

Block

Yes. Grew up with the block captain. Only one block party in many
years. Most people on block have lived there a long time.

“Yes. Neighborhood was mostly white, then mostly African-American,
now chaning again. *

Most people know each other and are friendly. Some people who

have moved in recently keep to themselves

‘Is the “"eyes™ of the neighborhood. Watches over people, makes
sure they keep the street clean. *

Couple of houses have been fixed up in the past couple of years.

All cleaning of block is done by the people who lives there. When
Rizzo was mayor he city would sweep the block at least twice a
week.

Female

70s

African-American

2200 block Madison Square

Yes

40 years

Owns

Yes (husband and one grandchild)
They used to

All day

Unemployed

Pathmark; South Street

No (grandchildren go to Sunday school at 21st and Christian)

Is not very mobile
Has everything she needs

Block

No longer have a block captain. People take care of the green
space in front of their house. Some people have cookouts. Knows
everyone on the block.

Mostly African-American. One Mexican family on the block.

Some houses have been fixed up recently.

“Drugs came into neighborhood 3-4 years ago. People hanging
around, robbing. Lots of empty houses, high turn over rate from
renting to college kids."
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None

“Safe place to bring up children, no cars.”

“Yes, people know her and leave her alone”
Block is quite.
Drugs and crime

Female

60s

Caucasian

26th bt. South and Bainbridge

Yes

60+ years

Owns

Yes (husband)

Daughter went to St. Anthony's which has since closed down.
Septa

At least 80%

Retired

King of Prussia (clothes and household items); Pathmark; Redding
Terminal (produce)

Attended St. Anthony’s until it closed. 4 generations of her family
were married there. Now goes to St. Patrick’s at 20th and Locust
“Kids went to Schuylkill Park, Taney Field, swimming pool on South *
Car or walk

Good corner store ( Nearby WaWa closed)

“Schuylkill Neighborhood™ South - Bainbridge and Gray's Ferry

- Schuylkill Ave. “

Very strong. People will take in your packages etc. You can count on
anyone in the neighborhood in case of emergancy.

“Mostly white but a couple of African-American families on the

block. Religiously diverse - Jews, Catholics, Muslims. Not too many
children but students, middle-age and old timers. *

Yes

Attends some SOSNA meetings. Has attended meetings about
Naval Home.

“3-4 couple moved in recently, very nice and likes that they are home
owners. Likes renters too but the landlords do not take care of the
property. Noticed a tremendous amount of change in 60 years but
all for the better. Trees were only planted 30 years ago. Used to be
a lot of children but prices went up 15 years ago and people moved
to suburbs. *

Used to be a community center calied University Settlement House
that was toen down

“Yes, old houses need constant maintainance”

“Yes, loves Philly row houses and wants them to stay”

Doesn’t mind new development because it adds to property value of
her home

Doesn’'t mind new development because it adds to property value of
her home

“Has been waiting long time for something to be done. Several
years ago a proposal for the exit of the development to run through
her block. Went to Christmas parties there in 1940s. Sentimental
attachment - had her wedding photos taken there. Wants to

keep historic building. Development should be respectful of the
surrounding neighborhood. Doesn't care about “’being entitled to
green space™ - Naval Home has never been accessible.

Doesn't think about the river at all. Dirty. Suposses that if it were
cleaned up people would go there.

There are none in her neighborhood. One at Schuyikill Park but fong
waiting list.

Doesn't care. It has always been there.

The sense of community among the neighbors.

Naval Home

Absolutely

Proximity to Center City

Parkig situation

Male

50s

Caucasian

2200 block Norfolk
Yes

2 years

Owns

No

About 30%

AtU. Penn

Grocery store on South Street; SuperFresh and Home Depot near
Delaware.

“He is an Episcopal Priest at St, Mark's on 16th and Locust’
Walks dogs in alleys

Car

“Gray's Ferry, 22nd Street, and South Street. Does not often go
outsided of those boundaries. “

Definitely no. Problems with neighbors about trash. Used to be a
block captain but she quit b/c wasn't getting any cooperation.

