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city planning
1. The decision-making process in which goals and objectives are established,

existing resources and conditions analyzed, strategies developed, and controls

enacted to achieve the goals and objectives as they relate to cities and commu-

nities.

2. Furthering the welfare of people and their communities by creating convenient,

equitable, healthful, efficient, and attractive environments for present and future

generations.





Executive Summary
Within the framework of the Neighborhood
Transformation Initiative and in coordination with other
city agencies, the City Planning Commission has
undertaken the development of comprehensive
neighborhood plans in a number of communities
throughout the city.  This document serves as a written
summary of the neighborhood planning process and the
neighborhood plan for the Strawberry Mansion
community in North Philadelphia.

Background
Strawberry Mansion developed as a neighborhood in the
late 1800's along the eastern edge of Fairmount Park,
overlooking the scenic Schuylkill River Valley.
Strawberry Mansion evolved as a community with
diverse housing stock, neighborhood schools, religious
and cultural institutions and retail establishments into
the mid 1900's.  By the 1970's, economic and
demographic changes, combined with a national trend
of urban decentralization spurred pockets of disinvest-
ment and abandonment. Despite these challenges, the
community has maintained a rich cultural history with
architecturally significant buildings scattered along
corridors like 33rd St. that serve as opportunities for
future growth and revitalization.  

Neighborhood Conditions in Strawberry Mansion
Today
~ The neighborhood population is approximately

23,000;
~ 34 percent of the population is under age 20;
~ The population is predominantly African-American,   

with income levels that fall below the city average;
~ The predominant land use is residential;
~ The typical housing stock consists of 2-3 story row 

homes, some of which are architecturally significant;
~ More than 20 percent of all housing units are vacant, 

almost double the city rate; 
~ Strawberry Square is the primary neighborhood    

shopping center;
~ The commercial corridors are showing signs of 

distress, e.g. Lehigh, Ridge and sections of 33rd St.;
~ Industrial uses, many of which are vacant or 

underutilized, are dispersed throughout the 
neighborhood and along the Amtrak rail corridor;

~ Six public elementary and middle schools, two public 
High Schools and one parochial school serve the area.

Executive Summary
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Neighborhood Analysis
Examining Strawberry Mansion's existing conditions
relative to good community standards reveals the
following:

Opportunities
~ Historic Architecture
~ Vehicular Access
~ Fairmount Park-East/West Park
~ Library and School Facilities
~ Good Public Transportation
~ Cultural Heritage 

Challenges
~ Dangerous Buildings
~ Land Use Conflicts
~ Safety
~ Retail Resources
~ Social and Educational Programs
~ Vacant Lots
~ Traffic and Parking
~ Community Leadership
~ Economic Opportunity

Planning standards can provide a consistent basis for
determining community need and measuring program
success.

Recommendations
Although no development plan is ever implemented
exactly as planned, the effective promotion of new
investment will require a connection between the plan
and an implementation strategy. In addition, it will
require coordination amongst public agencies, and
continued support of community stakeholders. The
participation of private, public and non-profit sectors
would also be helpful. The recommendations in the plan
reflect input from community residents and elected
officials. 

Recommendations:
Housing
~ Support homeownership maintenance efforts;
~ Use public investments to leverage and attract new 

development;
~ Modify zoning regulations to reduce conflicts 

between commercial and residential land use.

Community Heritage
~ Conserve landmark corridors and significant proper- 

ties where feasible;
~ Promote the documentation of vulnerable cultural  

resources;
~ Define the role of the arts and cultural heritage in the 

community.
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Commercial and Economic Development
~ Consolidate commercial activity around nodes of   

strength;
~ Target resources to support mixed-use areas adjacent 

to Strawberry Square;
~ Revitalize the Strawberry Square Shopping Center; 
~ Explore retail opportunities along 33rd Street;
~ Use zoning updates to encourage neighborhood-  

sensitive commercial development with adequate 
parking;

~ Support the development of a neighborhood business 
association.

Parks, Recreation and Open Space
~ Enhance resources for East Park;
~ Improve "Model Cities" pocket parks;
~ Enhance visual gateways to the park and neighbor

hood;
~ Connect major corridors to the park with Street trees, 

landscaping and pedestrian improvements;
~ Encourage community partnerships for the creation 

and maintenance of open space;
~ Promote side-yard ownership and the management of 

vacant land as community open space.

Community Facilities and Support
~ Upgrade community facilities (Widner Library);
~ Partner with community schools and institutions to  

promote joint-use;
~ Support community-based organizations; 
~ Develop and promote design guidelines that incorpo-

rate community safety;
~ Maintain existing public transit routes and levels of  

service.

Executive Summary
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The Community Planning Process

Introduction
Planning for the orderly physical development of the
city is a basic charter - mandated responsibility of the
Philadelphia City Planning Commission.  Within the
framework of the Neighborhood Transformation
Initiative and in coordination with other city agencies,
the City Planning Commission is committed to making
such planning inclusive, to make the planning process
transparent and to plan within realistic investment and
funding parameters.  

In Fiscal Year 2003, the City Planning Department
began a comprehensive community planning process in
34 neighborhoods and corridors throughout the city.
Some of these areas had existing community plans com-
pleted by neighborhood-based organizations or district
council offices, while others did not.  For those with
existing plans, the previous planning work served as the
framework for the delivery of planning services.  Where
plans were never developed, where planning was not
comprehensive or where planning required updating or
modification, a greater level of planning services and
strategy development were necessary.  

The Strawberry Mansion neighborhood was the first
area to receive neighborhood planning support and to
complete the planning process through the issuance of
this document.  The planning process has involved the
residents of Strawberry Mansion and community input
has been a key component in this process. Several
community meetings were held with area residents at
Strawberry Mansion High School where citizen
comments were documented.  Informational reports and
presentations were also given at these meetings in order
to facilitate discussion and ideas to support the plan.

While the plan signifies a key step forward, review of
community issues and citizen involvement will continue
as the plan is implemented.  We hope that this planning
process has increased awareness of community issues
and ideas for revitalization.  

The Planning Commission wishes to thank the citizens
and elected officials of Strawberry Mansion for their
cooperation and valuable insight.  

Community Planning Principles

Within the context of the Neighborhood Transformation
Initiative (NTI), community planning principles were
identified and a  process for communicating with and
gathering feedback from community stakeholders was
established to guide the development of  community
plans in Strawberry Mansion and other NTI planning
areas.  

Chapter One
The Community Planning Process
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The Planning Process is intended to be:
~ Open and inclusive, involving a high degree of 

interaction with residents, elected officials and 
community-based organizations;

~ Understandable and transparent;
~ Consistent across all neighborhoods and as 

predictable as possible given differing circumstances;
~ Developed within the context of neighborhood, 

district and citywide visions.

The Planning Process includes:
~ Review of NTI goals and objectives;
~ A discussion and assessment of community vision;
~ Evaluation of community needs within the context of 

that vision;
~ Preparation of an Assessment, a formal Existing 

Conditions Study or updates of existing assessments 
or studies;

~ Review of NTI investment strategies for the area;
~ Evaluation of available resources;
~ Review and discussion of district and citywide goals 

and objectives;
~ Review and discussion and vetting of options and 

alternatives; 
~ Development of a Community Plan;
~ Development of an implementation strategy; 

identifying critical activities and assigning 
agency/entity responsibility;

~ Presentation and distribution of the draft Community 
Plan for public comment.

Review and approval draft NTI plans should include: 
~ Neighborhood presentation and discussion;
~ District-wide presentation and review focusing on 

issues that cross neighborhood boundaries (e.g. tran-
sit, traffic, noise, pollution) or that will have a           
district-wide impact;

~ City Planning Commission review, including formal 
approvals where mandated (e.g.zoning map changes); 

~ City Council review, including mandated approvals.

Understanding Community Needs
Strawberry Mansion is an area where a  comprehensive
community plan has not been prepared by a neighbor-
hood-based organization.   Therefore, the City Planning
Commission staff provided the base information,
technical assistance and guidance to help the
community move through the planning process.  

The Philadelphia City Planning Commission held a
series of community planning workshops and meetings
in Strawberry Mansion to provide a forum for residents
and stakeholders to voice opinions related to present
conditions and potential development in the area.
Consideration of the issues raised by stakeholders in the
Community Planning Workshops, consultation with
local officials, study of the physical environment, and
analysis of demographic and economic data led to the
development of this community plan.
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Specific areas of research and analysis in the Strawberry
Mansion planning process included:
~ Researching and identifying neighborhood strengths, 

weaknesses, opportunities (for improvement and 
change), and threats (obstacles to change);

~ Documenting community opinions and needs as 
expressed by Strawberry Mansion residents, leaders of 
institutions, business owners and all stakeholders;

~ Identifying opportunities and establishing goals for 
land use and development that might be realized over  
time;

~ Reporting on proposed early redevelopment actions 
and anticipated implementation schedule.

Chapter One
The Community Planning Process
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Principles for Community Engagement:

~ A high degree of interaction

~ Broad outreach to all segments of the      
community

~ Continuous information sharing

~ Education and training opportunities where 
necessary to promote informed participation

~ Opportunities for community review of work 
in progress

~ Orientation towards resolving differences 
and achieving compromise, whenever 
possible

A facilitator guides a discussion of neighborhood issues in a
planning workshop at Strawberry Mansion High School.
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Strawberry Mansion: Yesterday and Today

Community Heritage
Community Heritage is a component of neighborhood
planning where a community's history, culture and
artifacts are researched and documented.  As neighbor-
hoods change over time, and with today's emphasis on
blight removal and redevelopment, it is important to
catalogue and document essential elements of a commu-
nity's past and evolution. Initial Community Heritage
studies related to NTI were carried out by the Planning
Commission with funding from the National
Endowment for the Arts.

Neighborhood History
Strawberry Mansion was developed in the late 1800s,
as a predominantly working-class and middle-class
residential area.  Several ethnic groups established a
foothold in this neighborhood, but it is the history of
Jewish-Americans and African-Americans that is
particularly well chronicled.

The Jewish history of Strawberry Mansion is document-
ed in the book, Strawberry Mansion: The Jewish
Community of North Philadelphia, by Allen Meyers
(2000).  Meyers' book reminds us that during the early
and mid-1900s, a popular leisure activity was to ride the
Park Trolley through Fairmount Park for picnicking and
sightseeing, and to the Woodside Park amusement park
in West Philadelphia.  The Philadelphia Zoo and Smith

Playground were other favorite destinations in the park.
The trolleys crossed the Schuylkill River on the
Strawberry Mansion Bridge until 1946 when park
trolleys were abandoned.

The neighborhood was bustling with schools, public
transit, the nearby Shibe Park baseball stadium, places
of worship, and marketplaces including popular estab-
lishments near 33rd & York/Dauphin such as Cherry's
Ice Cream, Pflaumer's Ice Cream, and Pat's Steaks (of
South Philly fame).  

One block to the east at 32nd & Ridge was the "Car
Barn," which housed trolleys from 1910 to the 1960s.
This was demolished to make way for Strawberry
Mansion High School.  The large apartment building
near 33rd & Clifford streets known as the "Plaza
Apartments," was designed by Frank Hahn and contin-
ues to be an important community landmark today. 

During the 1950s, as was an urban trend in  the post-war
era, many city -dwellers  with the means to do so were
leaving the inner cities for newer communities such as
Oxford Circle and West Oak Lane, or suburban areas.  

