
APPENDIX 



Appendix A: 
F Y I Announcemen t o f Ringgold Stree t pending demolition 



FYI 
RESIDENTS OF THE 

1800 BLOC K OF SOUTH RINGGOLD STREE T 

THE CIT Y OF PHELAS HAS SCHEDULE D 185 0 SOUTH RINGGOL D 
FOR DEMOLITION . 

THERE A R E M A N Y UNANSWERE D QUESTION S ABOU T TH E MI D 
ROW DEMOLITION PROCESS THA T TH E CIT Y IS PERFORMING . 

WHAT IS THE L O N G - T E RM AFFECT S OF THE PROCESS A N D TH E 
IMPACT O N YOU R PROPERT Y A N D YOUR POCKET . 

BE ADVISED THAT A MID ROW DEMO COULD : 

• STRUCTURALL Y IMPED E THE INTEGRITY OF YOUR 
PROPERTY. 

Porches adjoin Ringgold Street housing stock. Removin g one will have the 
same affect a s pulling a tooth. Th e houses on the block over time will begin 
shifting and your porches wil l collapse. 

• NEGATIVEL Y AFFEC T YOUR PROPERTY VALUES . 
Your home could be de-valued as much as 25%. You r home is an 
investment. The  equity in your home is cash in your pocket. Equit y can be 
used for home repairs, college tuition or a Caribbean vacation. Don' t allow 
the city to take cash right out your pocket. 

• CREA T A BLOCK CAN . 
Once removed an open space is created. Th e open space, the city calls side 
yards could be filled  wit h trash, dead stray animals, tires, and overgrown 
vegetation. Yo u as residents wil l need to take ownership of the open space 
ensuring that it doesn't become a  block can. The city takes no responsibility 
for providing fencing, cleaning or maintenance (gras s cutting/weeding). 

THE CIT Y HA S A  RESPONSIBILIT Y TO YO U AS RESIDENT S AND CAN 
PRESUE OTHE R ALTERNATIVE S THA T PROTEC T YOU R HOMES . 
DEMAND TH E CITY T O PLAC E THI S UNIT INTO THEIR STABLIZATIO N 
PROGRAM. DON' T LE T TH E CIT Y DESTOR Y YOU R BLOCK . THE Y WIL L 
NEVER REPLACE WHAT THE Y T A K E AWAY . 



Appendix B: 
Petition forwarded t o District Council office opposin g demolitio n 



Dear Ms. Verna: 

We the residents o f the 1800 bloc k of South Ringgold Street protest the process of 
"mid row" demolitions occurrin g on our block (e.g. 185 0 Sout h Ringgold Street). 
The undersigne d furthe r protest th e inten t o f the Neighborhoo d Transformatio n 
Initiative of mid block demolitions. W e believe that the City of Philadelphia has a 
responsibility to first inform us as residents, protec t our homes an d consider other 
alternatives to the fore mention that will not remove the structural integrity and the 
economic viability of our collective homes and real estate values. 

Name Address 



Appendix C: 
Letter of support recommending ; propert y b e placed in 

City stabilization Program opposed to demolition 



REDEVELOPMENT 
AUTHORITY 
OF THE CITY OF 
PHILADELPHIA 

1234 Market Street 
16th Floor 
Philadelphia, PA 
19107-3701 

Tel: (215)854-6500 

March 12 , 2002 

Ms. Kathy Murray 
Office o f Council President Verna 
City Hal l - Roo m 494 
Philadelphia, PA 19107 

RE: 180 0 South Ringgold Stree t 

Dear Ms. Murray : 

A frien d of mine, Laverne Wiggins, who is doing a thesis on blight, brought me these pictures of the 
1800 Block of South Ringgold Street . 

She indicated that 1850 South Ringgold is a vacant structure that has deteriorated and is situated 
between two houses, whos e owners have spent substantia l sums to repair their homes, which is 
evident in the pictures. Sh e also told me that she was working with the famil y that inherited this 
blighted structure an d has been able to get the property into the former owner's daughter' s name . 
She also told me that this property was in the lien sale. I  cannot think of any more elements tha t one 
property could contain. 

This property looks like a prime candidate fo r encapsulation and ultimate rehabilitation. However , 
the matter of ownership could be problematic in that property would also be in the lie n sale and 
have an encapsulation lien as well . 

If you are interested, please le t me know and I will hav e Ms . Wiggins contact you. 

