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From Womb  to WOW we've come together 
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From then to Now 

I Love You,  Forever 
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EXECUTIVE SUMMAR Y 

The Cit y o f Philadelphia i s a  very differen t cit y toda y tha n i t was mid-century , in the 

1950s. Drive n by the rise of the manufacturing economy, which was then concentrated in 

inner-city factories , Philadelphi a lik e man y citie s adapte d it s landscap e an d polic y t o 

meet the needs of that growing population. 

Reminiscent o f man y olde r urba n cities , Philadelphi a ha s experience d a  ba d agin g 

process. Th e housing stock in many o f the neighborhood s i s more tha n 5 0 year s old. 

Thousands of properties are vacant, abandoned and imminently dangerous. Couple d with 

a declin e i n populatio n b y mor e tha n on e millio n durin g th e las t half-century , 

Philadelphia has not aged well. Thi s aging of properties has resulted in an overall decline 

in propert y value s leavin g urba n resident s wit h th e financia l mean s t o mov e t o th e 

surrounding suburbs. 

Over the years , man y urban renewal plans have been develope d to eradicat e bligh t and 

deterioration from  Philadelphi a neighborhoods . Th e City' s mos t recen t Bligh t 

Elimination Pla n call s fo r th e demolitio n o f 54,00 0 unit s o f abandoned , deteriorate d 

houses an d building s and 31,00 0 neglecte d lot s al l o f whic h ar e contributin g to th e 

distress an d deterioratio n o f Philadelphi a neighborhoods . Wit h a n additiona l 1,00 0 

properties an d 1,30 0 ne w dangerou s building s identified eac h year , th e Departmen t o f 

License and Inspection is unable to combat the problem in a timely manner. Th e pace of 

deterioration is increasingly out weighing the pace of revitalization. 

Prior to the initiation of the Neighborhood Transformation Initiative, city government has 

been addressin g th e issue s o f aging properties an d neighborhoo d blight removal on a 

case-by-case basis . I n mos t cases , th e cit y ha s reacte d b y removin g deteriorate d 

dangerous propertie s vi a a mid block demolitio n process . Thi s proces s o f removal is 

believed to be most damaging to its adjoining structure as well as to the remaining homes 

contiguously aligne d to on e another . Visually , thi s proces s o f removal ha s a  negativ e 

impact on curb and neighborhood appeal and the economic viability o f the community. 
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The Cit y o f Philadelphia i s challenged to accelerat e substantiall y its capacity to addres s 

the blight that is caused by abandoned structures , t o prevent furthe r decline , and begin a 

process o f rebuilding and transforming neighborhoods through traditional and alternativ e 

development programs, process and methods. 

Historically, Philadelphia has bee n a  city o f neighborhoods, many of which no w have a 

tattered physica l fabric and fragmented communities . Th e cit y a s a  whole offers a  rich 

fabric i f we accep t neighborhood s i n their present conditio n as resources t o buil d upon. 

Thus the Neighborhoo d Transformation Initiative may avoi d th e negativ e effect s o f the 

slum clearances of the 20's and 30's and the urban renewal clearances o f the 50' s and the 

60's, whic h has resulte d i n more blight and in an alienated citizenry . B y building upon 

the strengths of the existin g neighborhood fabric, by involving community residents, an d 

by redesigning some areas of urban fabric judiciously, the Neighborhood Transformation 

Initiative may achieve a forward-looking visio n providing for a new kind of community. 

INTRODUCTION 

This stud y hope s t o mak e a n importan t contributio n to th e fiel d o f urban communit y 

development a s i t document s th e mean s an d method s tha t the Cit y o f Philadelphia ha s 

adapted i n its plight to eradicate blight and reconfigure the composition of neighborhood 

streets. 

The desig n o f and visio n futuristicall y for the Cit y i s mos t importan t a s a  collective to 

urban planners , CDC's , privat e developer s an d resident s o f the City . Designin g the 

future fabric , the patterns of growth and infil l alternatives , mus t be strategicall y planned 

and thoroughly researched. Researc h must include and ensure that the Cit y ha s explored 

all o f its options in redesigning, reshaping and replacing what i t removes in the nam e of 

neighborhood transformation. 
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The municipa l strateg y o f mas s demolitio n wil l creat e larg e track s o f ope n lan d fo r 

private developers and smart growth economic opportunities. However , most common in 

many neighborhood s throughou t th e Cit y ar e singl e unit s o f house s tha t hav e bee n 

extracted fro m betwee n tw o structurall y sound , well-maintained occupied homes. Thi s 

case stud y examine d th e residen t response s t o th e threa t o f a  'mi d row ' demolitio n 

occurring o n th e 180 0 bloc k o f Sout h Ringgol d Street . Thi s explore d th e arra y o f 

available housin g development program s an d recommended a n alternative developmen t 

agenda most applicable for Ringgold Street . 

In recommendin g alternatives , thi s stud y scrutinize s th e us e o f existin g programs , 

products an d means and method s o f development. Thi s case study examine d both th e 

physical an d socia l ramification s fo r us e o f a n infil l produc t a s a n alternativ e 

development method . Also , th e physica l affect an d impac t o f an infil l produc t an d it s 

potential to induce aesthetic continuity , curb appeal, and minimize visual deterioration. 

The introductio n for use of an infil l produc t in Philadelphia is paramount to extensive city 

planning. I n the interim , the prevalenc e o f mid row demolitions as a  for m o f reactive 

municipal behavior , o n unblemished, stable blocks of homeowners i s vastly detrimental 

to the overal l sustainabilit y and healt h an d welfare o f neighborhoods, communitie s and 

blocks throughout Philadelphia . 