In later decades, community activism took place in the
neighborhood as residents pressed for change.
Construction of Strawberry Mansion High School gen-
erated protests about racial inequalities in the construc-
tion crews, which led to important changes in local labor
practices. During the 1960's, neighborhood leaders were
involved in the Model Cities program, which provided

The Strawberry Mansion,
from which the neighborhood
got its name, is the largest of
the houses in Fairmount
Park. Originally called
Summerville, this Mansion’s
surrounding fields yielded
delicious strawberries.

Chapter Two
Strawberry Mansion: Yesterday and Today
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services to the community. By the 1970's, Strawberry
Mansion community groups worked effectively to
ensure that funds from the new Housing and
Community Development Act of 1974 were set aside for
improvement of North Philadelphia communities.
During the 1970's and '80's, community activists spoke
of the need for a modern shopping center in the neigh-
borhood. As a result, plans for the Strawberry Square
shopping center were incorporated into urban renewal
plans for Strawberry Mansion.

By and large, the neighborhood has a rich and diverse
heritage. Several notable African-Americans worked or
resided in Strawberry Mansion including artist Henry O.
Tanner and jazz musician John Coltrane.

Historic Properties
Historic properties in Strawberry Mansion listed on the
National Register of Historic Places include:
~ 2908 Diamond Street:  Henry O. Tanner House, 

National Historic Landmark
~ 3008-3215 Diamond Street:  West Diamond Street 

Townhouse Historic District
~ 2800-18 Diamond Street:  Most Precious Blood 

Church & Rectory

Locally-certified historic properties:
~ 2902 Diamond Street
~ 2906 Diamond Street
~ 2908 Diamond Street
~ 3135-39 W. Montgomery Avenue:

Christian Love Baptist Church (former Synagogue)
~ 1511 N. 33rd Street:  

John Coltrane House

Other significant properties:
~ 1727 N. 33rd Street
~ 1937-39 N. 32nd Street
~ 1941 N. 32nd Street

Tanner

Bassett 

Henry Ossawa Tanner, painter
and artist, 1859-1937, lived at
2908 W. Diamond Street.
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Real estate speculators sell the remaining inner-city 
homes to working class African Americans 

Jewish immigrants settle in 
Strawberry Mansion 

1940’s to 1960’s 1800’s Early 1900’s Late 1940’s Late 1950’s

neighborhood 

White, middle class Philadelphians take advantage of 
federal mortgage insurance (largely unavailable to 
African-Americans) and leave the city 

Strawberry Mansion’s population 
changes from 89% white/11% black to 

%5 white/95%black 

1964 2000 

Riots along main streets devastate North 
Philadelphia’s commercial core, including 

Strawberry Mansion 

Mayor Street introduces the “Neighborhood 
Transformation Initiative”, a city-wide plan to 

eradicate blight 

Ebenezer Don Carlos Bassett,
diplomat and educator, 1833-
1908, lived at 2121 N. 29th
Street.



Existing Conditions
An existing conditions study is conducted to understand
current neighborhood characteristics, which informs the
development of a neighborhood analysis.

Data was collected on the demographic makeup of the
neighborhood and types of land uses, including the
various park and recreational facilities available to the
community.

Location
The Strawberry Mansion Planning Area boundaries are:
~ Lehigh Avenue on the north; 
~ Sedgley Street and the AMTRAK rail corridor on 

the east, and;
~ 33rd Street and Ridge Avenue along Fairmount Park 

on the west. 

The Strawberry Mansion Planning Area is a cluster of
neighborhoods in the northwest section of Lower North
Philadelphia. In addition to the neighborhood common-
ly identified as Strawberry Mansion, the section known
as South Lehigh is also included in the planning area.

Population and Characteristics
(General population, housing, social and economic data
references Census 2000 tracts 151, 168, 169.1 and
169.2)

Approximately 23,000 people live in the Strawberry
Mansion study area.  The residents are predominately
African-American.  According to the 2000 Census, the
reported median income of Strawberry Mansion resi-
dents was approximately half of the citywide median.
Forty one percent of residents are reported to live in
poverty; this is almost twice the citywide share. 
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Demographic profile, 2000 Census 
(Census Tracts 151, 168, 169.1, 169.2)

Total population: 22,955
Pop. Change 1990-2000:       -15%
Black: 98% (City: 43%)
Hispanic: 1% (City 9%)
Under age 20: 34% (City 29%)
Over age 65: 15% (City 14%)
Total households: 10,404
Female-headed households: 62% (City: 22%)
Median household income:     $17,182
Persons in poverty: 39% (City: 23%)
High School graduates: 34% (City: 33%)
Vacant housing units: 20% (City: 11%)
Homeownership rate: 44% (City: 59%)

Chapter Two
Strawberry Mansion: Yesterday and Today
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Land Use
Residential
The primary land use in the Strawberry Mansion
Planning Area is residential. The area exhibits densely
developed residential areas with narrow streets and
rowhomes of varied size, architectural detail and
building condition.  Some residential areas, such as
Dover Street, Newkirk Street, and York Street, contain
smaller two-story rowhomes, while other sections,
notably portions of 33rd Street, 32nd Street and
Diamond Street, contain larger structures that are   archi-
tecturally and historically significant.  According to the
2000 Census, more than 20% of the housing units are
vacant - almost double the city-wide rate. Vacant lots
add to the severity of abandonment on residential blocks
in this neighborhood.

Parks Recreation and Open Space
The Strawberry Mansion Planning Area is adjacent to
the East Park section of Fairmount Park. This contigu-
ous portion of parkland bordering the Schuylkill River
is a well-known area of this citywide park system, due
in part to the entertainment venue Dell East. Residents
of Strawberry Mansion can cross 33rd Street or Ridge
Avenue to enjoy the benefits of the park. 

12
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East Park:
This section of Fairmount Park contains a variety of
facilities including a playground, tennis, golf and a
water reservoir for the City.  Four facilities are particu-
larly important to the residents of Strawberry Mansion:

1. Mander Playground and Recreation Center - 33rd &
Diamond Streets in Fairmount Park: In addition to the
playground, the recreation facility has a game room and
meeting room. Regular activities include weekly dance
and art classes. The center also manages summer camp
programs, basketball and tennis leagues. A recently
constructed swimming pool is open during summer
months.  
2. Golf Driving Range - Reservoir Drive at 33rd Street.
3. Edgely Field - Edgely Drive and 33rd Street: The
largest open space in the East Park includes 7 softball
diamonds, 4 baseball diamonds, 4 football/soccer fields,
basketball courts and tennis courts.
4. Smith Playground -  Reservoir Drive to the west of
the golf driving range: This playground provides indoor
and outdoor recreation for children

Department of Recreation Facilities
~ Recreation Center at 22nd & Huntington Streets, 

adjacent to Dobbins Technical School;
~ Moylan/Hank Gathers Recreation Center at 25th 

& Diamond Streets.

Commercial / Retail 
The primary shopping center is Strawberry Square.
Located in the center of the planning area, Strawberry
Square houses a variety of shops including a supermar-
ket, pharmacy, and hardware store. Another shopping
center, Hope Plaza, is located just outside of the     north-
ern planning area boundary on 22nd and Lehigh.  This
commercial area also provides a diverse retail mix, and
lies at the southern boundary of the bustling 22nd Street
commercial district of the neighboring Allegheny West
community. Older commercial areas within Strawberry
Mansion include the 29th Street Corridor, Lehigh
Avenue, Ridge Avenue, 31st Street, and areas of 33rd
Street.

Industrial
Industrial uses are scattered throughout the northern
section and concentrated along the eastern boundary of
the planning area.  The swath of land along the east is
zoned for industrial use, though it contains relatively
few active industrial uses.  Some of the parcels have
been vacant and unsupervised for many years and are
often used as illegal dumping grounds.  The northern
section of the planning area, east of 29th Street, has a
number of auto repair shops and similar commercial/
industrial uses. 

The reduction of economic activity over the past few
decades has led to the creation of various incentives

13
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intended to help local workforces by encouraging com-
mercial and industrial businesses to locate in their
neighborhoods.

Two development incentive zones present in Strawberry
Mansion are the Renewal Community Zone and the
Keystone Opportunity Zone (see Appendix for program
contact information).

As a result of a Federal designation, businesses located
in the Renewal Community have access to special tax
incentives to spur economic development and promote
job growth.  

Keystone Opportunity Zones are specially designated
areas throughout Pennsylvania that are virtually
business tax-free.  It is the goal of the program to
encourage business expansion within the city, attract
new business into Philadelphia, and to encourage prop-
erty owners to make capital improvements to their prop-
erties. The City of Philadelphia designated twelve
industrial/commercial KOZ sub-zones throughout the
city.

Institutions
Strawberry Mansion's numerous private and public
institutions have a prominent presence in the communi-
ty.  Six public elementary and middle schools, two
public high schools, and one private parochial school
serve the area. 

14
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The Widener branch library is currently located on the
northern boundary of the area at 26th and Lehigh
Avenue. The new Widener Branch Library will be    con-
structed on the south side of the 2500 block of Lehigh
Avenue and will be considered a great asset in the com-
munity. The newly constructed building will utilize a
long vacant and derelict lot and has the potential to cre-
ate an environment of renewal that may serve as a gen-
erator for revitalization beyond the boundaries of the
site. Other publicly supported resources or facilities
include Strawberry Mansion Health Center 5, Fire and
Police stations, and South Lehigh Neighborhood Action
Council (NAC). A number of churches serve the area
and often house community activities and helpful
resources for families and individuals.

Streets, Circulation and Transportation
Lehigh Avenue is a wide and busy vehicular pathway
effecting the division of neighborhoods.  Lehigh is also
generally considered to be the dividing line between two
sections of the city - Upper and Lower North
Philadelphia.  Dauphin, Diamond and Oxford Streets
are east-west arterials that continue as roads in
Fairmount Park west of 33rd Street.

The planning area is served by seven SEPTA bus routes
that provide access to center city employment and
shopping.  North-south service is provided by routes 7,
32, 33, 48 and 61.  Routes 3, 39 and 54 provide
east-west service, connecting with the Broad Street sub-
way. Bus passengers can also connect to King of Prussia
with a transfer at Wissahickon.  The closest regional rail

15

Neighborhood Bus Routes
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stations are located outside Strawberry Mansion in East
Falls, at 22nd & Allegheny, or at Broad & Glenwood.
Bike paths (lanes) exist on 29th Street, Lehigh Avenue,
and 33rd Street.  These paths connect with the regional
bicycle network.

The AMTRAK rail corridor, while not impassable,
creates a barrier that significantly limits movement to
and from the neighborhoods to the east.  At the south-
ernmost point of the planning area lies a rail yard and
underused industrial area.

Recent Public Investment
Housing
In recent years, new housing has been developed within
the planning area.  These pockets of public investment
may spur further investment from other sources. Some
examples of recent housing investment are: 

~ 3100 Berks Street Rehabilitation; 
~ Diamond Street Rehabilitation;
~ Clara Baldwin Apts. for Seniors, 26th Street & 

Susquehanna Avenue;
~ Mother Dabney Homeownership, 28 units, 29th 

Street & Susquehanna Avenue;
~ Parkview Apartments rehabilitation (PHA), 33rd 

& Diamond Streets;
~ Homestart rehabilitations, multiple locations;
~ 2600 Oakdale Street, rehabilitations.