No. Mostly African-American.

No

No

“Community is changing. Has seen new young couples moving in.
Houses going for 3 times what he paid. Bought the house as an
short term investment, plans on moving out soon.”

“Yes, but has tried to keep it architecturally acurate”
“Yes, wants the community to stay the same architecturally. Likes
historic houses, would like to see more restored.”
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Would rather old buildings be fixed up.

The sooner development starts the better. Will increase the value of
the neighborhood.

Doesn't ever think about the river. Has no time and it is not safe.
Wouldn't even know how to access it. Development would be great.
Doesn't go to them

Original row houses and Madison Sq. and St. Albans.
Yes

Proximity to U. Penn

Drug infestation. Cops are not around often enough.

Males

30s

Caucasian

2200 block Madison Square

Yes

Just bought last spring. Have not moved in yet.
Owns

Restaurants; coffee shops; grocery etc.

“Realtors listed the property as “’Graduate Hospital™ Wouldn't
go further west than 22nd except to Penn. Wouldn't go south of
Christian Street.”

People have been nice and all seem to know each other.

“Yes, having a copy of original door made. Trying to salvage all
architectural features (molding, floors, etc.)’

Wants to see the Naval Home developed but will drive up prices and
force people out of their homes

Historic architecture

Anticipating that stores will open up soon.

Drugs. Used and sold at house next door b/c it is currently empty.
Does not think that people respect the original architecture of their
homes as much as they should.

Male

30s

African-American
Fitzwater and Gray's Ferry
Yes

15 years

Rents

Yes (brother)

All day. Stands around and talks to people.

Unemployed

Pathmark; McDonald’s; Blockbuster

Yes (St. Matthews)

Sweat’ on Walnut Street

Bus or walk

Pharmacy; more stores on South Street; more fast food; places to sit
and hang out; stores at ground level of garage to create activity so
people aren't scared to go there.

Washington - South and Schuylkill - Broad Street

Not yet. Lot of new people who don't know each other yet. Pastor at
St. Matthews has been working to improve the neighbohood.

“Yes, Mexican, Chinese, White, Black. *

People mostly get along but there are a few people who cause
problems

Very involved in the church.

“Rev. at St. Matthew's Church is doing a lot of work to make Gray's
Ferry part of the city again, people starting to catch on.

Used to be an active neighborhood. Now people are scared to come.

“Yes, new neighbors next door just bought the house and are
completely restoring it. Removed aluminum that covered cornice etc.

Does not want historic buildings messed with. Very important
historically. Condos are okay as long as they preserve the old
buildings.

Very important. Every June Odumday hosts an African celebration
where people go to river and throw fruit in for the spirits.

Likes the mural paintings and likes that people take care of the
gardens.

ﬂThe lmLoVeml"
Does not want to see old houses torn down. It is tearing down
history. Important that children know the history of Philly
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“Yes, used to be a gangster so he is known and left alone”
Loves that people are starting to get to know each other and feel
safer in the neighborhood.

Drugs and not enough police presence.

St. Matthew’s church

Male

50s
African-American
2200 block Christian
Yes

2 years

Rents

Ued to be a lot diretier. Goes out every morning and picks up trash in
front of house. Other people started doing the same. Block captain
worked with city to get garbage cans on the corners.

Female
40s
African-American

2000 block Catherine
No

Works at Aurther Elementary School as crossing guard - 11 years

Scool kids go to recreation center at 17th and Fitzwater

West and south of school familes have been in neighborhood for a
long time. Well established neighborhood and people don't want to
see it torn down. Corridor that runs east-west along Christian and
Carpenter does not have strong sense of community but areas north
and south of that do

Largely African-American but sub-sections of different groups. 20th
and Webster area increasingly Latino. Some Cambodians.