Sincerely, 

Herbert E. Wetze l 
Executive Director 

HEW/lmr 

cc: Fil e 



Appendix D: 
Project bi-weekly Progress Reports 



Project Progress Report 
October 22, 200 1 -  Novembe r 2, 200 1 

The project schedul e indicate d that the followin g tas k woul d b e addresse d durin g the mont h of 
October. Th e following i s a report o f the task completed and the outcomes o f the task : 

• Re-inspectio n of Ringgold Stree t 
• Ringgol d Stree t Block Meeting 
• Researc h optional development programs 

Re-inspection 

To date, I have not been abl e to obtain a date from Licens e and Inspection for re-inspecting the 
Ringgold Stree t property . I n followin g u p wit h L&I , I  wa s informe d that becaus e th e dem o 
contract had been awarded that I would have to secure legal assistance t o have the dem o ceased . 
I was further informe d that a pre —  requisite to have the demo ceased i s ownership. Pe r L&I, onl y 
the owne r of record can petition the cour t to have a  demo orde r ceased. Thi s per —  requisite only 
perpetuates the necessity for locating the daughter . 

As indicated in my project contract , what sparked my attention to Ringgold Stree t was the repor t 
of Greate r Germantow n Construction Corporation (GGCC) bein g awarde d th e dem o contract . 
Due t o organizationa l restructuring , GGC C ha s no t mobilize d t o procee d wit h demolitio n 
activities. Organizationally , GGC C ma y dismantle the construction division. T o this extent, th e 
demo contrac t would go back to the Cit y for re-bid on the ope n market. I f the Cit y moves at its 
present rat e of speed the re-bid process could take as long as six months. Th e City has however 
has acte d expeditiousl y when you want otherwise . Ther e coul d howeve r be anothe r benefi t t o 
this time line. Initially , the request to cease demolition came from the Counci l District office and 
I'm hopeful that this order out weighs any City procurement/re-bidding process. 

Optional Development Programs 

The Cit y basicall y offers t o both non-profi t an d private developers on e rehab subsid y program, 
the Housing Rehabilitation Program (HRP). 

HRP -  $25,000.00 subsidy - $8,000.00 developer fee. 

Under this program, the tota l rehab cos t cannot excee d the backend sales price of the unit . Th e 
market wil l suppor t a  $40,000 - $45,000 back end sale s price for Ringgold Street . Tota l reha b 
cost canno t excee d $70,000.0 0 unde r thi s program . Non-profi t developers traditionall y under 
this progra m hav e contribute d a  portion of their developer' s fe e t o th e constructio n budget t o 
make these deals work. 

Other rehab programs are available such as M E N D, Swea t Equity Rehab, PNHS, etc. , but are not 
as user friendly  a s HRP. 

Municipal Lie n 

The lien holde r was contacte d to ope n discussion relative to cos t an d process o f purchasing the 
lien o n the Ringgol d Stree t property . Vi a th e City , propertie s tha t have no t recorded payment s 



over a period of three years or more, o f rea l estate taxes and water/sewer usage are coded for lien 
sales. Th e City has contracted with several private collections agencies/law offices that purchase 
liens at 0.40-0.50 on a $1.00 (depending on neighborhood) and collects from either the owner or 
from the sale o f the lien on the open market. 

Purchasing a lien as described above does not establish ownership. Ownershi p of lien propertie s 
can onl y be obtained by direct purchase from the owner or via th e Ac t 94 condemnation process. 
In a n attempt to expedit e the proces s o f site control , I am working o n both ends of the system . 
On on e en d a s a  non-profit develope r seekin g to sustai n a  block through the reha b o f a vacant 
abandoned structur e an d o n th e othe r en d a s a  privat e develope r wh o ha s identifie d a 
development opportunity that make sound economic sense and has re-sale ability . 

As a  non-profi t organizatio n real estate ca n b e obtaine d throug h Ac t 94. Unde r this Act , the 
represented Distric t o f a  Counci l membe r put s th e propert y o n hol d fo r futur e developmen t 
purposes. Th e property i s then purchase d b y the Cit y an d conveye d to th e non-profit . Thi s 
process typically takes approximatel y one year to complete and the total cost to the non-profi t is 
under $1,000. 

As a  private developer the purchas e o f the lie n i s independent o f conveyance. Identificatio n of 
the owne r and documentation of a sale must be completed prior to conveyance . Cos t under this 
scenario could be excessive. Th e lien alone for 1850 S. Ringgold Stree t under this scenario wil l 
cost $4,000.00 plus closing cost . Unde r this scenario , purchase o f the lie n does no t remove any 
other encumbrances o n the property. Thi s City also offers othe r programs of conveyance such as 
donor tak e an d homestea d a s option s fo r securin g ownership . Th e time lin e fo r conveyanc e 
under these programs fa r exceede d the projec t time line for consideration. I  have made contac t 
with an d obtaine d informatio n from  th e lie n holde r relativ e to purchasin g the lien . I  wil l b e 
requesting fro m th e Counci l Distric t offic e a n applicatio n for submissio n of Act 94 fo r 185 0 
South Ringgold Street . 