Diamond Street Rehabilitation
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Vacant Lots
The City's small vacant lot abatement program has
afforded many homeowners the opportunity to acquire
vacant lots adjacent to their properties for use as side-
yards. The program has been successful and the
response by residents has been overwhelming, which
resulted in a backlog in requests for vacant lots. 

Acquisition Activities
In October 2002 and April 2003, the Redevelopment
Authority and City Planning Commission approved the
acquisition of over 320 vacant properties in Strawberry
Mansion. These lots are located in areas designated
"Acquisition Zones" as described in the NTI Annual
Program Statement and Budget (Fiscal Year '03).  In the
acquisition zones, public acquisition and disposition of
land for reuse can happen more quickly.  In City owner-
ship, these lots may be combined to assemble larger
development sites or, where appropriate, individual lots
can be transferred to adjacent homeowners.

Demolition Activities
Demolition activities have been ongoing in Strawberry
Mansion, much like other areas of the city where
structurally unsound buildings may pose a threat to
public safety. A demolition bid package has been issued
under the NTI program, calling for the demolition of
residential properties deemed dangerous by the
Department of License and Inspections (L&I). The
southwestern section of the planning area, generally
below Dauphin Street and between 33rd and 31st
Streets, was reviewed closely to identify dangerous
buildings that may pose public safety hazards.   

Example of vacant lot used as a sideyard

Chapter Two
Strawberry Mansion: Yesterday and Today
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Community Meeting, Strawberry Mansion High School, 
April 30, 2003

Chapter Three
Community Involvement
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Community Meeting, Strawberry Mansion High School, 
April 30, 2003

Community Involvement
Planning Workshops and Meetings
Community input is a key element of the NTI concept.
In preparation for this plan, the Planning Commission
staff held several meetings with community residents at
Strawberry Mansion High School between March 2002
and April 2003.   Presentations were made by Planning
Commission staff at these meetings in order to generate
discussion where citizen comments were collected and
documented.    

Some of the opinions voiced included:
~ Concerns about demolition of dangerous buildings, 

though public safety risks, as some residents are wary 
of having more vacant land added to what already 
exists;

~ Some discontent with local shopping choices was   
voiced; nuisance activities in some neighborhood 
stores were also mentioned; 

~ Satisfaction among many residents with public transit 
services available in the community;

~ Desire for additional community services to 
meet the specific needs of teenagers and senior 
citizens; 

~ Crime is a major problem;
~ Feelings that recreational resources are inaccessible;  
~ A strong desire to remain in the neighborhood;
~ Hope that the neighborhood receives revitalization 

not only of the physical environment, but also of 
community facilities. 

Citizen Workshop Comments
Two of the sessions held at Strawberry Mansion High
School were structured workshops that divided
participants into smaller groups to discuss and record
neighborhood strengths, weaknesses and threats.  The
topic areas were: 1) Housing, including Historic
Preservation; 2) Parks, Open Space and Recreation;
3) Commercial and Economic Development; 4) Arts and
Culture and 5) Social Services and Health. Following
are summaries of the citizen feedback from those small-
er groups.

Housing
The neighborhood's appearance suffers because of
vacancy, deferred maintenance and poor sidewalks.
Residents talked about the negative impacts of redevel-
opment, especially on property taxes and displacement.
They raised concerns about damage to adjacent homes
resulting from demolition, and about the social and
financial costs of demolition.  Residents wanted to know
what the timing and phasing would be for demolition
and what the plans were following demolition. They
pointed out the need for housing rehabilitation on 33rd
Street and 31st Street. Residents spoke specifically
about the 31st Street corridor, saying the commercial
uses should be retained and expanded, and the
apartment building at 31st & Clifford needs to be reha-
bilitated or demolished. Discussion also revolved
around the recreation spaces on York Street creating a
potential for improvement of that corridor.
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Community Meeting, Strawberry Mansion High School

Rehabilitation grants should be made available and new
City programs need to be established to help small
landlords - perhaps L&I's abatement programs can
stabilize  rental properties.  Participants talked about the
complexity of the development process, including the
difficulty of clearing titles and liens.  People also spoke
about a lack of capacity in the community and the need
for better access to City information (ownership, taxes,
liens, etc.). Senior housing at Ridge Avenue and
Dauphin Street was promised, but not delivered.
Philadelphia Housing Authority (PHA) and city-owned
vacant properties are a problem. People said that full
disclosure is needed about allocation of NTI funds.

Commercial and Economic Development
There is declining support for neighborhood businesses
and there is a need to support neighborhood-based
entrepreneurs. Inadequate local shopping causes
residents to spend money outside the area and people
noted that many stores have absentee owners from
outside the neighborhood.  Members of the community
want a good retail mix. Desirable commercial uses
include a bookstore, clothing stores, café/restaurants,
bakery, theaters, arcades, and computer/electronics
stores. Undesirable commercial uses include "Stop-N-
Go," and big-box retail stores.  

There is a concern for possible displacement of existing
business owners and there is a need for access to jobs
and workforce development. Residents called for rede-
velopment of existing historical commercial areas:  29th
Street corridor, Strawberry Square, vestiges of the 31st

Street corridor, and 33rd Street. Residents are wary of
stores that generate undesirable activity and behavior -
some corner stores are illegally selling cigarettes to
minors.  Cigarettes are sold individually, instead of in
packs, making them more affordable and more tempting
to minors.  People also talked about the neighborhood's
assets, including Fairmount Park and good transporta-
tion access.  Vacant commercial properties represent an
opportunity.

Arts and Culture
Arts and Cultural planning should build on existing
strengths:  the Dell East, cultural heritage, mural arts,
creative youth, experienced art and culture lovers,
teachers, leaders and existing recreation centers.  New
programs should be housed in shared facilities instead
of many separate facilities. More cultural and arts
programs should be available locally, such as summer
afternoon arts & crafts and drama programs like the
former Model Cities programs (sponsored by Dept. of
Recreation and Fairmount Park).  Residents said there is
no place in the neighborhood to share art or express art.
Plans should use existing programs as models -
Universal African Drum in Camden and the Fleischer
Art Center in South Philadelphia. Local programs
should partner with citywide organizations. There is a
need for an inventory to    identify existing programs -
community-based, citywide and regional.



Social Services and Health
Residents want to know why vacant homes are not
given to social service organizations so they can become
useful community facilities.  There are many organiza-
tions that would want to use vacant houses in this
manner.  

Parks, Open Space and Recreation
Citizens spoke of a need for different types of recreation
spaces:  passive and outdoor spaces for experiencing
wildlife and plants, active outdoor spaces such as trails,
tot lots, and community meeting space. Non-gender
specific activities are needed for all residents: youth and
families (not gender-specific). Many residents feel there
is too much vacant land and they worry about having
more undeveloped space as a result of NTI demolitions.
Residents do not want more gardens and vacant lots in
the neighborhood.  They want housing for families and
community facilities instead of more undeveloped land.
Previously senior citizens had taken care of community
gardens, but the community cannot support additional
open spaces in this manner.  Residents want new stores,
markets, community centers, flea markets and restau-
rants in lieu of undeveloped land.

Some residents said there are not enough play fields or
courts.  Better transit is needed to other recreation sites.
Sidewalks and tennis courts need better maintenance
and vacant lots need to be kept cleaner.  Programming
should include more special events and amusements,
and there is a need for more street furniture, picnic
areas, and bathrooms.  Residents voiced a need for more

local recreational space that is conveniently located.
There are concerns about lighting and security on the
neighborhood sidewalks and in Fairmount Park.  Cliff
Mansion is a vacant eyesore that should be demolished
and the City has failed to address this problem. The
Robin Hood Dell should be renovated and used more
frequently; bring back the daytime shows.  Planning
Standards may be too general; the quality of open space
is more important than quantity.

Resident Questionnaire
The Planning Commission prepared a questionnaire to
collect citizen feedback and opinions to supplement
documented data collected (See Appendix). The ques-
tionnaires were distributed at the planning meetings in
Strawberry Mansion.  The results are a sampling of the
community’s opinion on priority issues. Each question-
naire allowed for multiple responses. The questionnaire
findings indicate the actual number of people respond-
ing to a particular question. Responses reflect a small
representation of neighborhood residents and were only
collected for the purposes of this plan.  

The results indicate that major concerns of local resi-
dents include: (1) housing and (2) public safety.
Activities for youth and senior citizens are also
important needs, according to the questionnaire.
Strawberry Mansion residents like the public transporta-
tion serving the neighborhood, they like their neighbors,
and they also like the parks located nearby.  Many want
to stay in the neighborhood and are prepared to help
maintain open spaces in the community. 
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Neighborhood Analysis
The Neighborhood Analysis section identifies issues
that act as barriers to neighborhood revitalization, as
well as opportunities on which solutions to some
problems might be built. This section focuses on
neighborhood elements including the mix and appropri-
ateness of land uses, transportation, recreation, the
appearance of private and public space, retail districts
and community services.  In addition to comparing
neighborhood conditions with planning standards that
indicate good communities, information used in the
analysis came from community workshops, staff studies
and resident questionnaires. Citywide and neighborhood
trends, proposed private developments and previous
plans were also reviewed as part of the analysis.

What Makes A Good Neighborhood?
If we want to develop neighborhoods that will be great
places to live now and into the next century, we need to
understand and be able to describe and measure the
basic elements that define good neighborhoods - homes
in good condition, adequate parking, good transit,
quality shopping, nearby playgrounds and libraries, and
safe streets.  The City Planning Commission staff
gathered standards from many places. These include our
own past studies, national organizations such as the
American Planning Association and the American
Library Association, and from surveys of Philadelphia
residents (See Appendix).

Planning standards can provide a consistent basis for
determining community need and measuring program
success. They let us know if things are getting better or
worse; they tell us if what we have is good enough or
where we should be headed to make it better.  

The Planning Commission established standards in the
following areas:
~ Housing
~ Retail Services
~ Transportation
~ Community Services
~ Environmental
~ Public Safety

Strawberry Mansion meets  some of the standards,  indi-
cating of the neighborhood's strengths.   

Standards are being met or exceeded in these areas:
~ Transit
~ Highway access
~ Recreation facilities
~ Parkland
~ Library facilities
~ Fire fighting facilities

However, conditions in Strawberry Mansion need to be
improved to meet standards in several key areas:
housing, schools, and public safety. 
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Dangerous buildings near 33rd Street

The specific standards where Strawberry Mansion is not
in conformity include:  
~ Community appearance
~ Housing condition
~ Housing stock (features and amenities of the homes)
~ Housing vacancy
~ Condition of sidewalks in residential and 

commercial areas
~ Tax delinquency
~ School facilities (design and building standards)
~ Noise (noise is a potential problem near the 

AMTRAK/SEPTA railroad right-of-way)
~ Inadequate street lighting (a measure of public safety)

Neighborhood Issues
Housing Conditions
The homes in Strawberry Mansion exhibit a wide array
of conditions ranging from meticulously maintained
properties to more neglected structures. Despite
residents intentions to maintain their homes, the age,
size, and cost of repairs have resulted in deferred main-
tenance of some properties. Also, some residents
expressed the desire to take ownership of abandoned
properties for renovation and lease or resale. Often the
largest and most ornate homes are the most costly for
low-to-moderate income families to maintain. Residents
express a lack of knowledge about grants, low-interest
loans, and other resources for housing repair. They also
report difficulty in accessing these resources as major
barriers to housing maintenance. 
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Circles indicate dangerous buildings, Source: 2001 L&I Survey

Dangerous Buildings and Impending Demolitions
The Office of NTI and the Department of Licenses and
Inspections are primarily responsible for oversight of
demolitions and the determination of buildings deemed
dangerous.  Data clearly indicated that such buildings
exist in Strawberry Mansion. Where dangerous,
structurally unsound buildings may be demolished,
decisions are made in consultation with local elected
officials.