The proactiv e approach is that of preservation, rehabilitation and diversification o f means 

and methods wit h a n agenda t o sav e existin g structures tha t require rehab regardless o f 

the exten t o f work neede d o n block s with lo w vacancy rates , i n neighborhood s wit h 

strong real estate markets to support back end purchases an d the structura l integrity of th e 

block is maintained 
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PROBLEM STATEMEN T 

Philadelphia lik e mos t America n citie s throughout th e firs t hal f o f this centur y designe d 

its landscape to meet the needs of a rapidly growing population. Drive n by the rise o f th e 

manufacturing economy , whic h wa s the n concentrate d i n inner-cit y factories , 

Philadelphia o n the ev e o f the 20 t h centur y ha d grown to 2. 5 millio n resident s b y 1950 . 

This increase i n population spurred private investment throughou t th e Cit y particularly in 

the housin g market, producin g sufficient stoc k to accommodat e th e growin g population. 

In particular , a  housin g stoc k wit h a  signatur e desig n t o shar e a  part y wal l wit h it s 

neighbor unit on both sides unless otherwise it is a corner unit. 

As th e economic , politica l an d sociologica l trend s o f the countr y shifted , Philadelphia 

like many urban cities began to experience a  population loss as industry dwindled. Urba n 

residents wit h th e financia l mean s starte d movin g t o th e surroundin g suburbs . I n 

Philadelphia, populatio n had decline d to 1. 6 millio n b y 199 0 an d fel l t o 1. 4 millio n b y 

1998. A s the Cit y bega n it s spira l downward urba n bligh t became inevitabl e an d th e 

housing stock, which was once designed to accommodate a  growing population, was now 

abandoned an d deteriorated . 

The Cit y ove r the year s ha s taken a  reactive approac h t o the issu e o f abandonment an d 

deterioration of its inne r city housing stock, addressing issues and problems as they arise . 

In mos t cases , th e city' s approach ha s bee n t o stabiliz e a structure b y way o f clean and 

seal or in more drastic cases to execute a  mid block demolition. 

Proactively, th e Cit y ha s launche d a  citywid e neighborhood transformatio n initiative . 

The initiative will examin e the pligh t of the city' s blight crisis and provid e a long-term 

plan for removal and a  revitalization and transformation strateg y t o rebuil d Philadelphia 

neighborhoods. Revitalizatio n strategies will addres s the reuse and redistribution of large 

vacant parcel s created a s a  result o f mass blight removal as well a s vacant mi d block lots 

created a s a result of mid bloc k demolition blight removal efforts . 
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As th e cit y move s forwar d wit h it s bligh t eliminatio n plan, question s aroun d th e mi d 

block demolitio n process , it s lon g ter m affect s t o th e remainin g structure s an d it s 

neighboring curb appea l remain unanswered fo r remaining homeowners an d community 

stakeholders. Resident s do not full y understan d th e city' s plan and how or wil l i t affec t 

them. Resident s have mixe d positions relative to blight elimination. Residen t education 

and opportunity for inclusion is an essential ingredient in the success o f the initiative . 

The city' s plan proposes t o eliminat e blight on several levels. Larg e tracks o f land wil l 

be create d throug h the eliminatio n process tha t wil l spu r the developmen t o f inner cit y 

malls an d neighborhoo d commercia l corridors. Marke t rate fo r sal e ne w constructio n 

housing is included as well a s the development of affordable housin g products. Th e city 

in it s distributed proposed pla n has no t identifie d a development produc t that addresses 

the replacement o f a unit removed via the mid block demolition process. 

The Cit y in its blatant disregar d for resident participation has decided what i s best for the 

residents o f Ringgold Stree t and has determined that one of three vacant structure s o n the 

block i s to be removed via the mid-ro w demo process. Resident s are not full y awar e or 

informed abou t the neighborhood transformation initiative , the mid row demo process, or 

their entitlement s sough t t o hal t th e propose d mi d ro w demolitio n occurrenc e o n 

Ringgold Street . Althoug h thi s case study examine d the affect s o f properties o n South 

Ringgold Street , mi d block demolition s have bee n execute d citywid e with an d without 

resident knowledge, approval or inclusion. 

Most relevant to this case study is the cause , affec t an d effect o f a mid block demolition . 

The cit y ha s begu n to examin e the cos t associate d wit h mi d block demolition s and ha s 

implemented some alternative solutions as it studies the comprehensive impact. Th e city 

has initiated a stabilization program in lieu of mid bloc k demolitions to attempt to salvage 

those properties that a glimmer of hope for rehabilitation. 
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COMMUNITY PROFIL E 

As a  Cit y o f neighborhoods , Philadelphi a ha s a n amalga m o f architecturall y uniqu e 

structure whos e longevit y ha s create d communitie s experiencin g varyin g degree s o f 

blight. A  citywid e initiativ e addressin g th e differen t level s o f bligh t throughou t 

Philadelphia neighborhood s ha s bee n activate d wit h a  two-fol d purpose : remova l an d 

transformation. Thes e dua l purpose s ar e pervasiv e throughou t Philadelphi a in varying 

degrees causing the nee d fo r a  centralized area of focus fo r research. Sout h Philadelphia 

is the are a o f focus an d th e 180 0 bloc k of South Ringgold Street is a  microcosm of the 

City's overall neighborhood discord . 

South Philadelphi a i s a  sectio n o f the Cit y know n fo r it s camaraderi e an d communit y 

interdependence. I t wa s develope d t o hous e and suppor t primaril y the Italia n working 

class who migrate d to Philadelphia for employment opportunitie s i n the earl y 1900's . A 

close-knit community , Sout h Philadelphians represent a bartered mentality whereby the y 

exchanged good s an d service s benefitin g on e anothe r and th e communit y a t larg e whe n 

appropriate. 

Resident awarenes s ha s bee n a  constan t facto r fo r th e 180 0 bloc k o f Sout h Ringgold 

Street. Thi s block community ove r the years has witnessed transformatio n fro m bi-racial 

to minority and has worked to maintain stability of their housing stock, curb appeal , an d a 

continuity o f communication amongs t th e neighbor s wit h a  commitmen t t o preserv e a 

safe and wholesome environment . 