Research conclude s that the owne r of record is deceased. Survivin g childre n were three at th e 
time of death. Th e oldest preceded his father i n death, the youngest chil d is institutionalized with 
severe menta l an d physica l disabilities and the middl e child I  have no t bee n abl e to contac t t o 
date. I  hav e spoke n with a n attorney friend  wh o has recommende d a  private investigato r a t a 
cost o f $150.00 . 'The  jury is  still  out  o n privatel y developing this property . Unde r eithe r 
scenario, th e predevelopmen t cos t ca n b e absorbe d throug h th e overal l developmen t budge t 
minimizing my risk i f the option is to privately develop. I  have learnt however that the decease d 
had immediate family livin g in the Sout h Philadelphia area and will begin looking for them in an 
attempt to locate the owner's daughter to negotiate a  private sale. 

Block Meeting 

The Octobe r bloc k meetin g wa s cancelled . I  di d howeve r repor t m y finding s t o th e Bloc k 
Captain. 



Project Progress Report 

November 5, 2001 -  Novembe r 16, 200 1 
Discovery & Findings: 

Project General Concerns : 

Concerns are mounting relative to time and the amoun t o f remaining time until the Cit y realizes 
that demolitio n activities ha s no t commence d o n the Ringgol d Stree t uni t an d the y tak e th e 
property back and reissue it to bid. 

Locating Owner : 

The instructio n from the Department o f License and Inspection indicated that the orde r to have 
the demolition ceased coul d only be motioned by the owner. I n an effort to expeditiously  locate 
the owner , I  retaine d th e service s o f a  Privat e Investigator . Th e PI , wa s abl e t o locat e th e 
daughter o f the deceased an d provided me with her address an d telephone number . 

In consultin g with a n attorne y wh o ha s consente d t o providin g legal assistance t o thi s projec t 
relative t o cours e wor k only , I  wa s informe d that al l living sibling s would hav e t o mutuall y 
consent t o donatin g the propert y throug h a  donor taker program . Th e dono r taker progra m is 
designed to provide absentee owners with an opportunity to relinquish ownership of abandoned, 
deteriorated, ta x delinquen t propertie s b y transferrin g titl e t o non-profi t developmen t 
corporations. 

Transferring a  propert y unde r thi s progra m als o relinquishe s th e owne r o f recor d fro m al l 
encumbrances attache d t o th e property . Municipa l encumbrance s ar e waive d to non-profit s 
providing encumbrance s ar e no t privatel y held by a n independen t lie n holder . I n the cas e o f 
Ringgold Street , the property is attached b y an independent lie n holder with a $4,000 lien . Thi s 
is the program that wil l b e discussed and recommended to the located heir. I  wil l b e contacting 
Ms. DeLoac h to spea k wit h he r i n detail applicable to the propert y an d the associate d options . 
As indicate d i n previou s reports , ther e ma y b e som e pr e developmen t cos t associate d wit h 
securing sit e control for this project . Cos t associated wit h retaining the PI wil l b e calculated in 
the acquisition line of the development budget . 

Schedule Revision: 

The projec t schedul e calle d fo r a  re-inspection of the structura l stability of the property to hav e 
occurred durin g the mont h o f November. Base d o n the informatio n received b y L&I , a  re -
inspection cannot be confirmed until sit e control is secured. Th e project wil l mov e forward with 
completing other associated task and address re-inspecting the unit later in the project . 



Project Progress Report 
November 19-2001 - Novembe r 30, 200 1 

Initial Meeting with Heir: 

Contact was made with Ms. DeLoac h who agreed t o meet with me to discus s the state of 
her father's property . I n attendance at the meetin g were Ms. DeLoach' s mother (parents 
were divorced at the time of death) and stepbrother . 

I opene d th e meetin g b y introducin g mysel f a s a  studen t o f SNH U an d explaine d th e 
nature of the program , my course o f study, m y project an d what I  did professionally and 
how it fit into my course work. 

In my conversation with Ms. DeLoach prior to our meeting, sh e made a  statement when I 
mentioned the optio n of donating the property to a non-profit a s to "why would sh e want 
to give the propert y awa y appose d t o sellin g it , or live i n it". I  explained to he r that the 
property presentl y ha d a  negative valu e and sellin g the propert y agains t th e valu e would 
leave her with remaining debt. Sh e then said if "I'm stil l going to be in debt then I should 
just liv e they'r e myself . Wit h thi s statemen t i n mind , I  decide d t o tak e anothe r 
approach. 