Limited Resources for Building Conservation
There are sections of the neighborhood, such as parts of
Diamond Street and 33rd Street, where there are
buildings of architectural and historical merit. As these
buildings fall into disrepair, valuable heritage may be
lost.  However, restoration may be problematic because
it can be very costly.  While opportunities for building
conservation exist, resources may be insufficient to
meet demand of restoring all buildings to their original
integrity. 

Land Use Conflicts
In the northern section of the planning area, generally
bounded by 26th, 29th, York and Huntingdon Streets,
the predominant land use is residential.  However, the
area also contains many auto repair garages, auto body
shops and salvage yards, which create problems for
nearby residents in terms of noise and cleanliness.  The
horse stables may also be considered incompatible with
the residential area. While a good community should
have a mix of uses that support the functions of its
residents, care should be taken to buffer residential areas
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from more noxious uses. 

Industrial zoning is found along the eastern boundary at
Sedgley Avenue.  Much of this land is vacant and neg-
lected, but there are garage uses in close proximity to
homes.

Access to Parks and Recreation
Located at the western edge of the neighborhood,
Fairmount Park is directly connected to the neighbor-
hood via Oxford, Diamond and Dauphin Streets.
Currently, some residents perceive that unsafe
conditions and lack of maintenance make the park a
problematic neighbor.

A wide range of recreational facilities are within ½ mile
from most residential areas in Strawberry Mansion.
This distance represents a ten-minute walk, on average.
Still, some residents report that they have problems
accessing park and recreational resources. Residents
whose homes are located near the center of the commu-
nity report difficulty and inconvenience in accessing
recreational areas. They report reluctance in allowing
their children to go to the park and recreational facilities
because they perceive them to be too far away or
unsafe.

Neighborhood-based recreational clubs and sports
teams are discouraged by the lack of playing time
allotted them. East Fairmount Park features soccer
fields, tennis courts and basketball hoops among its
many resources, but local groups must compete with

Residential building on 33rd Street
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teams from all over the city for use of the facilities of
this citywide resource.  

Within the community there are a few spaces around
Ridge Avenue and York, and 27th Streets that primarily
serve as passive green areas or playgrounds.  The facil-
ities are outdated, unsupervised, damaged, and lack the
necessary lighting and maintenance. The green areas are
overgrown with weeds and need regular maintenance.
Access to these spaces is impeded by unsafe conditions.

Appearance of Institutional and Commercial
Open Space 
The open space owned by schools in the neighborhood
is used for either parking or playground. In general, the
edges of the school properties are in bad condition and
the open space is not distinctive from the sidewalk.  The
schoolyards are untapped opportunities for attractive,
much needed community open space. Further, most of
the schools have at least one half block of vacant land
close to them, which might augment the school's play
yard, or become areas of which schools become
stewards.

The only major health center in the neighborhood, the
City Health Center on 2800 block of Dauphin Street, has
large curb cuts and a hard surface drop-off area.  This
public open space is in need of physical improvements
and maintenance.

Strawberry Square Shopping Center is inward-facing,
turning away from the streetscape and nearby
residences. It lacks a pedestrian circulation plan even
though many customers arrive on foot. It also lacks
appropriate lighting and landscaping.  The parking lots,
loading areas, and the arcades in front of the stores
constitute the open space of the shopping center. Major
problems within this open space result in an unattractive
and unsafe environment for the pedestrian. These
problems include continuous loading on Dauphin Street,
an excessive number of curb cuts, undefined edges of
the property, vehicular access through residential
streets, and direct vehicular access to main streets from
restaurant drive-though windows.

Undeveloped Land
There are hundreds of vacant lots in the neighborhood,
creating visual blight. These lots can be future sites for
side yards, greening, infill development or land
banking (where there is a high enough concentration to
create a development opportunity).

Vacant lots resulting from demolitions will compound
the number of parcels previously cleared but never
redeveloped.  Some vacant lots form larger tracts of
cleared developable land, while others located in the
middle of residential blocks create an undesired
"gap-toothed" appearance and pose a more formidable
redevelopment challenge. Some residents complain
about the difficulty of acquiring adjacent lots due to
cumbersome city processes.
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There are an unusually high number of vacant corner
lots throughout the neighborhood, most notably the
small, gated parks along Cumberland Street and York
Street (between 31st and 33rd Streets).  While these
areas may have once served as community meeting
places, they eventually became untended, unsafe areas
prone to vandalism. These concrete-bermed spaces have
continued to degrade, and have become unsightly exam-
ples of disinvestment.  

Some private or community-managed spaces, such as
community gardens and the horse stables, may be
considered interesting and positive elements of a
community, but have a presence indistinct from other
vacant or under-maintained land. Lack of financial
resources for maintenance may be the cause.  

Streets and Public Transportation
Most major streets lack pedestrian scale streetlights,
street trees and street furniture.  Sidewalks either need to
be repaved or are in need of major repairs. 

The Amtrak/ SEPTA rail line is located on the southeast
side of the neighborhood.  As part of the Neighborhood
Transformation Initiative, the City is negotiating with
the railroads for better maintenance of the right-of-way.  

Sedgley Avenue

27th and Susquehanna

Example of neglected vacant lot.



inconvenience for park users and neighborhood
residents.  Large fields are used as temporary parking
lots during some of these events.

In Strawberry Mansion, most of the parking lots either
serve commercial areas or are used as more informal
auto storage places in residential neighborhoods. In
both cases, the parking lots are unfriendly to pedestri-
ans, haphazardly located, and unplanned within a circu-
lation system.  They offer little or no landscaping and no
lighting. In general, the neighborhood's parking lots are
not clearly defined or well maintained.  

Quality of Shopping
Residents expressed an interest in having higher-
quality goods and a better retail mix available in their
neighborhood, though not necessarily in the form of
major retail chain stores. Residents report that they
make many purchases outside the neighborhood (e.g.
Center City, Northeast, suburbs).  Residents do not want
stores that will generate undesirable activities or behav-
iors. They are also concerned about the proliferation of
convenience markets. 

The disappearance of small neighborhood businesses
along the commercial corridors has resulted in
significant vacancy. Residents express the desire to
revitalize these commercial corridors, despite declined
support for neighborhood businesses due to significant
population loss. 
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Some of the edges and major points of entry to the
neighborhood are bridges over the Amtrak rail corridor.
These public spaces are often ambiguous and
unclaimed, revealing a missed opportunity for
establishing a positive neighborhood identity. The
disconnection between the neighborhood and its edges
is reinforced at its boundary with Fairmount Park along
33rd Street. 33rd Street is also a well- traveled path.  At
some points along the park edge, conditions are shabby
and do not communicate an air of investment and com-
munity well-being. 

Residents are generally satisfied with transit service,
but there are some issues related to traffic.

Traffic and Parking
Traffic in the neighborhood is affected by commuter
rush-hour congestion and special events in Fairmount
Park.  

Some of Strawberry Mansion's major streets serve as
commuter arteries. Ridge Avenue and 33rd Street are
examples. Other highways such as I-76 and Kelly Drive
are more direct routes for commuting, but Strawberry
Mansion's roads often serve as a backup for traffic relief
when the larger highways are jammed.

During several weekends each year Kelly Drive is
closed to traffic for rowing regattas, marathons, health-
walks and other special events taking place along the
river.  When this happens, traffic is diverted onto the
roadways of East Fairmount Park. This could be an
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Further, the shops centrally and conveniently located in
Strawberry Square and Hope Plaza would be formidable
competition for small developing and existing retail
enterprises along the neighborhood corridors.There is a
concern of possible displacement of existing businesses,
some of which are located in vestigial or distressed
commercial areas along Ridge Avenue, the stretch of
Lehigh Avenue between 20th and 27th Streets, and
portions of 31st Street.

Community Resources
There are a number of public and private community-
based programs operating in the neighborhood that
provide a variety of social and youth-centered services.
One of these programs is a Beacon Program run out of
Strawberry Mansion School. Beacon Programs are com-
munity centers located in schools that serve families in
the neighborhood.  Recently launched at Strawberry
Mansion School, the Beacon Program offers evening
services such as employment information and parenting
courses for adults, and tutoring and literacy courses for
youth.  The Strawberry Mansion Family Center at
Blaine School also offers free after school programs like
childcare and adult education.  The Family Center also
provides positive child and youth development through
cultural enrichment and recreational programs.
Although resources are available, some residents
perceive services, such as recreational programs and
medical care, to be inadequate. This indicates that
existing resources may be underused or managed in
ways that do not meet community needs.

Interested citizens and small groups also expressed dif-
ficulty in securing and/or developing facilities to house
offices and provide additional community services.
Facilities such as churches are currently used, but may
not be adequate for certain types of programs and do not
afford autonomous organization, management and
delivery of services.   

Compared to many other Philadelphia neighborhoods,
Strawberry Mansion has not had strong and consistent
community organizations representing the citizenry in
recent years.  When asked during the planning work-
shops, many residents expressed interest in participating
in an organized community group.  Community leader-
ship is changing for the better with the recent formation
of the Strawberry Mansion Civic Association.

Economic Opportunity
Residents report that there are few job opportunities in
the neighborhood.  Potential entrepreneurs seek small
business training support and financial assistance for
their ventures.
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Trends
Population Loss
Strawberry Mansion, like many other inner-city neigh-
borhoods, has experienced significant population
decline as many families have moved to other sections
of Philadelphia and the region.  Consequently, this has
reduced the demand for housing in Strawberry Mansion.
These diagrams show the locations of housing sales in
1993 and 1999, indicating a deceleration in residential
sales in Strawberry Mansion and an increase in sales
activity in the Fairmount neighborhood south of
Strawberry Mansion.  The reduced demand for housing
in Strawberry Mansion may make it difficult to attract
new development. The decrease in population also
creates a climate where local shopping areas may not
have enough customers to sustain them.
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Location of Housing Sales

1993 1999
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Hunting Park Avenue

Brewerytown Area

Decline of Manufacturing Industry 
Strawberry Mansion contains an industrial zone along
the railroad with a high vacancy rate, consistent with
the decline of manufacturing in the city and region.  The
industrial properties that exist in Strawberry Mansion
cannot compete effectively with modern industrial
parks offering large tracts of land,             well-planned
access, loading, employee parking and amenities.

Increased Potential for Private Investment
An encouraging sign offsets these negative trends.
Private developers are interested in building homes in
the Brewerytown area, immediately south of
Strawberry Mansion, and in the Hunting Park
Avenue/East Falls area to the north of Strawberry
Mansion.  New proposals by private developers in these
areas include of mixed-income housing as well as mar-
ket-rate units. The interest in nearby neighborhoods
indicates that Strawberry Mansion, with its proximity to
Center City, major parks and highways is a viable
neighborhood for increased private investments which
may serve to reutilize long unmanaged vacant land and
to create new housing options in the neighborhood.