Situated on the East side of Broad Street , Ringgold Street is in the Point Breeze section of 

South Philadelphia . Geographicall y bounde d b y 6 2 blocks , thi s sectio n o f Sout h 

Philadelphia i s predominantl y African-America n (92%) wit h a n overal l populatio n o f 

33,000. Typica l of most Philadelphia Streets, Ringgold Street in dimension is 30 ft. wide 

spanning fro m th e eas t to wes t wall , wit h approximately 5 0 unit s o f porch fron t singl e 

family residentia l row housing, a  tree lined street with one-way traffic an d parking on one 

side of the street . 

8 



Table 1 
Ringgold Street Demographic Data: 

Racial Composition: 100% African American 
Household Composition: 60% Female Head of Household 
Average Income: $28,000 
Average Adult Age: 35-65 
Children (under 18) 40% 
Elderly: 20% 
Homeowners: 90% 
Renters: 10% 
Housing Stock: row homes w/attached front porches & party walls 
Multi-Family Dwellings: 0 
Religious Institutions: 0 
Comer Store 1 
Removed Blighted Units: 0 
#Mid Block Demolished Units 0 

GOAL STATEMEN T 

Philadelphia's Neighborhoo d Transformation Initiativ e offer s a  uniqu e opportunit y t o 

restore Philadelphia's urban fabric into a more humane, richer , and more environmentally 

sensitive urba n paradig m tha n th e relentless , indifferent , tightl y packag e gri d whic h 

characterizes man y areas settled quickl y to meet the needs of Philadelphia's surging 19 t h 

and earl y 20 t h centur y industrie s an d th e accompanyin g burgeoning population . Bligh t 

may b e see n a s a  natura l par t o f the city' s evolutionar y cycle , no w invitin g health y 

changes. I f Philadelphians wish to participate in the creation of resilient and meaningful 

communities i n thi s transformatio n process , tha n i t woul d b e wis e fo r the m t o ar m 

themselves wit h a  ful l understandin g o f the goal s and objectives o f the initiative , ho w it 

affects the m directly and indirectly , what ar e the impact s positive and negative an d how 

they a s a  citizenry can have participatory inclusion i n designing the futur e fabri c of the 

city. 

The goa l o f this projec t wa s t o minimiz e th e stymie d municipa l disenfranchisemen t o f 

Ringgold Stree t residents through information, education and participation in their protest 
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of th e occurrenc e o f a mid-row demolition. Th e goal was to work with the resident s of 

Ringgold Stree t i n obtaining a  ful l understandin g o f the Neighborhoo d Transformation 

Initiative and the responsibilitie s of that initiative to them a s residents . Th e city ha s a n 

obligation t o protec t thei r home s an d a n obligatio n to pursu e othe r alternative s tha t 

safeguard thei r homes from  th e minimizatio n o f financial investmen t an d longevity and 

physical deterioratio n cause d b y the proces s o f mid row demolition . Th e goa l for th e 

residents o f Ringgold Stree t wa s to take a  unified positio n against th e demolitio n of the 

targeted structure . 

The physica l developmen t goa l i n thi s projec t fo r Ringgol d Stree t wa s t o hav e th e 

scheduled mi d ro w demolitio n aborte d b y th e Cit y o f Philadelphia , Departmen t o f 

License and Inspection. Th e goal is to obtain site control and identify possible alternative 

development solutions and existing rehab program s and package for financing. Th e goal 

was to identify a community development partner a s an alternative to demolitio n thereby 

preserving the unit and not disturbing the structural integrity of the block. 

Many neighborhoods wil l undergo physica l transformation as the evidence of decline and 

neglect ar e erased . Neighborhoo d transformation fo r Philadelphi a residents mus t b e 

about more than bricks and mortar. Th e goal for a successful blight elimination program 

for th e Cit y wil l b e on e that i s inclusive and produces communitie s of proud energized 

residents that take ownership in the sustainability of their neighborhoods. 

OBJECTIVES 

Utilizing Ringgold Stree t as a case study analysis, the project goals were obtained via the 

examination of the following objectives : 

• Bloc k Organizin g -  Throug h the proces s o f a  bloc k meetin g th e resident s o f 

Ringgold Stree t resident s wer e mad e awar e o f the schedule d demolitio n on their 

block an d th e pro s an d con s o f the mi d row demolitio n process. Throug h the 

process o f block organizing , Ringgold Stree t wa s mad e awar e o f the nee d fo r 
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them to work with cit y government an d to establis h a  strategic pla n to sav e their 

block from being victimized by a mid row demolition. 

Education an d Informatio n -  Writte n informatio n wa s disseminate d t o th e 

residents tha t provide d a  cop y o f the Minute s of the Octobe r 3 , 200 0 Mayor's 

Advisory Committee on Neighborhood Transformation which captures the City' s 

position o n transformatio n an d thei r responsibilitie s a s th e governmen t a s wel l 

citizenry responsibilitie s t o th e challeng e o f transformatio n an d rebuildin g 

communities. 

Site Contro l -  Identif y hei r o f deeded propert y owne r t o determin e interes t i n 

homeownership opportunity . 

Program Identificatio n an d Coordinatio n -  Identificatio n an d researc h th e 

mixture of available city and state programs an d financing tools that wil l provid e 

the neede d subsid y dollar s to complet e the reha b agenda fo r the Ringgol d Stree t 

unit. 

Construction Cos t Estimat e -  Hav e complet e a  constructio n cos t estimat e t o 

determine th e squar e foot cos t to hav e the structur e rehabbe d an d to ensur e that 

there is available financial resource s t o suppor t th e developmen t strateg y fo r th e 

unit. 

Financing an d Packagin g - Applicatio n fo r financin g wil l b e submitte d t o th e 

Philadelphia Redevelopmen t Authorit y unde r th e Housin g Rehabilitatio n 

Program. Thi s program offer s th e larges t subsid y allocatio n granted t o a  rehab 

residential unit. 
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PROJECT INPUTS 

To complet e this project, a n array of public agencies , privat e companies and individuals 

and their respective resources an d influences have been utilized. 