The Housing Rehabilitation Program that I have previously described in prior reports ha s 
a client driven component t o it. Unde r the clien t driven approach apposed to a non profit 
rehabbing a  hous e fo r resal e t o a  qualifie d buyer , a  presen t homeowne r requirin g 
substantial rehab on their owned property i f qualified coul d rehab their home an d all the 
money over subsidy required to complete the rehab could be transferred int o a mortgage. 

How doe s thi s work ? Unde r th e program , th e presen t homeowne r coul d receiv e a 
$25,000 subsid y from  th e Cit y o f Philadelphi a vi a th e Redevelopmen t Authorit y 
amortized ove r 10/year s toward s th e tota l rehab cost. I n Philadelphia on the average , a 
3/bedroom row house is approximately 1000 sq. ft. @ $78/sq. ft. average rehab cost; total 
rehab cos t equal s $78,000 . Thi s being the number , th e Cit y put s in a $25,000 subsid y 
against th e reha b cos t an d u p t o a  $10,00 0 subsid y t o cove r cos t relate d t o lea d 
abatement/demolition. Deductin g the tota l subsid y of $35,000 from the tota l rehab cos t 
of $78,00 0 woul d requir e Ms . DeLoac h t o qualif y fo r a  conventiona l mortgag e o f 
$43,000, providin g the marke t woul d suppor t a  $43,00 0 value . Ms . DeLoach wil l g o 
through the City' s First-time Homebuyers Program to qualif y for al l direct subsidie s and 
grants awarded under the program. 

This i s the approac h an d progra m tha t I  explaine d to Ms . DeLoach an d he r mother . I 
further explaine d that her brother wh o is mentally and physically disabled does have an 
ownership interes t i n the propert y an d therefor e hi s lega l guardian , hi s mothe r woul d 
have t o consen t t o thi s agreemen t o n hi s behalf . Ms . DeLoach i s ver y excite d an d 
interested i n this approach and agreed to allow me to move forward on her behalf . 



Next Steps: 

Movement must expeditiously begin in two areas as time is of the essence: 

• Hav e the property removed from the demo lis t 
• Acquir e the property from the lie n holder. 

Movement: 

Ms. DeLoac h an d I  hav e a  meetin g wit h Communit y Lega l Service s o n Monda y 
December 11 , 2001 to present her case and request that an order be drafted t o L &I o n her 
behalf to cease demolition on the property . 

Discussions have been opene d wit h Point Breeze CD C t o serv e a s the condui t developer . 
In thi s role Point Breeze CD C woul d be the go between Ms . DeLoac h and the Cit y to th e 
extent of the HR P Clien t Driven program guidelines . A  Memorandum of Understandin g 
will be drafted t o outline the terms of the relationship . 

Ms. DeLoac h and I  wil l b e contactin g th e lie n holde r t o ope n discussion s relativ e t o 
acquiring the lien . 

Discovery: 

In a  conversatio n wit h L&I , I  learne d tha t L& I is awar e tha t GGC C ha s cease d thei r 
demolition activities, the unit has not been put out for re-bid to date. 



Project Progress Report 
December 1, 2001 -  Decembe r 13, 200 1 

On behalf of Ms. DeLoach , I  scheduled a meeting for her at Community Legal Services. 
Although th e attorne y indicate d that h e woul d ac t a s lega l counse l to th e project , h e 
explained to Ms. DeLoach and I that he would be unable to work on her behalf pro-bono. 

The purpose o f seeking counsel is a s the projec t attorne y explained ; Ms. DeLoach wil l 
have t o establis h ownershi p prio r t o requestin g tha t th e Cit y ceas e th e demolition . 
Community Legal Service s denied Ms. DeLoac h assistanc e statin g her income exceeded 
the program acceptability guidelines. (Ms . DeLoac h earns $8.00/hr . presently employed 
by Dollar Land, Inc.) 

With thi s news , I  then walke d t o toward s Cit y Hal l wit h th e intentio n on going to th e 
Council offic e representin g the property . Enterin g City Hall , I  saw a colleague of mine 
and explained the situatio n and he directed me to his Council offic e wher e I was able to 
obtain som e informatio n and histor y on the propert y relativ e to delinquen t taxes , cit y 
liens, delinquen t water bill s &  a L &I violation . Ms . DeLoach and I was escorted to the 
office o f th e Counci l representin g th e propert y an d o n behal f o f Ms . DeLoac h th e 
property wa s taken  of f of the dem o lis t fo r 6 0 day s providin g tim e fo r he r t o obtai n 
ownership. Also , there is an attorney on staff at my Colleagues office wh o has agreed to 
provide Ms. DeLoach with some pro bono legal assistance. 