Review of Previous Plans
North Philadelphia Plan, 1989, Philadelphia City
Planning Commission
Area-Wide Recommendation (highlights):
~ Improve owner-occupied housing using grants, loans;
~ Promote rehabilitation of rental housing, including 

assistance; 
for small rental properties;



~ Use L&I surveys to maintain an accurate inventory of 
vacant properties;

~ Increase the use of condemnation to acquire vacant 
properties; 

~ Make the property disposition process more efficient 
and streamlined;

~ Revitalize entire blocks of housing instead of
individual scattered properties;

~ Acquire vacant properties early in the revitalization 
process, to control costs and prevent further 
deterioration;

~ Utilize partnerships with community-based              
organizations, developers, businesses;

~ Utilize greening, gardening and side yard programs, 
with community sponsors;

~ Continue publicly-supported job training programs; 
improve transit links to jobs;

~ Establish performance standards for commercial strips  
receiving public funding;

~ Expand the capacity of CDCs to engage in                 
community renewal projects;

~ Expand the hours and services of City health centers; 
public health outreach;

~ Utilize schools for health care, nutrition programs and 
family counseling;

~ Target special police attention to high risk areas and 
non-residential zones.

North Philadelphia Plan Recommendations Specific
to Strawberry Mansion
~ Improve properties on Ridge Ave. from Lehigh Ave. 

to 33rd Street, as a gateway;
~ Improve the small neighborhood parks created 

through urban renewal and address problems with 
ownership and management of the mini-parks;

~ Targeted housing treatment and blight removal in 
vicinity of Strawberry Square;

~ Site improvements on streets providing access to 
Strawberry Square.

From Spaces To Places, 2001, Project H.O.M.E.
Project H.O.M.E.'s open space strategy recommends
revitalization of the area bounded by Susquehanna,
Diamond, 28th and 29th Streets, including the 2100
blocks of Dover and Newkirk Streets. These blocks
have a high rate of housing vacancy, especially Dover
Street, which has approximately 20 vacant homes.  The
conceptual plan is for acquisition and assembly of some
of the homes on Dover and Newkirk.  The area would
be redeveloped with new homes with larger yards, more
open space and a more rational street pattern.  This plan
also covers other areas to the east, in North Central
Philadelphia.  Plans are preliminary and intended to
generate discussion. Plans were prepared from commu-
nity workshops attended by neighbors and gardeners.

Chapter Four
Neighborhood Analysis

33



Philadelphia City Planning Commission
Strawberry Mansion Community Plan



Recommendations

This section recommends strategies to bolster
revitalization activities in Strawberry Mansion and
encourage people and businesses to remain and invest in
the neighborhood.  The types of recommendations range
from general concepts for revitalization to specific
actions or catalyst projects that may be appropriate for
City investment given limited resources.

The recommendations are the result of a year long
process beginning with a study and analysis of
conditions in the Strawberry Mansion Planning Area.
The data used to develop these recommendations were
extensively supplemented by input from community
residents, business owners, and elected officials in
recognition of the important links between physical
revitalization, and support and action by community
stakeholders.  

The issues that emerged from the community-wide
needs assessment and the neighborhood analysis are
complex and the challenges associated with addressing
them are many and wide-ranging.  A main objective of
this plan is to support community revitalization efforts,
facilitate existing viable development proposals, and to
highlight and attract interest to largely untapped rede-
velopment opportunities. 

The recommendations are organized into five
categories: Housing; Community Heritage, Arts and
Culture; Commercial and Economic Development;
Community Facilities and Support; and Parks and Open
Space.

Housing
Strawberry Mansion is a predominately residential
neighborhood, and retaining and enhancing Strawberry
Mansion's residential character are important priorities.
Residents have raised the issues of dangerous residential
structures, limited availability of various housing types
and high levels of residential vacancy as community
problems that need to be addressed. Neighborhood resi-
dents have also suffered from inadequate information
about resources to assist property owners with home
repairs, which may contribute to deferred maintenance
of owner-occupied homes.

Devising a strategy to stimulate the housing marketing
in Strawberry Mansion so that it will yield opportunities
for new residential development while supporting and
reinforcing existing residents and their homes requires a
multifaceted approach. 

Housing issues are generally addressed within four
strategies - Conservation, Stabilization, Resource
Coordination and Revitalization.  
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Housing resources for conserving  
owner-occupied housing:

PHIL: 
Offers low interest loan with a 25-year
amortization.

MiniPHIL: 
Offers up to $10,000 for small  projects,
emergency repairs, existing debt.

PHILPlus: 
Borrow up to $25,000 for large projects,
improvements, existing debt.

Basic Systems Repair Program: 
Offers help with electrical, plumbing, roofs,
walls and dangerous structural problems.

Weatherization: 
Provides free weatherization and efficiency
improvements.

Adaptive Modification Program: 
Provides house or apartment adaptations for
disabled individuals.

SHARP: 
Offers home repairs with priority service to
low-income and disabled people.

Homestart: 
Provides first-time homeownership
opportunities and targets structures identified
for stabilization.
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While individual elements of these strategies might be
beneficial when applied throughout the planning area,
this plan highlights some specific locations where these
strategies might be particularly appropriate.  Enhancing
Strawberry Mansion's residential character also involves
a review of appropriate land uses, which is addressed
under Zoning.

Goal:
Conserve owner-occupied housing.

Strategy:
Promote and target existing housing revitalization
programs to support homeowner maintenance
efforts.

Conservation 
A targeted conservation strategy for owner-occupied
housing is most appropriate on well-maintained blocks
that have not been inordinately affected by demolition
or abandonment. These blocks also exhibit high levels
of homeownership and housing stock best suited for sin-
gle-family use.  Philadelphia has a number of programs
designed to protect the investment and interest of home-
owners and promote homeownership among low to
moderate-income residents. 

Greater use of these programs will help to protect the
interests of current residents in Strawberry Mansion.
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Examples of areas appropriate for Conservation and
Stabilization Strategies.



One example of an area appropriate for a conservation
strategy would be:

Cumberland from 22nd to 25th, and vicinity
~ Sustain attractive, well-maintained blocks, which may 

have stabilizing effect on surrounding blocks;
~ Support private homeowners' investments with timely

capital investments in streets, curbs, trees, etc;
~ Ensure that future development along Sedgley
Avenue is sensitive to adjacent residential blocks.

Stabilization 
A targeted stabilization strategy is appropriate for
blocks that that exhibit the effects of demolitions and
property abandonment, though relatively minimally.
Generally, management of vacant lots may have a
beneficial impact on the block's stability. Areas that
have had previous public investment are also appropri-
ate targets, as they are important to maintaining afford-
able housing in the area. 

If there is a need to relocate households due to
redevelopment activities in other areas of Strawberry
Mansion, areas identified for stabilization are suitable to
receive those households.  This would funnel available
assistance for housing rehabilitation and lend to the
repopulation of these blocks.

An example of an area appropriate for a stabilization
strategy would be:
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Northwest Strawberry Mansion in the vicinity of York,
Ridge, Lehigh and 25th Streets.

~ Explore the potential for additional Homestart funding 
to repopulate blocks and stabilize the population of 
homeowners.

~ Encourage conveyance of vacant lots to owner-
occupants of neighboring properties for use and 
maintenance through programs such as the  
Small Vacant Lot Abatement Program.

~ Stabilize viable buildings until sponsor/funder is
identified

Goal:
Explore opportunities for new housing development.

Strategy:
Use public investments to leverage private invest-
ment in new housing and infill construction. 

Resource Coordination  
A Resource Coordination strategy capitalizes on the
more visible impacts that multiple investments make in
one given area.  There is an added benefit in investing
public dollars where the where they will be augmented
by private investment and where development can be
enhanced by other initiatives such as institutional/com-
munity partnerships. Areas where resource coordination
is encouraged have already generated interest from
developers, or have connections with redevelopment
initiatives that go beyond the neighborhood boundaries.
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These areas may also exhibit significant previous
investment on which to build. 

Examples of areas appropriate for a resource coordina-
tion strategy would be:

33rd Street South in the vicinity of Cecil B. Moore,
Oxford, and the AMTRAK corridor
~ Explore development of a new mixed-use node.

Large-scale residential development interest for an 
area just below Strawberry Mansion's southern
boundary may yield increased economic and 
residential development opportunity in the 
abutting area of Strawberry Mansion. 

33rd Street Corridor/East Park interface
~ Support private investors interests in               

rehabilitating large residential structures that 
border the park.  

~ Link to Fairmount Park capital improvements along 
and close to the 33rd Street edge that provide
enhanced amenity to community residents as well 
as visual appeal.

2700 Susquehanna Avenue at Sedgley Avenue 
~ Private developers have expressed interest in 

sponsoring new residential construction. 
Currently, horse stables are located on this property. 
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Examples of areas appropriate for resource 
Coordination and Revitalization.



If a proposal for residential development at this location
should move foward, it is imperative that strategies to
address these potentially incompatible land uses be
devised, likely in partnership with City Council District
5 office, RDA and other appropriate agencies, and cur-
rent tenants.

Diamond Street
~ Stabilize viable abandoned buildings on this corridor 

with a growing reputation for its architecturally           
significant structures.

~ Identify sponsor/funding for renovation of viable 
properties. Promote the use of incentives for the         
conservation of architecturally significant structures.

~ Establish/reinforce 'historic corridor' and connect with 
other organizations/efforts east of the neighborhood. 

Revitalization 
A revitalization strategy is best applied to areas with
high concentrations of dangerous, abandoned buildings
and extensive patterns of vacancy from previous demo-
litions. Obviously, sections of Strawberry Mansion have
extraordinarily high amounts of vacancy and these areas
emerge as opportunities for new construction that can
contribute greatly to neighborhood revitalization. 

To best meet the objective of creating new development
in sections of the community, underutilized or
structurally unsound buildings should be demolished.
Vacant land needs to be acquired and managed for pub-
lic safety and for land assembly to create sizeable sites
that would attract private developers.
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Elements of a revitalization strategy may also include
infill development, which may be defined as the
construction or renovation of three or fewer contiguous
units. 

Under the NTI program, a portion of the Strawberry
Mansion Planning Area has been designated as an area
to receive resources for the demolition of a number of
dangerous buildings as well as the stabilization of
resulting vacant land.  To create the greatest impact, NTI
demolitions and building stabilization activities have
been proposed to target  the southwestern section of the
Strawberry Mansion area, bounded by Dauphin, 31st,
33rd, and the railroad.  

The NTI acquisition process has expedited the
procedure of identifying, assembling and conveying
publicly-owned properties to citizens and developers.
City acquisition of vacant and abandoned property is
ongoing in Strawberry Mansion. 

Example of areas appropriate for a revitalization would
be:

~ 31 Street Corridor from Susquehanna Avenue to      
Cecil B. Moore Avenue; 

~ Vicinity of Monument and Arlington Streets;

~ The vicinity of Strawberry Mansion School (currently 
managed as interim open space);

~ Central Strawberry Mansion (residential blocks in the 
vicinity of Strawberry Square, York Street to 
Susquehanna Avenue, and Sedgley Avenue to 33rd 
Street);

~ New Widener Library Area (28th & Oakdale).

Following are steps that may be taken to create
conditions that would encourage and allow redevelop-
ment activities to move forward:
~ Eliminate dangerous buildings. 
~ Acquire and manage vacant lots for greening, land 

banking and future development.
~ When feasible, encapsulate vacant, structurally intact 

buildings located on streets where the blockface is       
relatively solid.   