No. Enjoys the diversity

Big improvements in past couple of years. Not as many people
just hanging around. More police. Physical improvements - newly
renovated buildings near school. Vancat lots have been cleaned up
and turned into community gardens.

Lot near school used to be filled with trash and rubble. Now flowers
etc. No longer an eyesore.

Area is safer than it used to be.

Ann Hoskins-Brown
Female
40s

2500 block Christian
Yes

15 years

Owns

No

Greenfield
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A.3

Driven

SOSNA
South Square

Car
Bank; parks; river access; stores; good schools

South - Washington and Broad - Schuylkill River
Yes
Yes
Yes

“Less violent crime, more diversity, new development”

“New residents seem less active in community, more transient’
“Yes, complete renovation, 15 year project’

Yes

“Does not mind new development, but does not like garage fronts on
newer development’

Approves when done well

Working as community liason with Toll Brothers

Working with new owners of JKF building to negotiate river access

Tradition of acitivism and community togtherness; diversity;
welcomeness to artist community

Naval Home

Yes

Diversity and affordability

Lack of ammenities

“Landmarks: Naval Home, Shiloh Baptist Church, Marian Anderson’s
home, South St., Tindley Temple, Apostolic Sq., Rec. Center,
Christian St. YMCA, Belmont Y, St Charles, Brandywine Workshop,
The Clef Club”

Walker Gilmore
Male

2300 block St. Albans
Yes

2yrs

Owns

Not much

Center City

“Mostly in the neighborhood; goes elsewhere for housewares,
building supplies, etc”

No

Gym near work in Center City

Walk

South - Washington and Broad - Schuylkill River

Yes

Yes

“People get along mostly, seems to be some tension with new
arrivals - seem to have more money and are at a different point in
their lives”

“Yes, mostly neighborhood meetings

“More white people seem to be in the area, especiall young white
women:; also a lot of investment, a dumpster on every block”

“Yes, gutted and renovated the entire place as squatters had been
there previously”

“Yes, traditional land uses and density/walkability is the reason
purchased house in this neighborhood. Likes old houses and older
styles of living.”

“Mostly likes new investment, although does not fike when public
parking spaces are privatized by front loaded garages on new
houses.”

Great as long as they do a good job and don’t take too many parking
spaces off the street and interrupt the sidewalk a bunch.

Would like to see it developed in a nice manner.

Likes it but would be happier with better riverfront access.

“Likes them, mostly. Would like more public open spaces and these
are interim uses until the parcels are developed.”

“I like the diversity in the community, aithough that is often a
transitory experience, | like the mix of older and younger folks; |
like the housing stock, the steet wall, and the close proximity to
downtown and to walkable shopping.”

Yes

Proximity to Center City

Lack of good neighborhood restaurants and retail.

“Density, proximity to Center City”
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SOSNA Questionaire Analysis

SOSNA has been working over the past year in coordination with the City Planning Commission to develop a
Neighborhood Plan for the area south of South and west of Broad. In order to gain community feedback about
future development plans for the area, SOSNA has collected questionnaires at each of its community meetings and
posted the questionnaire on their website as an online survey. The survey addresses issues such as transportation,
open spaces, community heritage, and land use. So far they have collected approximately 100 forms, 20 of which
were pertinent to our studio area. It is acknowledged that the results from these surveys will be skewed towards
the views of those residents that are actively involved and interested in community organization, and, therefore,
may not represent the views of the less vocal neighborhood contingents. However, the results of this survey were
used in conjunction with our own resident survey in order to both broaden our sample group and to compare the
effectiveness of each methodology.

The following report will briefly summarize the range of responses gathered for each question:

1. What do you consider to be the NAME of your neighborhood?

The answers were quite varied, ranging from Rittenhouse Square, Fitler Sq., Southwest Center City, Southside,
Devil’s Pocket, Graduate Hospital, South Philly, and South of South. South of South and Graduate Hospital were
only slightly more common.