• Ringgol d Stree t Bloc k Captai n an d residen t populatio n engagin g i n unifie d 

approach throug h bloc k meetings , petitio n driv e an d telephon e campaig n t o 

protest the occurrence of a mid row demo on their block. 

• Germantow n Settlement/Greater Germantow n Housing Development Corporation 

- Germantow n Settlemen t Housin g Counselin g wil l provid e firs t tim e 

homebuyers housin g counselin g service s t o th e bac k en d purchaser . Greate r 

Germantown Housing Development Corporation provided me with th e tim e and 

flexibility to work on my project throughout my course work. 

• 1 s t Councilmanti c District Office , Counci l Presiden t Ann a Vern a -  1 s t Distric t 

Office a s receive d from  th e Directo r of the Redevelopmen t Authorit y writte n 

correspondence recommendin g tha t th e Counci l Distric t offic e conside r th e 

Ringgold Stree t hous e a s a  candidat e fo r th e encapsulatio n an d rehabilitation 

program. Th e Distric t Counci l Offic e provide d the initia l ceas e demo order , in 

order fo r th e projec t t o mov e forwar d withou t threa t o f th e hous e bein g 

demolished in the middle of the project . 

• Poin t Breez e Communit y Developmen t Corporatio n -  Wil l serv e a s th e 

developing CD C an d serv e a s liaiso n betwee n th e projec t manager , th e cit y and 

bridge loan financing agency. 

• Affiliate d Developmen t Service s Grou p -  Complete d th e Redevelopmen t 

Authority's Housin g Rehabilitation Program Construction Cost Estimate fo r th e 

project. Th e number s generate d b y Affiliate d wil l b e presente d i n th e final 

package fo r financin g approva l t o th e Redevelopmen t Authority . Affiliate d 
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Development Service s Grou p i s a  minorit y owne d an d operate d Constructio n 

Company. 

• Frida y Architects Planning & Design - A  feasibility analyses t o determin e i f the 

assessment made by the Philadelphia License and Inspection was accurate when it 

concluded that the uni t neede d t o be demolished . Schemati c visua l of the front 

and rear exterior wil l be the input to this project from Friday Architects. 

• Philadelphi a Redevelopment Authorit y -  Inclusio n o f thi s projec t i n Housing 

Rehabilitation Program. 

• Neighborhood s Onlin e -  A n onlin e advocac y networ k tha t wil l monito r an d 

evaluate th e policie s an d practice s o f the City' s demolitio n an d encapsulatio n 

prevention program. 

PROJECT RECOMMENDATION AND POSSIBLE SOLUTIONS 

Ringgold Stree t had a  myriad of comparable attribute s and simila r disadvantages, a s d o 

many Philadelphia streets. I f residents hav e assume d ful l civi c and socia l responsibility 

for thei r block then identified hypothetical recommendations ca n take place. 

The absenc e o f hypothetica l recommendation s wil l leav e resident s disillusione d an d 

disenchanted wit h the city' s transformation initiative . Consequently , i f there i s to b e a 

participatory proces s tha t include s th e resident s o n an y give n block then resident s wil l 

have t o b e knowledgeabl e an d kep t abreas t o f th e evolvin g option s an d municipa l 

accountability. 

• If  resident s ar e educate d an d informe d o f the transformation initiativ e then they wil l 

be able to make a conscience decision relative to the leve l o f their civi c participation. 
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• If  participatin g resident s exhibi t their true civi c loyalt y t o th e proces s an d take th e 

responsibility o f citizenr y earnestl y then  the y wil l obtai n a  comprehensiv e 

understanding o f attainable options. 

• If  resident s ar e successfu l i n aborting the schedule d demolitio n then th e Cit y mus t 

agree minimally to stabilize the structure to ensure public safety. 

• If  th e Cit y agree s that thi s uni t i s a  candidat e fo r the preservatio n an d stabilization 

program then  the Cit y ha s t o commi t t o a  developmen t agend a fo r th e uni t i n 

accordance to the Neighborhood Transformation Initiative Program Statement date d 

January 2002. 

• If  externa l assessment s (AI A Tas k Force) are synonymou s to the internal  municipa l 

governance body (License & Inspection) then the protocol for ensuring the structura l 

integrity and block continuity for Ringgold Stree t residents shoul d occur. 

• If  reha b doe s no t occu r an d a  voi d i s create d i n the block s as a  resul t o f mid row 

demolition activitie s then resident s shoul d tak e ownershi p throug h th e proces s o f 

" R N " Responsibl e Neighbo r to ensur e tha t th e voide d are a doe s no t becom e a n 

eyesore and become filled wit h litter and debris. 

PROJECT OUTCOME S 

• Sit e control of Ringgold Stree t uni t - obtai n site contro l via the assistanc e o f the 

City o f Philadelphia. Th e Cit y o f Philadelphia ha s recommende d securin g sit e 

control vi a a  propert y exchang e progra m wit h th e identifie d lie n holder . Th e 

result o f this for m o f acquisition b y the cit y wil l plac e a  municipa l lie n o n the 

property tha t wil l b e attache d t o th e cos t o f stabilization . Th e 1 s t Distric t 

Councilmantic office ha s been advised through correspondence from  th e Director 

of th e Redevelopmen t Authorit y tha t a n identified heir has interes t i n acquiring 

the propert y an d woul d lik e righ t o f first refusa l t o purchas e th e property . A 
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decision o n thi s expecte d outcom e ha s t o com e from  th e 1  Distric t 

Councilmantic Office . 

Redevelopment Authorit y Housing Rehabilitation Program constructio n estimat e 

work write-u p -  Affiliate d Developmen t Service s Grou p i s a  constructio n 

company that has agree d t o provide a construction cost estimate in the RDA/HR P 

format. Th e cos t estimat e will provid e a detailed room-by-room , square footag e 

estimate for all aspects of the construction . 

Architectural Schemati c -  Frida y Architects Planning & Design has provide d a s 

schematic desig n o f the fron t exterio r o f the uni t depictin g the visua l of how th e 

unit wil l fi t int o th e bloc k onc e rehabbed . Frida y Architect s ha s agree d t o 

complete th e interio r desig n o f th e uni t onc e approve d fo r reha b b y th e 

Redevelopment Authorit y via the HR P program . 