~ Facilitate the acquisition and resale of vacant, and 
structurally sound properties.

~ Manage interim open space before a viable develop
ment proposal is implemented.

~ Develop new residential and related development in 
the long term.

~ Facilitate the acquisition and resale of vacant, and 
structurally sound properties on blocks that exhibit 
high potential for revitalization through repopulation.  

Zoning

Goal:
Encourage future development in accordance with
modern land use standards and neighborhood-
appropriate development guidelines.
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Strategy:
Modify existing zoning to minimize conflicts between
commercial and residential land uses.

Desirable communities consist of land uses that mix in
a harmonious and mutually - supportive manner. are
compatible with residential uses. Land use in
Strawberry Mansion is primarily residential, therefore it
is important to buffer this predominate use from non-
residential uses that may be considered noxious such as
auto repair garages.  

As a matter of right, future auto-related and similar uses
may occupy parcels adjacent to residential blocks. A
review of area zoning and a remapping may be in order,
which will serve to open a dialogue about the type of
mix of uses appropriate in the community and the use of
regulatory measures to pursue this land use mix. 

An example of an area appropriate for zoning remap-
ping for purpose of  buffering stable residential areas
would be:

Vicinity of York Street to Lehigh Avenue, 25th to 29th
Streets
~ Rezone to discourage growth of commercial/auto uses 

and to buffer stable single-family blocks;
~ Redirect prospective auto-related and             

industrial uses away from residential blocks. Explore 
location of commercial /light industrial uses near    
similar uses on select parcels of land adjacent 
to Sedgley Avenue near rail corridor.  

For All of Strawberry Mansion
~ Rezone to protect single-family character
~ On major corridors, blocks with large properties, or 

properties with ornate facades, permit conversion to 
multi-family; this may offset the potentially high cost 
of restoration and maintenance

Community Heritage, Arts and Culture
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Like much of Philadelphia, Strawberry Mansion       con-
tains a rich architectural and cultural history with build-
ings that reflect many architectural styles. The neighbor-
hood possesses examples of late 19th century architec-
ture and boasts magnificent churches built in the
Baroque, Gothic and Byzantine styles. A rich and      cul-
tural ethnic history is also part of the neighborhood's
heritage.  The home of former jazz musician and
composer John Coltrane on 33rd Street is a locally-
certified historic property.

Despite this rich history, many architecturally             sig-
nificant buildings are at risk and availability of
resources is limited.  But community interest in urban
heritage can be built upon to take advantage of existing
grants and assistance.

Culturally Significant Landmarks
Stabilization would be the appropriate treatment for
buildings with significant architectural history.
However, limited resources will not allow for all
properties to be saved.  A strategy to target as many of
these properties as possible given existing, though
limited resources is recommended. Stabilization of
vacant buildings is also recommended on blocks that are
structurally intact and contain architecturally or histori-
cally significant buildings.

Goal:
Promote ongoing awareness of Strawberry
Mansion's architectural and cultural identity.
Strategy:

Where feasible, conserve landmark corridors and
architecturally/culturally significant properties.

Strawberry Mansion contains many areas where the
architectural or historic character of the buildings
warrants intervention to promote conservation and
reuse.  Projects to protect some of Strawberry Mansion's
architecturally significant building are already under-
way.  

The City has been awarded The National Trust for
Historic Preservation's "Preservation Development
Initiative" grant, which provides assistance in using
historic preservation as an integral part of the City's
overall economic and community development strategy.
In Strawberry Mansion, as well as in three other
Philadelphia neighborhoods, technical assistance will
be provided to identify revitalization strategies for
sections of the community. The portion of the study
associated with Strawberry Mansion may address
elements of 33rd Street and its vicinity including: 

Vernon House Apartments near 33rd and Clifford
Streets
The City Has committed $1,000,000 toward the renova-
tion of a 4 story building with landmark presence on
33rd Street. 40 units of Senior housing are proposed.
Additional financing may be provided through other
sources, including the Low Income Housing Tax Credit
program. 

The John Coltrane House, 1511 N. 33rd Street
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To conserve the former home of Philadelphia native and
jazz music legend, John Coltrane, extensive repairs have
been completed by PHDC. The work included carpentry,
repairs to the roof, windows and electrical system.

33rd Street homes bordering Fairmount Park
~ Use funds to stabilize important imminently          

threatened structures in preparation for 
renovation.

~ Support a targeted study of the 33rd Street corridor to 
develop a detailed redevelopment scheme with specif-
ic recommendations for renovation and reuse of sites 
along the corridor, connections between the corridor 
and adjacent blocks including the "Mansion Court" 
area (32nd Street above Berks Street) and the park. 
The study should also include recommendations that 
encourage innovative financing structures and partner
ships to implement corridor improvements.

Examples of other areas appropriate for building
protection would be:

Diamond Street Corridor
~ Promote an “architecturally significant corridor” 

concept along Diamond Street that extends to the east, 
beyond the neighborhood boundaries. 

~ Coordinate activities and residential development    
proposals in light of multiple interests, players 
involved along the corridor and  its vicinity               
(specifically west of Broad Street).

3100 block of Berks Street Renovations
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~ Ten homes on the south side of the 3100 block of 
Berks Street have been undergoing rehabilitation. 
They are to be resold to low-to-moderate income 
home buyers by Friends Rehabilitation Program, Inc. 
The project was assisted by $1,000,000 City subsidy. 

~ Greening of the contiguous vacant parcels on the 
north side of the street is recommended. 

Cultural Assets 
Acknowledging and documenting important and
vulnerable cultural elements and resources becomes
increasingly important to Philadelphia's neighborhoods
as the city continues to age and change. 

The Philadelphia City Planning Commission has begun
to explore methods of addressing this issue. One effort
resulted in an award-winning project, The Community
Heritage Preservation Project, which focused on
Francisville in North Philadelphia and the Belmont
neighborhood in West Philadelphia. 

The project involved recruiting interested community
residents and organizations to collect historical
neighborhood information and encouraging them to
become collectors and curators of architectural and
cultural information about their community.  Methods
for information collection and recording included:
photography, recording of oral histories, and exhibitions
of cultural artifacts found and collected. 

Currently, some residents feel that there is a limited
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availability of programming for arts and culture in the
Strawberry Mansion neighborhood.  Residents have
stated that plans to encourage arts and culture should
build on existing strengths, like mural arts and existing
recreation centers.  They would also like to see facilities
to share and display art.

Goal:
Acknowledge and celebrate Strawberry Mansion's
arts and cultural assets.

Strategy:
Work with the Office of the City Representative,
Arts and Culture to further assess physical needs
and role of arts and cultural community in
Strawberry Mansion.

The understanding of Arts and Culture as a greatly pos-
itive and transformative element in our communities
can expand its role in transforming our neighborhoods
by creating opportunities for artists and residents to
restore vitality, explore creativity, and connect with
communities citywide.

The Office of the City Representative, Arts and Culture
is encouraging principles and community development
practices that  support Strawberry Mansion's and other
neighborhoods' arts and cultural assets: 

~ Include nonprofit arts and culture organizations in 
strategies to reuse or maintain vacant properties

~ Support arts and cultural centers already operating in 

the community
~ Involve artists in project design and development
~ Augment arts and cultural programming in the         

community by facilitating outreach from institutions 
city wide

~ Include artists' housing and studios in plans for new 
housing units

~ Include nonprofit arts and culture organizations in 
plans to reclaim and rehabilitate abandoned or vacant 
properties

Commercial and Economic Development
Strawberry Mansion has lost a sizeable portion of its
population since the community first developed.  As
was the nature of commercial districts in the early
1900's numerous merchants along bustling commercial
corridors served the area residents providing them with
a diversity of services. In Strawberry Mansion, impor-
tant shopping areas were located on  31st Street, Ridge
Avenue and Lehigh near 22nd. 

With its continual loss of population, Strawberry
Mansion could not sustain the small, specialized
merchants of days past. Coupled with the advent of
supermarkets and shopping centers, which provided
staunch competition and drew merchants from
commercial corridors, these areas now exhibit signs of
abandonment and functional obsolescence.   
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Despite there being fewer consumers to support the
commercial corridors, neighborhood residents have
expressed a desire to maintain some commercial uses in
revitalization plans for  these areas. A key factor            in
sustaining Strawberry Mansion's historical business dis-
tricts would be to encourage the consolidation of com-
mercial nodes.

Consolidating Commercial Corridors

Goal:
Address negative effects of population loss and retail
development trends along commercial corridors.

Strategy:
Work with City Economic Development agencies
and business owners to concentrate commercial uses
around nodes of strength. 

Strong nodes are defined as areas having the best
chances for business success.  They are areas with
visibility, favorable access, and a retail mix.  To provide
strong retail nodes for neighborhood residents, future
businesses should be encouraged to locate near other
businesses that have proven to have a locational
advantage and effective commercial  mix.  

Examples of areas appropriate for consolidation would
be:
2800 block of Lehigh Avenue "Library Block"
~ Link the possible development of a small commercial 

node to the construction of the new library.
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Lehigh Avenue east of  25th Street
~ Maintain a smaller, concentrated retail district on 

Lehigh Avenue, which might be fostered by 
proximity to the stable 22nd Street retail area.

Ridge Avenue (Diamond to Sedgley Avenue)
~ Encourage further development of commercial uses in 

this zone in established areas such as the 2900 and 
3000 blocks. The entire commercial corridor has 
shown an inability to maintain itself;

~ Existing businesses in this zone are able to take          
advantage of the area's Renewal Community designa-
tion, giving them access to special tax incentives with 
the intention of spurring economic development and  
promoting job growth;

~ Explore opportunities for new commercial develop-
ment on a 1.5-acre vacant lot at Sedgley & Ridge;

~ Vacant commercial properties should be reused for     
residential or institutional use or parking as needed. It 
is also recommended that a targeted study of the     
corridor be done, potentially focusing on the entire 
corridor from Center City throughout North 
Philadelphia. 

29th Street (Diamond Street to York Avenue)
~ Cluster commercial uses around Strawberry Square
~ Consider the use of vacant land as opportunity for 

new commercial development 

In the event of business expansion or facilities upgrade
plans, they should be encouraged to relocate to sites
near other businesses. The Philadelphia Commercial

Development Corp. (PCDC) has programs and incen-
tives that can encourage consolidation of retail centers.
Additionally, zoning remapping can be a tool for guid-
ing this activity.

Enhancing Strawberry Square's Appearance
Strawberry Square is centrally located in the communi-
ty and its surrounding uses, Strawberry Mansion Public
Health Center and Wright School, can reinforce the area
as Strawberry Mansion's civic center.  

Goal:
Reinforce Strawberry Square as Strawberry
Mansion's commercial and civic center.

Strategy:
Work with City agencies to target resources to     sup-
port mixed-use areas surrounding Strawberry
Square.

Improving Strawberry Square's surrounding
environment will enhance its identity as a civic center
and addressing the retail uses in the Square will enhance
its identity as a commercial center. There are a
significant number of vacant and underutilized
commercial and industrial properties in the vicinity that
offer opportunities for new development. Zoning should
encourage commercial development that is compatible
with the community's character and scale.