Ms. DeLoac h was directed by the attorney to obtain a copy of the Deed of Record. Thi s 
directive was given to ensure that the Deed on Record did not have her mothers name stil l 
attached. I f her mothers name was attached, he r mother would have been able to have a 
Deed drafte d transferring ownership and basically that would hav e been the process . I f 
her fathe r afte r divorc e removed her fro m th e Dee d and because h e die d intestat e (th e 
condition o f a property owne r who dies without leaving a  valid will) , i n order fo r Ms. 
DeLoach to establis h ownership she would then have to declar e herself as the Executrix 
of her father's Estate . 

Ms. DeLoac h and I went down to the offic e Dee d of Records and obtained a copy of the 
Deed. Th e Deed verified tha t Wallace DeLoach had removed Linda DeLoac h from  th e 
Deed. Ms . DeLoach wa s the n directe d by the attorne y t o obtai n a  cop y o f the Death 
Certificate s o that sh e coul d tak e i t to th e Registe r of Will s offic e an d declar e herself 
Executrix. Ms . DeLoach an d I  went t o th e Stat e Buildin g wher e sh e ordere d a  Death 
Certificate. 

The attorne y wa s mad e awar e b y Ms . DeLoach tha t sh e ha d a  mentally/physicall y 
disabled brother who was institutionalized an d that her mothe r was his legally guardian 
and would assign his interest to her on his behalf. 



Project Progress Report 
December 15, 2001 -  Januar y 15 , 2002 

Ms. DeLoac h presently has in had a copy of her father's deat h certificate . Afte r receip t 
and durin g a meeting with Ms . DeLoach , I  lai d ou t a  two-step pla n of action that would 
provide sufficien t informatio n in order fo r he r to mak e a  committed decision based on 
factual information. 

Step 1 

As I  hav e indicate d in previous reports, a  portion of the dollar s required to reha b thi s 
house wil l b e i n the for m o f a mortgage. I f Ms. DeLoac h i s serious abou t becomin g a 
homeowner the n sh e mus t ge t hersel f pr e approve d fo r a  mortgage . Th e Cit y o f 
Philadelphia ha s geographicall y set u p housin g counselin g agencies tha t wil l assis t a 
perspective homeowne r i n obtainin g a  mortgag e pr e approva l an d the n a  mortgag e 
commitment. Ms . DeLoach wil l schedul e a n appointmen t wit h th e counselin g agency 
assisting West Philadelphia perspective homebuyers. 

Sept 2 

I hav e schedule d a sit e visi t fo r Ringgold Stree t with a  construction cost estimato r who 
will provide me with a cost estimate to rehab the unit. Onc e this information is i n hand, 
and Ms . DeLoac h has completed the pre approval process, I will b e able to determine her 
affordability. Base d on her affordability, w e can determine if and how she will proceed. 

Pictorial Documentation 

I complete d pictorial documentation of the unit. W e still have not been able to obtain an 
entry authorization ; so al l pictures were taken from th e outsid e o f the unit . Th e rear of 
the uni t i s totally exposed an d the rea r structur e has begun to collapse . Ther e is a tree 
growing in the cente r o f the house , which you can see from  the rear . Picture s were also 
taken of the block to show the uniformity in the housing stock of the block. 

Applicable t o showin g a sampl e o f the severit y o f the mid-ro w demo process , I  hav e 
taken several shots to illustrate the impact of the block, the negative use and affects o f a 
vacant lot in addition to positive lot improvements. 

Administratively 

Administratively, Ms . DeLoac h wil l have to go the Deed of Records and proclaim herself 
as th e sol e hei r i n orde r t o hav e th e propert y transferre d b y Dee d t o her . Prio r t o 
committing to the rea l estate, it is important that information pertinent to affordabilit y i s 
assessed. 

As reporte d i n previous reports, i n addition to obtainin g ownership, Ms. DeLoach wil l 
have to get the unit released by the lien holder. N o additional contact has been made with 



the holde r to date . Ms . DeLoach will asses s her option s prio r to an y additiona l contac t 
being made with the holder . 

Concerns 

I have some concerns relative to Ms. DeLoach's commitment to see this process through . 
I thin k Ms . DeLoac h i s a  littl e apprehensiv e abou t th e responsibilitie s entaile d i n 
becoming a homeowner an d consequently ha s no t been a s responsive a s I  would like he r 
to be , du e t o he r intellectua l limitation s an d procedura l affair s associate d wit h 
institutional mandates. Ou r contact i s one sided; always initiated on my part. 

Options 

The questio n is , wha t happen s i f Ms . DeLoac h backs out ? I f the missio n i s t o sav e 
Ringgold Stree t then we move forward by optionally: 

• Poin t Breez e CD C - coul d acquir e an d develo p th e uni t a s th e neighborhoo d 
CDC. Thi s option i s a  slo w process, directe d b y the Cit y o f Philadelphia. Th e 
time line to move this option forward far exceeds the demo time line. 