Identified CD C i n geographi c servic e are a -  Poin t Breez e Communit y 

Development Corporatio n ha s agree d t o ac t a s th e developin g CDC . A s th e 

developing CDC , Poin t Breeze wil l facilitat e construction loan financing, genera l 

contractor contracts , ac t a s liaiso n betwee n th e Cit y an d the bac k en d buye r an d 

provide general technical assistance applicable to completing the project . 

Identified Homebuyer s Counselin g Entit y -  Germantow n Settlemen t provide s 

housing counselin g to firs t time homebuyer . Housin g counseling is inclusive of 

credit repair , pr e purchas e housin g counseling , budge t planning , mortgag e pr e 

approvals an d commitmen t packagin g an d pos t purchas e housin g counseling . 

Germantown Settlemen t ha s agree d t o wor k wit h th e identifie d bac k en d 

purchaser throug h post purchase counseling . 
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PROJECT BARRIERS 

• Sit e Contro l -  Th e acquisitio n and dispositio n procedures fo r acquirin g bot h 

privately held and publicly owned properties i n Philadelphia is a cumbersome an d 

dysfunctional process . Curren t status and procedures couple d with the number of 

city agencies that must be approached t o acquire a single unit confounds attempts 

by fo r profit , nonprofi t an d individual s t o carr y ou t plan s t o improv e 

neighborhoods. 

• Strategi c Planning - Th e Point Breeze section of the cit y that the targeted uni t is 

situated in is not part of any defined existing strategic plan that has been approved 

by th e Cit y Plannin g Commission . Th e neighborhoo d CD C has onl y bee n 

servicing th e are a fo r th e pas t tw o years . Becaus e the y ar e no t par t o f a 

designated strategi c pla n area , obtainin g developmen t resource s coul d b e 

problematic. T o avoid further cumbrances , the Cit y Planning Commission should 

be assigned to collaborate with the existing CDC, neighborhoo d organizations and 

civic leaders to develop a neighborhood strategic plan. 

• Leveragin g Available Resource s - Identifyin g the availabl e resources withi n th e 

existing programs t o stabiliz e and rehab the propert y i s not s o much the problem 

as obtainin g approvals fro m the man y agencie s fo r use o f their resource s i n the 

same deal. 

• It s Onl y Ringgol d Stree t - A s the cit y move s forwar d wit h it s transformatio n 

initiative, concentratio n fo r rebuilding will b e targeted a t the larger tracts of land. 

Resources wil l b e directe d a t econom y o f scale projects . Block s lik e Ringgol d 

Street throughou t th e cit y wil l b e put o n the bac k burner because their nee d wil l 

not fi t a  particula r profile . Projec t siz e canno t b e a  facto r i n determinin g th e 

importance o f the project . Ringgol d Stree t lik e man y block s in the cit y wil l b e 

fighting to sustain its value, structural integrity, curb appeal and neighbors . 
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A CIT Y TO CITY ANALYSI S 

Most neighborhoods throughout th e country discover deterioration in older areas before i t 

becomes serious . Howeve r once a  soli d neighborhoo d begin s t o sho w sign s o f majo r 

deterioration an d "blight " cause d b y reduce d qualit y o f maintenanc e o n certai n 

properties, decrease d o f owne r occupancy , abandonmen t o f residentia l properties , 

vacancies in commercial properties, i t is often time for the loca l government t o undertak e 

a stabilization effort. 

Philadelphia i s n o differen t fro m othe r citie s o n th e Eas t Coast , suc h a s Baltimore, 

Maryland. Bligh t remova l and/or neighborhoo d stabilizatio n involves many o f the same 

techniques regardles s o f the city . Althoug h there exist  a  diversity of needs within an y 

community; the goa l is unanimous acros s the board: to improve the qualit y of life i n the 

community through the proper maintenance an d stabilization of the housing stock. 

In concer t wit h th e housin g stoc k stabilizatio n strategy, H U D dictates procedure s fo r 

demolition an d dispositio n relativ e t o thei r properties . I t to o include s policie s an d 

procedures fo r demolition . Thes e mandates have a n intense impac t due to the pervasiv e 

amount o f HUD owne d properties throughou t th e country . Thi s in turn has a n inheren t 

impact on demolition policies throughout th e country based on HUD's position as a long-

standing government entity . 

Baltimore, Maryland 

The Cit y o f Baltimor e guide s it s decisions/policie s fo r demolishin g vacan t an d 

deteriorated propertie s based on: 

Pre-Demolition Process 

Communicate to the publi c how decisions regarding demolition are mad e an d whom 

people shoul d contact i f they hav e any questions o r concerns. Publish a  list of houses 
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scheduled fo r demolitio n and contac t resident s an d communit y based organization s 

well i n advance o f the schedule d demolition. 

Define wha t i s meant by "communit y support" fo r o r agains t demolition . Recogniz e 

that there is usually multiple communities based organization s an d othe r institution s 

in each neighborhood that have a stake in demolition decisions. 

Distinguish betwee n vacan t bu t stabl e house s an d house s tha t ar e condemne d an d 

likely beyond repair. 

Discourage demolition of contributing historic structures; whe n historic structures ar e 

to b e demolished , recor d the m throug h pictoria l an d writte n means . Devis e 

demolition strategy onl y after havin g identified contributing historic structures . 

Respect the urban fabric of neighborhoods where demolition is taking place. One way 

to do this is to avoid mid-block demolitions. 

Look fo r opportunities to create parcels large enough for new construction and for the 

development o f other amenities . For example, recognizing the significan t role that 

well designe d and maintained open space can play as a catalyst o f neighborhood 

revitalization, look for opportunities to use demolition and capital funds to create new 

residential urban squares . 

Demolition 

Explore using "deconstruction" as an alternative to demolition. Deconstruction is the 

careful han d disassembly of buildings for material salvage. The advantages of 

deconstruction are that it minimizes solid waste , reduces healt h hazards, an d creates 

jobs. 