47

Some PCDC Programs for small businesses

Micro Loan Fund: 
Provides financing for working capital,
inventory, machinery, equipment, furniture,
fixtures, leasehold improvements and real
estate.

Housing Contractors Program:  
Increases the small business contractor's
access to contract opportunities.  Financing up
to 90% of the contract amount is provided at
below market interest rates.

Public Improvements Programs:  
In cooperation with Commerce Department,
this program provides infrastructure improve-
ments on target commercial corridors funded in
the City's Capital Budget.  Improvements
include curb and sidewalk replacement,
enhanced or new lighting, signage and street
furniture.
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Some general strategies for Strawberry Square's
surrounding area are:
~ Stabilize and improve supporting commercial uses on 

the west side of 29th Street (2200-2300 N 29th Street)
~ Explore residential revitalization and/or potential need 

for flexible open space that supports civic center     
activities (28th Street from Cumberland to York 
Streets)

~ Consider flexible use of open space on the eastern 
edge of Strawberry Square as an area for vendors that 
currently block the sidewalks.  

~ Another possibility would be to use this space on the 
eastern edge as an open-air market to accommodate 
special or seasonal activities:

~ Flea markets
~ Farmers' markets
~ Health fairs
~ Strawberry Mansion Health Center 

promotions
~ Book fairs

Strategy:
Work with City Economic Development agencies
and Strawberry Square management to revitalize
the Strawberry Square Shopping Center.

Reinforcing Strawberry Square's identity as the
neighborhood's commercial and civic center also
requires the implementation of streetscape and open
space improvements for visual appeal and safety.  These
enhancements would also improve pedestrian access,
create a more appropriately scaled town center, and
control vehicular access and circulation in and around48

Strawberry Square, Dauphin Street edge as it currently exists (above); 
Proposed Streetscape Improvements (below).



the center.  
Examples of improvements that would create a pedestri-
an friendly environment are:

~ Mark pedestrian paths with different pavement or with 
clear markings, trees and canopies in the parking lots;

~ Create continuous arcades on the sidewalks in front of 
stores to connect the storefronts to pedestrian cross
walks; 

~ Increase visibility of the shopping center entrances by 
using appropriate landscaping and pedestrian scale 
signage;

~ Use additional tree planting and lighting leading to 
Strawberry Square;

~ Rethink unfriendly backsides of stores that are        
adjacent to residential street.s

49

Strawberry Square, 29th Street frontage and entry (above)
Proposed Streetscape Improvements (below)
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Examples of improvements that would control vehicular
circulation are:

~ Limit the number and width of curb cuts to reduce the 
number of vehicular entry points and establish safe 
pedestrian walking zones

~ Limit service entrances to secondary streets
~ Prohibit direct street access to drive-though            

restaurants by limiting drive through-window access 
to the parking lot.

Economic Opportunities Related to East Park
Fairmount Park's proximity is an asset that could help
attract commercial activity. Existing establishments
along 33rd Street could capture more local or visitor
spending from park users and commuters by upgrading
or expanding.  

Goal:
Capture spending related to park activities and
development in nearby areas.

Strategy:
Work with City Economic Development agencies to
explore opportunities for enhanced retail nodes
along 33rd Street.
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Areas along 33rd Street appropriate for enhanced retail
nodes would be:

~ Ridge - Dauphin St. node (potential park retail node, 
with a few existing restaurants)

~ Diamond St. node (kiosk treatment, seasonal retail)
~ Cecil B. Moore to southern gateway below Oxford 

(gateway development opportunities and development 
interest)

Working Together
Business associations are key to a commercial area's
viability.  Strawberry Mansion currently does not have
an organized business association to ensure that the
neighborhood's shopping needs are met.  Residents have
also pointed to abuses and nuisances in some stores.

Goal:
Encourage collaboration and increased capacity of
business owners in the greater Strawberry Mansion
Area.

Strategy:
Work with the City's Economic Development agen-
cies to support the development of a neighborhood
business association.

By creating a business organization, local businesses
will be more effective in working with city agencies to
take advantage of the many existing economic develop-
ment resources and programs available to neighborhood
business owners.  The Renewal Community, discussed

under the Existing Conditions section, is one such
incentive. 

The following agencies have resources that support
economic development to help business associations:

~ Department of Commerce 
Mayor’s Business Action team
Empowerment Zone Renewal Communities

~ Philadelphia Commercial/Development Corporation

Business associations may take on the following tasks,
in cooperation with economic development agencies, to
develop strategies that will promote and attract 
businesses:
~ Sponsor and host entrepreneurial training and 

business management seminars
~ Research and encourage the delivery of goods and 

services preferred by the community
~ Cultivate or recruit new businesses to fill reasonable 

merchandise and service needs not met by existing 
businesses

~ Engage property and business owners to participate in 
organized community revitalization activities

~ Work with all businesses to maintain safe and 
constructive community relations

~ Promote code enforcement and report undesirable 
business practices in the community

~ Evaluate corner commercial properties for appropriate 
zoning to curb illegal sales and activities.

Residents have reported that there are few job opportu-
nities in the neighborhood and that business training
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adjoins Strawberry Mansion. Attention to gateways,
facility condition and maintenance, diversity of
resources and overall appropriateness and appearance of
resources to serve the community residents as well as
the city population at large has resulted in a compilation
of projects and proposals. Looking to capitalize on
Strawberry Mansion's proximity to East Park and    rede-
fine the park as a positive community asset,       planners
have set a goal to recognize and incorporate improve-
ments in the Park as part of the overall          revitaliza-
tion plan for the neighborhood.

Recreational and Open Space Improvements
East Park is a nearby resource with a variety of
recreational facilities that could be enjoyed by the
residents of Strawberry Mansion.  Improving existing
facilities could reverse residents negative perception of
the park and increase park use.

Goal:
Capitalize on the proximity to East Park resources.

Strategy:
Work with Fairmount Park Commission to augment
and improve East Park resources.
Several Park improvement projects already underway
are:
Tennis Court Renovations

Philadelphia City Planning Commission
Strawberry Mansion Community Plan

support and financial assistance for entrepreneurs is
needed.

Some steps that can be taken by a business association
to improve conditions for the local work force and
entrepreneurs are:

~ Work with community-based organizations and 
businesses to inform local workers about jobs in the 
neighborhood;

~ Publicize through community-based organization the 
training programs available through schools and the 
Philadelphia Workforce Development Corporation;

~ Use the proposed Business Association to help 
connect training and financing resources with 
interested businesses;

~ Market sites in the Renewal Community portion of 
Strawberry Mansion for appropriate new job creation 
investments.

Parks, Recreation and Open Space
The Strawberry Mansion neighborhood has access to a
diversity of recreational and open space resources in
Fairmount Park's East/West Park. This 2400-acre park
abuts the Strawberry Mansion neighborhood directly to
the west between Lehigh and Oxford Avenues along
33rd Street and Ridge Avenue. Community concern for
safety, security and accessibility to the Park has created
apprehension amongst neighborhood residents. As part
of the Neighborhood Transformation Initiative,
community planners have taken a closer look at the
existing conditions within the portion of East Park that
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The East Park Tennis Area Improvement Project will
fund rehabilitation to 12 outdoor tennis courts, known as
the Woodford Courts, along 33rd Street between
Diamond and Dauphin Streets. This project is funded by
a $350,000 grant from the Department of Conservation
and Natural Resources (DCNR) and matched by a
$350,000   capital budget contribution from the City of
Philadelphia.

Golf Driving Range Improvements
Proposed improvements to the East Park Driving Range
include new concession and restroom building, land-
scaping and lighting, footpath and parking upgrades and
general improvements to the driving range.

Boxer's Trail
The Fairmount Park Commission (FPC) has completed
construction on the 1.3 mile phase I of the Boxers' Trail
in Fairmount (East) Park. This trail was first identified
during the preparation of the Fairmount (East/West)
Park Trail Master Plan in 2000/01. The master plan
process included several public meetings held in the
Strawberry Mansion community. At these meetings,
community members identified the Boxers' Trail as an
important cultural and recreational amenity.
Historically, African American boxers training in North
Philadelphia gyms - including World Champion Joe
Frazier - have run on the trail as part of their training
regime, hence the name.  In recent years, sections of the
trail have become overgrown and impassable.
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Phase I of the trail begins at the Strawberry Mansion
bridge and extends south, connecting Strawberry
Mansion, Woodford, Edgley refreshment stand and
Laurel Hill.  The trail has two connections to the
adjacent community - at 33rd Street and Dauphin Drive
and at Randolph and Reservoir drives.

The 2.5-mile phase II of the trail will continue south,
connecting to Orminston, Rockland and Mount Pleasant
mansions, Smith Memorial Playground, Sedgley Woods
disc golf course and the East Park Golf Driving Range.
The southern terminus of the trail will be at 33rd and
Oxford streets.

The $500,000 phase I was implemented with funding
provided by the Fairmount Park Conservancy through
grants from the William Penn Foundation ($300,000),
Mrs. Patricia Kind ($100,000), the Delaware River Port
Authority ($50,000), the Schuylkill River Heritage
Corridor Program ($30,000) and the Fairmount Park
Commission.  Phase II of the trail is currently under
design and fund raising is on going to raise the
approximately $800,000 - $1,000,000 needed for
implementation.

The Proposed Fairmount Park Audubon Center
The Philadelphia Water Department plans to transfer
management of the approximately 45-acre West Basin at
the East Park Reservoir site to the Fairmount Park
Commission (FPC), who will then lease the site to the
National Audubon Society. Audubon plans to develop
the site to include construction of a nature center,   main-
tenance facility, ancillary structures (bird blinds), park-
ing, trails, exhibits and various habitat areas.  The
Center will be solely for charitable, educational, cultur-
al, scientific and research purposes consistent with pro-
viding environmental education and promoting    con-
servation action.

Audubon has also agreed to invest up to $250,000 for
improvements to the Strawberry Mansion music
pavilion. Audubon is hoping to have the project com-
plete and open to the public Fall 2008.

Smith Memorial Playground
Smith Memorial Playground is under consideration for
upgrades and improvements. Avenues for funding are
currently under review.
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Goal:
Improve recreational facilities in residential areas.

Strategy:
Improve "Model Cities" Pocket Parks.

During the "Model Cities" community development
program era, the Redevelopment Authority constructed
several pocket parks in the northwest section of the
neighborhood.  The parks were not maintained and are
now a blighting influence on the area. The
Redevelopment Authority has already allocated funds to
restore and improve these community spaces. These
pocket parks currently operate as basketball courts, pas-
sive parks and tot lots.

Improving Fairmount Park Connections
Revitalization of Strawberry Mansion naturally includes
improvements to the neighborhood interface with
Fairmount Park. Linking the Park into the         commu-
nity through greenways and pocket parks, green school-
yards and community gardens helps develop a neigh-
borhood identity and improve quality of life.
Improvements to gateways, major intersections and
streetscapes as well as the continuous interface along
33rd Street would serve to incorporate the park into the
neighborhood in order to capitalize on this existing
resource.

Gateways
Gateways function as entry points, strategic locations
within a neighborhood that visibly define its character
and provide a distinct sense of transition. Gateways are
focal points, setting the tone of the neighborhood and
indicate a sense of destination or arrival. Gateway
improvements address issues of landscape, lighting,
public art and site amenities. Strawberry Mansion can
begin to define its neighborhood boundaries, recognize
its culture and history and support its character and
charm through gateway identification and improve-
ments.
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Goal:
Weave elements of the park into the neighborhood to
improve the urban environments and the              com-
munity's quality of life.