• Privat e Ownershi p -  convinc e Ms. DeLoach that i t i s i n the bes t interes t o f the 
block tha t sh e obtain s ownershi p an d sel l th e propert y fo r it s negativ e value , 
(monies owed to the lie n holder and any additional municipal liens) Th e property 
could stil l be rehabbed usin g city dollars (25,000 sel f amortized subsidy) , and th e 
owner would be required to adhere to all program policy and regulation. 

• I n fil l Developmen t -  A s previousl y reported , I  ha d a  meetin g wit h a 
Development Financin g Organization interested i n doing work with GGHDC . I 
have had further discussio n with the Principal about the B.E.N.N.I.E . concept . I n 
addition, the cos t estimato r completin g the cos t estimate also has a  demo divisio n 
to hi s company . H e ha s agree d t o provid e a  dem o numbe r i f nee d b e i n 
preparation fo r a  B.E.N.N.I.E. I f this optio n prevails, to lesse n th e tas k severit y 
associated wit h the acquisitio n process, i t would be necessar y tha t Ms . DeLoach 
sell the property fo r its negative value . 

As a  discovery note; a  resident livin g next door to a  house that has been demoe d ha s th e 
right o f first refusa l t o th e create d lo t to th e exten t the lo t i s owned b y the Cit y o r lie n 
holder. 



Project Progress Report 
January 16,2002 - Januar y 31, 2002 

Meeting 

I spok e wit h Ms . DeLoach o n the telephone an d informed her that I  had taken som e 
pictures of the house an d asked if she wanted to see them. I n attendance a t the meeting 
was Ms . DeLoach , he r mother an d stepbrother. Afte r givin g the m a n up-date o f what 
progress was made to date, I brought out the pictures and begun to show them. 

As they bega n to look at the pictures, their faces wer e dour and downtrodden. Despit e 
relocation, separation , divorc e and time both mother an d daughte r stil l hav e a  sense of 
connection, which was exemplified through their tears and visible emotion. Bot h mother 
and daughte r share d a  story of happy times o f their home on Ringgold Street . A t one 
point, Ms. DeLoach said , "this is the only hom e I remember". Thi s momen t wit h them 
only intensified my commitment of helping hem and saving this house. 

I scheduled a, meeting with a mortgage-counseling agency for Ms. DeLoach . I n speaking 
with Ms . DeLoac h an d her mother, I was informed that the mortgage applicatio n would 
be put in the name of Ms. DeLoach and her stepbrother . Ms . DeLoach's stepbrother i s a 
recipient of SSI and therefore ha s guaranteed incom e to support their ability to acquire a 
mortgage. Upo n completio n of this step , I  wil l packag e Ms . DeLoac h fo r an audience 
with he r District Councilwome n t o obtai n assistanc e i n having the property-removed 
form the lien holder's possession. 

Site Visits 

Site visit s wer e conducte d wit h a n architect an d engineer wh o confirmed the City' s 
findings i n declaring the property structurall y deficient . Bot h architec t an d engineer 
confirmed tha t the house woul d be a gut rehab an d depending upon the condition o the 
floor joice and roof rafters woul d determin e i f the dem o would hav e to extend from the 
rear to the front wall. 

The contractor was unable to go inside of the house because o f the depth o f the structural 
damage. Base d on his visual observation s he concluded that rehab cos t woul d averag e 
$100/sq. ft.  Th e approximate siz e of house i s 800-850 squar e feet . Reha b cos t coul d 
total at a minimum $80,000. 

Affordability 

Ms. DeLoach and her stepbrother's tota l combined income is $23,5000. Ms . DeLoac h at 
$8.25/hour @  40/hrs. x  52/weeks =  $17,160. He r stepbrother's SS I is $530/month x 
12/months =  $6,360 . A T $23,5000/yearly income , thei r combine d affordabilit y i s 
approximately $58,000 . Assumin g tota l reha b a t $80,00 0 deductin g the $25,000 cit y 
subsidy and the $10,000 subsidy for lead abatement cos t that is factored in as a part of the 
demo cost, up to $35,000 could be deducted in subsidy dollars leaving Ms. DeLoac h and 



her stepbrothe r wit h havin g t o obtai n a  $45,00 0 mortgage . I  hav e als o spoke n wit h 
Philadelphia Neighborhood Housing Services (PNHS) applicabl e to thei r gran t grogra m 
for electrica l an d plumbin g installatio n an d upgrades . PNH S coul d contribut e u p t o 
$5,000 i n grant dollar s to thi s project , leavin g Ms. DeLoach an d he r stepbrothe r wit h 
obtaining a $40,000 mortgage . 