Minimize hazard s o f lead contamination related to demolition (deconstruction is one 

way t o handle this). Currently , there is no neighborhood notification to warn 

residents o f this potential hazard. The City is required to notify nearby residents an d 
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alert them to the potential hazards associated with demolition through a door-to-door 

campaign and brochures at least 24 hours in advance of demolition. 

Post-Demolition 

Provide new "end of row" houses with quality retaining walls and the option of 

windows or side entrances . 

Provide a menu of options for providing temporary screening or fencing for sites of 

recently demolished buildings until the property is converted to its planned use; make 

it easy for communities to access these options. 

Use of the City's Salvage Depot, which requires contractors who demolish structures 

at the request of the city to bring salvaged materials to the depot . 

Vacant property accumulated through demolition activities are placed in a city land bank. 

Land banked properties are offered to developers and CDC for possible inclusion in their 

development projects . 

GOVERNMENTAL ANALYSIS 

HUD's Policy on Demolishing a HUD owned Property 

HUD outline s a detailed process to be adhered to by all housing authorities aroun d the 

country applicable to demolishing or disposing of any HUD owne d property. 

• HU D mus t approv e application s fo r demolitio n withi n 6 0 day s unles s a 

certification b y the P H A that it fits a prescribed need is "clearly inconsistent with 

information and data available to the Secretary . 

• Th e site is severely distressed. 

• Th e property i s obsolet e t o HUD' s strategi c pla n o r the strategi c pla n o f a 

neighboring community group or agency. 
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• A  partial demo wil l assure viability and keep the unit livable. 

• Th e retentio n o f propert y t o b e dispose d o f i s no t i n th e bes t interes t o f th e 

residents. 

• Desig n or construction deficiencies make rehab not cost effective . 

• An y residen t organizatio n shal l hav e a  righ t o f first  refusa l t o purchas e an y 

property to be disposed . 

NEXT STEPS 

Philadelphia residents ar e i n a unique position as they fac e the challenge s that wil l com e 

with their opportunit y t o take a  participatory rol e in the proces s o f transformation. Th e 

process o f transformatio n ca n provid e fo r Philadelphi a residents a  platfor m fo r civi c 

participation and community engagement. Th e identification of a linkage that allows for 

citizens involvement and connects communit y and government i n a participatory proces s 

is paramoun t t o the sustainabilit y o f neighborhood blocks . A  venue tha t wil l provid e a 

stage o r platfor m tha t wil l unif y th e decision s o f transformatio n throug h voic e an d 

provide a cohesive cyclopic vision for neighborhood blocks citywide. 

The Institute for the Stud y of Civic Values was established i n Philadelphia in 1973 with a 

mission to promot e civi c idealism, the ongoin g effort o f citizens and government t o help 

America achiev e it s histori c civi c ideals . Th e Institute through th e developmen t o f its 

Neighborhoods Onlin e project ha s provided a venue whereby Philadelphian s through th e 

use o f moder n technolog y an d Interne t acces s ca n b e tha t voic e tha t represent s th e 

idealisms o f th e communit y a t larg e i n creating , discussin g an d participatin g i n th e 

drafting o f visio n and values in the transformation o f Philadelphia. 
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Political leader s acros s th e countr y ar e strugglin g to identif y the value s that ar e share d 

amongst Americans . I n communities across Americ a the identificatio n of shared value s 

amongst neighbor s is the cornerstone o f community building. Th e Institute fo r the Study 

of Civi c Value s believe s tha t th e civi c value s se t fort h i n th e Declaratio n o f 

Independence, th e Constitution , and the B i l l o f Rights -  life , liberty , and the pursui t of 

happiness; equa l opportunity ; democracy , justice, and the genera l welfar e o f people ar e 

the principle s that should guide us in meeting the challenge s facing America i n building 

communities. 

Neighborhoods Online  was create d i n 1995 by the Institute a s an online resource cente r 

for America' s neighborhood  builders , an d peopl e wh o wor k throug h grassroot s 

organizations, a s volunteers , an d i n governmen t t o buil d stron g neighborhood s an d 

communities throughout th e country . Th e aim is to provid e fast acces s t o information 

and idea s coverin g al l aspec t o f neighborhood  revitalization , as wel l a s t o creat e a 

national network of activist and people in government working on problems that affect u s 

where we live . 

Through Neighborhoods Online, Philadelphia residents ca n become engage d i n dialogue 

affecting th e outcome s o f their blocks as the cit y moves forward with it s transformation 

initiatives. Mos t relevant to this research wil l b e the discussion of the adapted polic y by 

the Cit y o f Philadelphia i n its Program Statement date d Januar y 200 2 applicabl e to th e 

Neighborhood Transformatio n Initiative. Th e framework o f the discussio n is guided by 

the philosophy of civic idealism advanced by the Institut e wit h a n emphasis o n building 

community, expanding opportunity, and strengthening democracy. 

The online participants in civic values share a commitment to both grassroots organizing 

and activist government i n working to achieve stated goals and objectives. A s an online 

resource cente r fo r America' s neighborhood builders this technological tool wit h allo w 

for the discussion to remain open on how to evaluate the aggression o f the policy an d re-

access th e decision s o f demolition threatening t o th e structura l stabilit y an d aestheti c 

continuity of blocks as Philadelphia transforms it s neighborhoods. 
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CONCLUSION 

Suppose one of you wants  to build  a tower.  Will  he not  first sit  down and estimate  the 

cost to see if  he has enough money to  complete it?  For  if  he lays the foundation and  is 

not able to  finish it,  everyone who sees it will ridicule him, saying, "This  fellow began  to 

build and was not able to finish " 

Luke 14:  28-30 

As th e Cit y o f Philadelphi a move s forwar d wit h it s Neighborhoo d Transformatio n 

Initiative, th e commitmen t o f available funds an d inclusionar y policies is paramount t o 

laying the foundation for transformation. Fo r if the city is not able to finish it s foundation 

for transformation than othe r municipalities will ridicul e us across the country. Avoidin g 

this possibilit y entails collectiv e inclusion o f communit y resident s an d th e municipa l 

leadership. 