2. What do you consider the boundaries of your neighborhood?
The boundaries were mostly commonly referred to as South to Washington and Broad to the river. The southern
border varied most often with Catherine St. and Christian St. as alternatives.

3. What is the closest intersection to where you live?
All resident responses used for this study entered locations within our studio boundaries.

4. How long have you lived in your neighborhood?
The majority of respondents have lived in the neighborhood for less than five years. Only six have lived in the area
for more than five years.

5. How would you rate the quality of life in your neighborhood today (circle one)?
0% Excellent; 40% Good; 45% Fair; 10% Poor; 5% No response.

6. Name three things you like most about your neighborhood.

Proximity to Center City 80%; Neighbors / Friendliness 40%; Affordability 30%; Diversity 25%; Redevelopment
/ Property value appreciation 25%; Housing stock / Architecture 15%; Miscellaneous — sense of neighborhood,
quietness, walkability, stores, bus lines, history, gardens, and street parking

7. Name three things you like least about your neighborhood.
Trash 60%; Drugs / Crime 50%; Abandoned houses / Vacant Lots 30%; Miscellaneous — the bars, lack of amenities,
lack of retail, Naval Home development, lack of green space

8. What one thing is needed most by your community?
Miscellaneous - clean-up, development of abandoned properties, police presence, local stores, open space, public
space, and a “centerpiece”

9. Considering your community’s overall character, please rate your satisfaction with the
Jollowing items. Circle one choice for each option.

1— Very Satisfied; 2 — Satisfied; 3 - Satisfied Somewhat; 4 - Unsatisfied

(Listed in order from least to most satisfied)
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(65) Cleanliness (Litter, Trash, Graffiti)
(54) Safety

(51) Restaurants/Cafes

(50) Open Space

(46) Shopping

(42) Culture (Festivals/Special Events)
(40) Identity or Sense of “Place”

(40) Parking

(39) Traffic Flow

(38) Housing Appearance

(37) Housing Type and Availability
(37) Recreation Facilities

(34) Safety Of Pedestrian Crosswalks
(30) Community Involvement

(29) Public Transit Service

(28) Housing Affordability

(28) Senior Activities/ Programs

(26) Youth Activities/Programs

10. Which would most improve the quality of life in your community?

(14) More Visible Police Protection

(12) Regular Street Cleaning

(12) More Plants And Trees In Neighborhood
(10)More Parks/Open Spaces

(10) More Restaurants, Bars, Clubs, Theaters

(9) Improvement/Maintenance Of Parks/Open Spaces
(8) More Shopping

(7) Better Residential Street Lighting

(3)Better Traffic And Parking Enforcement

(2) More Parking

(2) Safer Pedestrian Crossways

(2) More Senior Citizen Activities

(2) Less Restaurants, Bars, Clubs, Theaters

(1) Better Public Transportation

(1) More Youth Activities

(0) Less Shopping

(0) Day Care Facilities

(0) Medical Services
(0) Other (Describe)

11. If the “City of Philadelphia” could do one thing to help improve your neighborhood, what would that be?
Most responses were aimed at keeping the streets clean of litter and crime as well as developing vacant lots and
abandoned buildings.
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Appendix

Document/Funding Structure
“Debt Model”

Lender

Owner/ | PAID/
Developer Borrower

4

TIF Agreement

v

City School
District

— TIF Note Proceeds

----------- * Repayment from Incremental Taxes

Philadelphia Industrial Development Corporation, 2003.
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SUMMARY SCHEDULE OF “TIF-ABLE” TAXES

The following is for general informational purposes only. Applicants must consult their accountant and/or
the City of Philadelphia with regard to any tax calculations.

Real Estate Tax

The Real Estate Tax rate is calculated by multiplying the rate listed below by the assessed value
of land and improvements within the subject parcel (assessed value is calculated by taking 32% of the
market value).