Next Steps: 

I schedule d Ms . DeLoac h a  meetin g wit h th e Germantow n Settlemen t Mortgag e 
Counseling Agenc y fo r Monday , Februar y 4 , 2002 . Informatio n submitte d t o th e 
counselor will be forwarded to several lending institutions for pre-approval. 

Barrier: 

My observation s o f Ms. DeLoac h and her family ha s concluded that she and her siblings 
have intellectua l capacit y challenge s tha t wil l no t allo w the m t o attai n an d easil y 
internalize th e proces s o f homeownership . Th e primar y car e take r (th e mother ) doe s 
comprehend an d i s able to proces s th e logi c o f homeownership t o a  greater degree than 
her children . However , she i s not i n good health, unemployed and concerne d abou t th e 
long term care and stability of her children because she understands their limitations. 

Understanding the abov e as a barrier, what now? Schedulin g Ms. DeLoac h for mortgag e 
counseling a t Germantown Settlement i s a part of the now . I t i s incumbent upo n me to 
keep clos e tab s o n th e proces s otherwise ; I  wil l los e contro l o f th e project . I  will , 
although it is not a part of my person a "handhold" Ms. DeLoac h through this process. 



Appendix E: 
Ringgold Stree t Pictorial 
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Appendix F: 
Power Point Presentation 



Collective Work 
and Civic Responsibility 

A Cas e Analysis 

1800 Block of South Ringgold Street 
Philadelphia, PA 



Abstract 

This study serves to be important to the field o f urban 
community development as it examines for the City of 
Philadelphia the means and methods of alternative 
development strategies, options and products. 

Designing the future fabric , the patterns of growth and infil l 
alternatives must be strategically planned and thoroughly 
researched to include and ensure that the City has explored 
all of its options in redesigning, reshaping and replacing 
what it removes in the name of Neighborhood 
Transformation 



Background 

Historical Philadelphia 
• 1950' s large manufacturing economy 
• Ba d Aging Process 
Aftermath 
• 54,00 0 units of abandoned, deteriorate d 

houses and buildings 
• 31,00 0 neglected trash infested lots 



Problem Statement 

As the economic, political and sociological trends of 
the country shifted, Philadelphia like many urban 
cities began to experience a population loss as 
industry dwindled. 

As the City began its spiral downward urban blight 
became inevitable and the housing stock, which 
was once designed to accommodate a growing 
population, is now abandoned and deteriorated. 



Population 

As the center of manufacturing, 
Philadelphia's stature and growth 
during the first half of the 20th 

century were unparalleled. I n the 
last decades of the 20th century, new 
economic systems based upon 
information technology, 
telecommunications, and the foreign 
production of goods and services 
fundamentally changed the 
worldwide economy, with far 
reaching consequences fo r 
Philadelphia and its neighborhoods. 



Residential Market Profile 
and 

Demographics 

Quantified Analysis 



Method: Cit y census tracks were 
broken down into one of six market 
types: 

• Regiona l Choice 
• Hig h Value 
• Stead y 
• Transitiona l 
• Distresse d 
• Reclamatio n 

• Mos t expensive parts of 
town 

• Nic e place to buy a house 
• Middl e class 
• Th e bargain neighborhoods 
• Strugglin g with some good 

blocks 
• Bligh t 



Neighborhood Trend s 

Housing Sales 
Price 

Current Dem o 
Activity 

Vacancy Rates 

Presence of 
Dangerous 
Properties 

Owner 
Occupancy Rate 

Age of Homes 

Presence of 
Subsidized 
Rental Housing 

Mix of 
Commercial and 
Residential uses 

Residents 
Consumer Credi t 
Profiles 





PERIPHERAL 
REVELATION 



Neighborhood Profil e & Demographic s 

South Philadelphia - Define d by the Cit y as 
"Reclamation Area" 

Who live in South Philadelphia 
3 2%- o f the city ' s population 
40%- o f the city' s youth 



What are the Homes like? 

• 38 % of city's 
properties 

• 15 % of city's 
residential value 

• 22 % vacancy rate 
• "hyper-abandonment " 

has festered fo r 
decades 



Project Goals 

SAVE RINGGOLD STREE T 
• Engag e resident 

participation for a common 
purpose. 

• Educat e residents on the 
Transformation Initiative . 

• Hav e scheduled demo 
aborted. 