The cit y mus t tak e a  holisti c inclusionar y approac h t o neighborhoo d transformation . 

Holistic approache s t o effectiv e interventio n involv e the collaboratio n o f institutional 

entities, th e coordinatio n o f program activities , and th e cooperatio n o f the community . 

Collectively, unde r th e directio n of identified leaders, thes e mechanisms shoul d operate 

in a synchronized manner to effectuate chang e and foster progress . 

Community economic development initiative s are designed to revitalize a community and 

stimulate th e loca l economy . Th e accomplishment s o f these initiatives , if strategically 

planned wit h define d benefit s t o an d fo r th e community , translat e int o a  thriving , 

effective neighborhoo d that has the abilit y to be sel f contained an d sustainable. Holisti c 

approaches t o CE D "offer s som e hope " o f change an d transformation t o the community 

and its people. 

M y overal l conception of the strateg y o f CED involve s layers o f intent. I t i s the city' s 

intent wit h NTI that does not incorporat e a  holistic approach; therefore , minimizin g th e 
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chance fo r rea l chang e an d transformation , i n addition to shrinkin g the possibilitie s for 

progress o n neighborhood blocks. 

Case i n poin t i s th e realit y o f Ringgol d Street . Communit y buildin g shoul d b e 

community-driven with broad residen t involvement . Ringgol d Stree t residents represen t 

a microcosm of the ill s of many blocks within the city . Block s with tree lined streets and 

happy neighbor s tha t ar e obliviou s to th e aggressiv e agend a fo r bligh t removal planne d 

by th e city . A  loomin g monster wit h unsuspecting victims , the demolitio n process ha s 

the potential to devour the continuity of residential blocks ignoring the hidden strength of 

inclusive community building. 

The mos t effectiv e wa y to foste r inclusiv e community building is through th e strategie s 

of communit y economi c development . Communit y Economic Development i s the mos t 

stringent strateg y to comba t the ill s o f poverty, which includes the implemen t o f housing 

plans. 

In conclusion , I a m reminded o f the word s o f Lisbeth Shor r in Common Purpose whe n 

she say s "Communit y buildin g i s base d o n th e belie f tha t inner-cit y resident s an d 

institutions ca n and mus t b e the primar y actors in efforts t o solv e the problem s o f their 

neighborhoods". 
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METHOD O F MONITORING & EVALUATIO N 

The Cit y o f Philadelphia i n it s Januar y 200 2 Neighborhoo d Transformatio n Progra m 

Statement outlines it s policy for demolishin g residential structure s on city blocks as wel l 

as its stabilization and preservation policy . 

In considerin g demolition , priorit y wil l b e give n t o thos e structure s that prototyp e th e 

following bu t not limited to: 

Condition of structure 

Degree o f vacanc y 

Ownership characteristic s 

Social, cultural and economic anchors ; 

Parcel characteristic s 

Schools 

Housing and community development investments ; 

Population change 

Proximity to noxious land use; and 

Real estate market conditions . 

The city will be guided by the followin g operatin g principles: 

• Electe d officials , communit y leaders , an d neighborhood  resident s wil l b e give n 

ample notice o f planned demolitio n activities; 

• Th e demolitio n o f vacan t structure s wil l b e conducte d i n a  safe , orderly , an d 

environmentally soun d manner; 

• Demolitio n work wil l b e undertake n i n a manner that wil l minimiz e community 

disruption. 
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In considerin g residentia l stabilizatio n and preservatio n activities , priority will b e given 

to those structures that prototype the following but not limited to: 

• Residentia l o r mixed-us e residential/commercia l propert y o f four storie s o r less ; 

located o n a block with a low vacancy rate; structurall y suitabl e fo r stabilization 

and rehabilitation and there are no significant soi l or environmental problems ; 

• Eligibl e fo r quic k acquisitio n throug h eminen t domai n o r Ac t 9 4 spo t 

condemnation b y the RDA ; ta x foreclosur e sal e throug h th e Sheriff s Office ; o r 

negotiated purchas e o r donation; 

• Locate d i n area s o r block s o f th e Cit y wit h stron g rea l estat e market s (i.e. , 

neighborhoods wher e th e rea l estat e marke t i s stron g enoug h t o provid e 

reasonable assuranc e tha t th e buildin g ca n b e sol d afte r rehabilitatio n i s 

completed; feasibl e fo r rehabilitatio n withi n th e parameter s o f th e City' s 

Homeownership Rehabilitation Program, know as HRP ; 

• Historicall y or architecturally significant; 

• Locate d in areas where stabilizatio n and encapsulation ca n preserve th e structura l 

integrity of the block; 

• Locate d in areas new gateways t o the Cit y and other heavily traveled arteries; an d 

• Locate d i n area s wher e ther e ar e non-profi t an d for-profi t developer s an d 

contractors wit h the capacity and interest i n rehabilitating the property . 

The city will be guided by the following operatin g principles: 

• Inspector s from  Licens e and Inspections , assiste d b y the CPC,OHCD , P H A and 

the Program Manager, wil l surve y targeted blocks and areas of the Cit y to identify 
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vacant building s tha t ar e suitabl e fo r th e stabilization , acquisitio n an d 

rehabilitation. 

• Th e Progra m Manage r wil l prepar e work specification s an d cos t estimate s fo r 

buildings targeted for stabilization and encapsulation an d forward the work order s 

to P H A o r third party contractors . A t the sam e time, th e Progra m Manager wil l 

notify OHC D s o that it can initiate the acquisition process. 

• A  lien wil l be placed on the structure to cover the cos t to stabilize and preserve . 