School 4.790%
City 3.474%
Total* 8.264%

* Taxpayer receives a 1% discount for payments made before March 1*

Use & Occupancy Tax

The Use & Occupancy Tax is calculated by multiplying the rate listed below by the assessed value
of land and improvements within the subject parcel and the project’s occupancy rate (assessed value is
calculated by taking 32% of the market value).

City 0.000%
School 4.620%
Total 4.620%

City Sales Tax

The City Sales Tax is calculated by multiplying gross taxable sales by 1%. The total sales tax
is 7% of which the Commonwealth remits 1% to the City.

Business Privilege Tax

The Business Privilege Tax is calculated by multiplying the rates listed below by gross and net
revenues of the project, as applicable.

Philadelphia Industrial Development Corporation, 2003
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PIDC SUMMARY SCHEDULE OF NON-"TIF-ABLE” TAXES

Amusement Tax

The Amusement Tax is imposed on the admission fee charged for attending any amusement in
Philadelphia. Included are concerts, movies, athletic contests nightclubs, and convention shows for which
admission is charged. The current tax rate is 5% of the admission charge.

Liguor Sales Tax

The Liquor Sales Tax is applied to every sale at retail of wine, liquor or malt and brewed beverages
by any hotel, restaurant, club, or other person holding a license or permit issued by the Commonwealth
to sell or dispense liquor, wine or malt and brewed beverages. This tax is a School District tax that is
imposed upon each taxable sale at retail with the School District of Philadelphia at a rate of 10% of the
sale price.

Parking Tax

The Parking Tax is levied on the gross receipts from all financial transactions involving the parking
or storing of automobiles or other vehicles in indoor or outdoor parking lots and garages located in the
City of Philadelphia. This tax is levied at a rate of 15% of the amount charged for the parking transaction.

Wage Tax/Earnings Tax

The Wage Tax/Earnings Tax is a tax on salaries, wages, commissions and other compensation paid
to an employee who is employed by or renders services to an employer in Philadelphia. It is applicable
to all Philadelphia residents and to non-residents who perform services in Philadelphia. Tax rates for
residents and non-residents are reflected below.

Sources: City Five Year Plan, FY99 - FY03; Philadelphia Plain Talk Tax Guide, rev 6/98

Philadelphia Industrial Development Corporation, 2003.
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APPLICATION PACKAGE

In addition to completing PIDC’s “Application for Assistance,” those requesting funding under the
Tax Increment Financing (TIF) Program must provide the following materials:

L. “But-For” Certification: Developer must provide written and documented certification
that the project could not proceed “but-for” the TIF funding, including evidence from
the Lender that they are unable to approve additional funding.

2. “Before & After” Schematic Footprints: Provide an 8.5 x 11 schematic footprint of
the TIF District which outlines the proposed TIF District boundaries and existing
uses within the site. Also provide an identical schematic footprint which illustrates
the TIF District boundaries and the proposed uses.

3. Tax Projections: Provide current and 20-year projections of the following city taxes as
relevant:
e real estate;
e use and occupancy;
e city sales;
o wage;
e “liquor-by-the-drink”;
e parking; and,
¢ business privilege taxes.

Also provide existing and projected employment on a full-time equivalent basis together with the firm’s
overall existing and projected average salaries.

4, Development Team: Name the architect, construction manager, project operator,
franchise (if applicable) and summarize developer’s related experience with projects of
similar magnitude and use. Provide promotional materials as appropriate.

5. Deposit: A $25,000 deposit payable to PIDC must be provided with the application
package.

6. Economic Opportunity Plan: Provide an Economic Opportunity Plan for the project, using the
attached sample as a guide.