• Obtai n site control 
• Constructio n Cost Estimate 



Identify neighborhood 
CDC 
Develop project financing 
structure 
Provide homeownership 
opportunity 
Preserve the structural 
integrity of Ringgold Street 



Objectives 

Block Organizing 
Newspaper Articles , Position Papers, Public 
Meeting Notes, NTI Committee Representative, 
Scheduled Demo Aborted by 1 st Councilmantic 
District 
Obtain Site Control via location of property heir 
Identify Subsid y Financing Programs & Sources 
Construction Cost Estimat e 
Rehab unit for homeownershi p 



Exterior Front Vie w 

Boarded up windows 
and door 
Graffiti 
Visible damage to roof 
and gutter 
Falling shingles from 
upstairs bay 



Visible damage to 
poach an d steps 
Cement sidewalk 
broken up as a result a 
broken water line 
Bay is pulling away 
and deteriorating fro m 
house 



Rear Exterior View 

• Rea r of house is 
collapsing 

• Tre e is growing 
through the structure 



• Debri s filled rear yard, 
illegal dumping 
activities 

• Step s are pulling away 
from the house 



Project Inputs 

Ringgold Street Block Captain & Resident 
Population 
Germantown Settlemen t & Greater Germantown 
Housing Development Corporatio n 
1st Councilmanti c District Office 
Point Breeze CD C 
Affiliated Developmen t Service s Group 
Friday Architects Planning & Design 



Objectives Attained 

Identified heir to property 
Professional Assessments; architectural , structura l 
& constructio n 
Obtained acceptance of unit for city Housing 
Rehabilitation Program 
Identified Contracto r 
Identified Local CD C 
Preparing the heir for homeownershi p 



Project Barrier s 

Site Control -The acquisition and disposition 
procedures for acquiring privately held and publicly 
owned properties is a cumbersome and 
dysfunctional process impeding for profit, nonprofi t 
and individuals from improving neighborhoods . 
Strategic Planning - Th e City Planning 
Commission has not approved a  strategic plan for 
the Point Breeze section of the city. Th e lack of an 
approved plan impedes the areas ability to obtain 
needed resources for revitalization efforts . 



Barriers cont'd 

Leveraging Available Resources - Integratin g 
available affordable housing development funds for 
use in the same project 
It Only Ringgold Street - A s the city moves 
forward with its transformation initiative, 
concentration for rebuilding will be targeted at 
larger tracts of land. Resource s will directed at 
economy of scale projects. 



Next Steps 

• Neighborhoo d Online 
An online resource center for America's neighborhood 

builders, and people who work through grassroots 
organizations, as volunteers, and in government to build 
strong neighborhoods and communities through the country. 

Through Neighborhoods Online, Philadelphia residents can 
become engaged in dialogue affecting the outcomes of their 
blocks as the city moves forward with its transformation 
initiatives. 



Neighborhoods Online Monitoring 

Neighborhoods Online will monitor the activities of the city 
relative to its program statement via receipt of the 
distributed License & Inspection demolition list. 

The City of Philadelphia in its January 2002 Neighborhood 
Transformation Program Statement outlines its policy for 
demolishing residential structures on city blocks as well as 
its stabilization and preservation policy. 



Stakeholders 

Ringgold Street Residents - Th e structural integrity of 
the value of the homes on Ringgold Street will not be 
compromised as a result of the aborted demolition. 

City of Philadelphia - on e step further i n eradicating 
blight with the rehab of Ringgold Street unit. 

Neighborhoods Online - Watchdo g agent for the 
community monitoring city activities and impact on 
neighborhoods. 



Role in Project 

Project Manage r -  manag e th e genera l operation s o f this projec t fro m 
inception throug h completio n ensurin g occupanc y o n behal f o f th e 
identified heirs. 

Developer - coordinat e and oversee al l phases o f the development process 
from th e identificatio n o f the project , financin g (pre-developmen t an d 
construction) through completion. 

Technical Assistan t -  solici t suppor t fro m publi c an d privat e sources , 
political representatives and business interest to ensure the availability of 
funding for this project. 

Liaison -  establis h a high leve l o f collegiality o f collaboration among all 
parties participating in development of this project. 

Neighbor -  t o ensur e th e vitalit y an d unit y o  th e bloc k an d ensur e th e 
availability o f resource s an d th e affectiv e integratio n o f municipa l 
services for sustainability of Ringgold Street . 



Lessons & Experiences 

• Patienc e - Learne d through the primary and 
secondary process of homeownership. 

• Burde n of Bureaucracy - Dysfunctional 
layers of government is an impediment to 
community and neighborhood stabilization. 

• Propensit y of Disenfranchisement -  Withou t 
CED intervention the DeLoach's may never 
reach homeownership. 



THE POSSIBILITIE S 



The Possibilities 

Before 



The Possibilitie s 

After 



T H A N K Y O U 



Appendix G: 
Pictorial - Candi d shots of various Philadelphia neighborhoods and th e 

Impact of a mid-row demolition on the prospectiv e block s 




