Neighborhoods Onlin e will serv e a s a  monitoring agent to watchdog the demolitio n and 

stabilization and encapsulation policie s and activities set fort h in the Cit y o f Philadelphi a 

Program Statemen t o n th e Neighborhoo d Transformatio n Initiativ e date d Januar y 1 , 

2002. Neighborhood s Onlin e will receiv e a  copy o f the demolitio n schedule poste d b y 

the Department o f License and Inspection. O n line blocks will b e abl e to revie w the lis t 

and make applicable recommendations t o their Councilmantic district offices on behalf o f 

their blocks. 

ROLE IN THE PROJEC T 

While attendin g a  meeting , a  professional an d persona l cor d was simultaneousl y struc k 

when I  notice d a  particula r addres s ha d bee n place d o n th e City' s dem o list . Mor e 

personal this one, because it was on the block in which I was raised and the on e in which 

my mothe r stil l resides . Understandin g th e lon g ter m negativ e impact s o f mi d ro w 

demolitions, the personal missio n here is to save Ringgold Street . M y role is to assis t th e 

residents i n a participatory process i n ensuring the Cit y o f Philadelphia is accountable i n 

preserving their homes, it s value and their unit blocks structural integrity and curb appeal . 

As a n urban developer , m y interest i n mi d row demolition process an d ho w blatant th e 

decision o f removal i s made as bee n peake d fo r som e time . Th e structur e o f graduate 

school coupled with my well-defined knowledge o f physical developmen t worke d to my 
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advantage relativ e to research, desig n and proposed implementation for this project. Th e 

timing i s good for my neighbors o n Ringgold Stree t a s I am involved i n the structur e of 

graduate schoo l to assis t the m in conceptualizing civic responsibility . Thi s project als o 

affords m e an opportunity to give back and provide direction as the residents o f Ringgold 

Street demonstrat e thei r unity , collectiv e empowerment, neighborhoo d stabilit y an d 

pride. 

On behalf of the project in these roles I completed tasks as : 

• Projec t Manage r - manag e th e genera l operation s o f this projec t from  inceptio n 

through completion ensuring occupancy on behalf of the identified heirs. 

• Develope r - coordinat e an d oversee al l phases of the developmen t proces s from 

the identificatio n o f the project , financin g (pr e —  development and construction ) 

through completion. 

• Technica l Assistant -  solici t suppor t fro m publi c and privat e sources , politica l 

representatives an d business interes t t o ensure the availabilit y o f funding for this 

project. 

• Liaiso n -  establis h a high level o f collegiality o f collaboration amon g al l parties 

participating in development of this project. 

• Neighbo r - t o ensure the vitalit y and unity o the block and ensure the availabilit y 

of resources an d the affectiv e integratio n of municipal service s for sustainability 

of Ringgold Street . 
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STAKEHOLDER ANALYSI S 

Ringgold Street  Residents - Th e resident s o f Ringgol d Stree t a s stakeholder s i n thi s 

project wil l benefi t fro m th e schedule d dem o bein g aborte d an d th e vacan t structur e 

rehabbed. Th e benefit wil l com e as the eyesore i s removed and replaced with a rehabbed 

home comparable to the adjoining properties. Completin g this project wil l prevent a  void 

in th e streetscap e o f the bloc k an d maintai n th e presen t cur b appeal . Th e structura l 

integrity an d th e valu e o f the home s o n Ringgold Stree t wil l no t b e compromise d a s a 

result o f the aborted demolitio n and the property rehabbed . 

City of  Philadelphia  -  A s a  stakeholde r i n this endeavor , th e cit y wil l mov e on e ste p 

further i n eradicatin g bligh t o n neighborhoo d blocks . Th e uni t onc e rehabbe d fo r 

homeownership wil l begi n t o generat e tax revenu e income  increasin g th e overal l real 

estate value in the Sout h Philadelphia community where it is located. 

Neighborhoods Online  - Neighborhood s Online stakeholder positio n in this projec t wil l 

be that of a watchdog agent to the community . Th e online tool will monito r the activities 

of th e initiativ e an d it s impac t o n neighborhoods . Throug h us e o f thi s too l 

Neighborhoods Onlin e wil l empowe r thei r user s t o b e apar t o f th e decisio n making 

process affecting their blocks. Neighborhood s Online will represent the ethnic , economic 

and social diversity of Philadelphia neighborhoods . 
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RESOURCE ADVISORS 

A I A Neighborhood Transformation Initiative Task Force - A  technical advisory team se t 

up m y the Mayo r t o develo p a  plan that addres s wha t th e futur e fabri c o f the cit y wil l 

look like in the aftermat h o f blight elimination . Th e task force prepared a  position paper 

that examine d th e neighborhood s identifie d b y th e cit y a s mos t distresse d an d ha s 

provided a  statement on the visual and aesthetic affects o f transformation from a  housing 

perspective relativ e to the effects o n neighborhoods an d community. 

Stephen Kazanjian , Executive Director/CEO, Greate r Germantow n Housing CDC -  Mr . 

Kazanjian a s th e Executiv e Directo r o f GGHD C wa s abl e t o provid e a  basi s fo r 

maintaining a  stationar y focu s fo r th e developmen t o f the project . H e als o serve d a s a 

"sounding board" for conceptual development idea s and general technical assistance . 

Herbert Wetzel , Executiv e Director , Philadelphi a Redevelopmen t Authorit y -  A s 

Director of the RDA , Mr . Wetzel was mos t helpfu l in expediting the cours e o f action to 

be take n relativ e t o ensurin g tha t th e uni t i s place d i n the stabilizatio n encapsulatio n 

program. 

Patricia Smith , Director, Neighborhood Transformatio n Initiativ e -  Ms . Smith' s offic e 

serve a s a  liaison throughout th e cours e o f this project . Ms . Smith's office  ensure d tha t 

my participatio n was committees that were germane to the transformation initiative. 

Dr. Edwar d Schwartz , Founde r &  Executiv e Director, Institut e fo r th e Stud y o f Civi c 

Values -  Dr . Schwart z serve d a s a  condui t introducin g the Neighborhood s Onlin e chat 

room to perpetuat e the monitorin g of the policie s enacted b y the cit y applicable to thei r 

demolition and encapsulation mean s and methods . 
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