To apply, please submit an Application Package with deposit of $25,000 to:
Philadelphia Industrial Development Corporation
1500 Market Street
2600 Centre Square West
Philadelphia, PA 19102-2126
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Streetscape-1

STREETSCAPE GUIDE-
LINES

The streetscape is an important aspect of this neigh-
borhood. It allows for the egress of pedestrian and
vehicular traffic while assuming the role of pub-
lic open space for community interaction. The
streetscape is defined by the road and its constitu-
ents (paving, traffic lines, parking spaces, and utility
openings), the curb and gutters, the sidewalk (pave-
ment, lighting, utilities, street furniture, and green-
ery. Each of these components works to facilitate
and frame the built environment by providing safe
travel and a pleasing aesthetics. Although much of
the public realm is maintained by city services it is
the responsibility of individuals, community orga-
nizations, and planning officials to realize the sig-
nificance of these spaces and their relationship to
the interior private spaces. These guidelines have
been designed with the understanding that there are
active groups and individuals within the commu-
nity. They should be used as reference in decision
making processes to:

»  Describe the types of streetscapes

«  Address the supporting elements of each ty-

pology.
»  Identify the values associated with those
streetscapes and supporting elements.

»  Recommend improvements and mainte-
nance procedures for streets and their con-
stituents.

These guidelines are applicable to the five major

streetscapes found in this area.

Type 1: Entirely Pedestrian (St. Albans, Madison
Sq.)

Type 2: Primarily Pedestrian/Light Vehicular (Pe-
mberton, Kater)
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Industrial Properties-5
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Map 4

EXISTING INDUSTRIAL BUILDING

AT LEAST 12 FOOT SETBACK OR
SIDE YARD ENCOURAGED TO
BUFFER NOISE AND OBJECTABLE
VIEWS BETWEEN INDUSTRIAL
AND NON-INDUSTRIAL ADJACENT

SCREENING OF STORAGE AND
USES

LOADING AREAS USING TREES /

LANDSCAPING USED TO SOFTEN

THE EDGE BETWEEN INDUSTRIAL
AND NON-INDUSTRIAL ADJACENT
USES

INDUSTRIAL BUILDING WITH
LOADING FACILITIES IN THE
REAR AND SIOE OF BUILDING

AT

SCREENING OF STOf
LOADING AREAS USING WALLS

EXISTING INDUSTRIAL BUILDING

LANDSCAPE BARRIER AT
PERIMETER WITH SETBACK

EXISTING INDUSTRIAL BUILDINGS

Map 5

University of Pennsylvania . School of Design . Graduate Program in Historic Preservation
Historic Preservation Studio 2003 . Schuylkill-Southwest Neighborhood . Design Guidelines






Industrial Properties-7

. Zoning changes must be made in areas where
needed to benefit the neighborhood
. In case of change of use to residential, in-

dustrial appearance must be kept, including but not
limited to high ceiling, large scale, and big windows
(see model 1 and model 2)

. Recommended uses for altered and new Model 2
buildings aside from waterfront property are open

spaces, dwellings, parking lots, recreational centers

and other community related activities

A. SITE PLANNING:

. Landscaping around the entire base of the
building is recommended to soften the edge between
the industrial building and non-industrial uses.

. Controlled site access is recommended for

safety and maintenance of the property

. A barrier can be placed at the edge of the \“/ \/ —
perimeter at a height no higher than 6 ft. for security 5 5 g g . loEo)
or property barrier purposes

. Screening of loading areas, work areas, and Diagram 2

mechanical equipment is recommended (see map

5)

. Convenient public access and visitor parking

is encouraged

. An emphasis on the main building entry and

landscape should be considered

. Where possible incorporate parking, trees,

and open space

. Entire site development is not encouraged

. Appropriate street or wall mounted lighting

is encouraged in order to promote safety visibility

. All utility hardware should try and be con-
cealed

University of Pennsylvania . School of Design . Graduate Program in Historic Preservation
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Industrial Properties-11

Effective control and elimination of air contami-
nants is essential to the furtherance of the health
and welfare of the City’s inhabitants.

Existing and new uses must be operated and main-
tained in accordance with the Health Code as men-
tioned in §6-401(1)(a) of the Philadelphia Building
Code.

University of Pennsylvania . School of Design . Graduate Program in Historic Preservation
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