Strategy:
Enhance gateways to the park and neighborhood
using greenery, art, lighting, and signage
improvements.

56

Above: Existing conditions at the intersection of 33rd and Dauphin Streets.
Below: Proposed improvements to the intersection.



An example of how a gateway can be improved is
demonstrated through our study on the Ridge Avenue
Triangle at 33rd Street, Ridge Avenue and Dauphin
Street.

This intersection functions as a neighborhood gateway
as you enter Strawberry Mansion from the Northwest or
Fairmount Park. Concept plans for this intersection
include the creation of a refurbished public park through
improvements to the existing Malcolm X Park. 

This new park could be developed on the 1,500 sq. ft.
vacant parcel at the northeast corner of Ridge and
Dauphin. Improvements to the streetscape, the addition
of aesthetic lighting and park furnishings as well as
landscape additions would set the theme for the
neighborhood and develop a design template for
additional site amenities throughout Strawberry
Mansion.

Pennsylvania Horticultural Society
Since 1996, Philadelphia Green has worked in the
neighborhoods of Philadelphia to incorporate managed
green open space into new housing complexes and
shopping centers and convert abandoned, trashed lots
into managed "clean and green" spaces landscaped with
grass and trees and edged with wood-fencing.
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PHS has applied this interim land stabilization
treatment to a section of Ridge Avenue to the west and
south of Strawberry Mansion School and adjacent to the
Malcolm X Park site. 

Other neighborhood gateways recommended for
beautification are: 

33rd Street Bridge (Strawberry Mansion's southern
boundary)
This structure exists as the railroad gateway between
Strawberry Mansion and Fairmount Park. This site
offers an opportunity to develop a strong visual
association between the Park and the neighborhood.
Expression of history, culture, values and aesthetics
should be incorporated into this place of transition.

Ridge and Sedgley Avenue Intersection
Ridge Avenue enters Strawberry Mansion after crossing
the railroad at Sedgley Avenue. Ridge Avenue
functions as a vehicular spine that crosses through the
neighborhood between the greater North Central
Philadelphia communities east of Sedgley Avenue. This
area appears to be unmanaged and the entrance to the
community is unmarked. The Sedgley intersection pres-
ents an    opportunity to create a more defined point of
entry that conveys with a more positive image of
Strawberry Mansion.

Strategy:
Connect key major and secondary corridors to the
park with greening and pedestrian improvements.
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Existing Malcolm X Park at Dauphin Street and Ridge Avenue (above);
Proposed Improvements as low maintenance community space (below).



Key Corridors 
Improvements to the visual character of major and
secondary corridors can be achieved by enhancing the
open spaces that surround them.  Linking to Fairmount
Park through the creation of open green space will
positively impact the neighborhood in a number of ways
including physical enhancement, education, economic
marketability, an increase in community pride and the
creation of a desirable community for living, working
and relaxing.  Corridor improvements, such as installing
adequate street lighting, preferably pedestrian scale, will
help Strawberry Mansion meet this critical need
(detailed guidelines for streetscape improvements can
be found in Appendix B). 

Ridge Avenue
With its many vacant lots and commercial buildings,
Ridge Avenue has lost its importance as the major road
connecting Strawberry Mansion to Center City. In
keeping with the recommendations in this plan, the
commercial corridor may be improved by clustering
new commercial establishments in nodes near the center
of the neighborhood in the vicinity of  29th Street. The
connection to the potential civic center area at
Strawberry Square at 29th Street will help to concentrate
these uses into a more identifiable neighborhood com-
mercial district.
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Existing lot at Dauphin Street and Ridge Avenue (above);
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Ridge Avenue provides an opportunity to bring the park
into the neighborhood through streetscaping and
enhanced greening. The plethora of vacant lots and
dangerous abandoned buildings indicates that an interim
land stabilization strategy is warranted. As Ridge
Avenue lacks investment activity that could reestablish
a major commercial thoroughfare, greening is recom-
mended as a land stabilization strategy, and would
introduce more greenspace into the community core. 

Diamond and Dauphin Streets
These two streets connect the neighborhood to
important pathways in Fairmount Park, including the
Boxer's Trail, soccer fields, baseball fields and tennis
courts. Both streets are also thoroughfares from the
park, connecting to Kelly Drive.  Diamond Street is of
special interest because of its architecturally significant
buildings and its connection to redevelopment efforts to
the east of Strawberry Mansion.

~ Improve the physical character and spatial definition 
of Diamond and Dauphin Streets with tree plantings, 
pedestrian-scaled lighting and new paving; 

~ Encourage development of small-scale retail           
businesses or food vendors where these streets meet 
the Park;

~ The commercial activity can take place in corner 
stores or in booths on the edge of the park itself.
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31st Street Corridor
This corridor has been targeted for interim land stabi-
lization through greening.
~ Use 31st Street and other north-south streets to con-

nect to linear parks that run in the east-west direction, 
creating a system of interconnected parks and open 
spaces; 

~ Properties between Sedgley and the railroad should 
be reused as a linear park, bike path or as a passive 
open space, i.e. meadow, storm water detention basin, 
equestrian center or natural habitat preservation;

~ The border against the railroad should be fenced for 
safety.  Environmental remediation may be required.  
Improvements will be accomplished in tandem with 
other planning taking place for the AMTRAK rail 
corridor in Philadelphia.

Sedgley Avenue
Sedgley Avenue runs parallel to railroad corridor con-
necting to several bridges over the rail, which act as
entry points into the neighborhood.  Sedgley Avenue’s
current appearance, with a lack of pedestrian scale
streetlights and trees, make it an unwelcoming space.
~ Promote the reuse and maintenance of areas along 

Sedgley Street near the railroad right of way as a 
linear park;

~ Other options for use of this type of space are a bike 
path or passive open space, i.e. meadow, storm water 
detention basin, and habitat preservation. In case 
of its use as passive open space, it should be enclosed  
with appropriate fences for safety, security and 
maintenance reasons.

Cumberland and York Streets
Both these streets have a high concentration of vacant
corner lots. This presents a good opportunity to link
Fairmount Park to the neighborhood and manage
vacant land through greening.
~ Remove fences from corner parks to provide the 

opportunity to create a linear park across the
neighborhood

29th Street
Located almost at the center of the neighborhood, this
is a well-traveled street connecting Strawberry Mansion
with other neighborhoods to the north and south.  It also
connects the neighborhood's most important
commercial, health, and educational facilities.
~ Enhance 29th Street with safety and pedestrian -         

oriented amenities with trees and lighting,                  
particularly near Strawberry Square

Land Stabilization
Strawberry Mansion, like many of Philadelphia's
communities, is filled with abandoned land, created
from decades of loss in population and industry. As the
city rebuilds, this land may be considered more    valu-
able and attractive as community development and
investment opportunities.

We recognize and applaud efforts by residents to tend
gardens, keep vacant lots clean and generally beautify
the streets and neighborhood of Strawberry Mansion.
But it is clear this task is daunting and beyond the scope
of neighborhood residents alone. Thankfully there are
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plans and efforts by other agencies and groups to work
with the community of Strawberry Mansion to over-
come the neglect and blight of vacant land throughout
the neighborhood. Decisions for long-term use of this
land are still under discussion, but interim landscape
treatments can begin to stabilize the neighborhood and
encourage reinvestment.

Strategy:
Encourage community partnerships with institu-
tions, community leaders and private organizations
for the maintenance of open space.

One of the ways in which open space can be maintained
is through partnerships between the community and
local institutions to encourage stewardship of vacant
neighborhood land.

One such partnership already underway is: 

FitzSimons School Greening (26th & Cumberland
Streets)
This is a collaborative effort between the Philadelphia
School District and community under the "Campus
Parks" Initiative program.
~ Students and community residents will create gardens 

on school grounds; 
~ The vacant lot adjacent to the school to the north 

creates potential for expanding the school grounds to 
accommodate courts and athletic fields.  

The vacant lost adjacent to FitzSimons also connects to
Walton Elementary School at the corner of 27th and

Philadelphia City Planning Commission
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Huntington Streets. Currently, The School District of
Philadelphia proposes to close this facility. If the
building proves to be structurally sound, reuse proposals
may be encouraged for another community institutional
use, or for housing conversion. Potentially, any future
user of the Walton School site could participate in the
stewardship and enjoyment of this and other adjacent
vacant land.

The Planning Commission's Urban Design staff
engaged in a design exercise to envision the way in
which this additional land may be used by the school. 

Strategy:
Work with City agencies and community leadership
to explore strategies for converting and managing
vacant land as community open space and promote
side yard ownership.

Another way in which open space can be maintained is
to promote existing city programs and encouraging city
agencies to explore new strategies.  The Philadelphia
City Planning Commission explored design options for
community open space in their study, Elements of
Urban Form in Philadelphia.

Examples of some of the open space design options are
listed below:

Private Gardens
Small vacant lots could be donated or sold to the

FitzSimons School - Recommended Campus Park Extension

62



adjacent homeowners.  Maintenance and landscaping of
the lot, as well as repair of the sidewall, would be the
responsibility of the homeowner.  Private gardens create
an opportunity and sense of pride for homeowners to
have a garden of their own within the dense neighbor-
hood.

Play Lots
Play lots are intended for the use of small children
supervised by an adult.  These small spaces can either be
supplied with modest play equipment, built either by
community volunteers or provided from formal sources.

Meadows
A meadow might be considered an entire space within a
block or a series of blocks, and might have mown paths
within it.  The paths might be permanent or changeable.
In an urban setting, a meadow would require mainte-
nance.  It must have a well defined edge, a fence being
preferable to a border of trees.  Gates in the fence will
allow control of the space by local users.

Paths
When there are two or more back-to-back vacant lots, a
semi public or private path could make an interesting
alternative connection.
Examples of strategies that can be used to achieve some
of the open space design ideas above are to:
~ Promote the Small Vacant Lot Abatement Program as 

an open space management method for vacant land on 
residential blocks

~ Identify vacant properties for permanent public use.  

Garden

Meadow

Concepts for Community Open Space
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Community residents should be encouraged to consid-
er the establishment of a community-managed 
park as a way to provide and maintain additional open 
space in the neighborhood.  Successful community-
managed parks may be found in other areas of the city 
and are an increasingly important park management  
model in light of  the City's reduced ability to main-
tain public parks due to limited City resources. 

Community Facilities and Support
During our analysis it was determined that all commu-
nity facilities in  Strawberry Mansion did not meet
citywide standards. Residents have also perceived
neighborhood resources to be inadequate. However,
Strawberry Mansion has many unique and supportive
resources, like Beacon Schools, which are found in few
neighborhoods across the city.  Also, new investment in
important community resources is planned. 

Goal: Support place-based resources for people.

Strategy: Upgrade Community Facilities
Construction has begun on the new Widener Library
located in the 2800 block of Oakdale Street and Lehigh
Avenue.  The City has allocated over  $3 million from
the Capital budget to facilitate the development of this
modern structure, which will feature front and rear
building access and off-street parking. The Widener
Library replacement is scheduled for completion in
spring of 2005.
Strategy: Partner with community schools and other
community institutions to promote joint use of
facilities.

Widening the practice of shared facilities allows indi-
viduals or organizations who want to start a new pro-
gram the opportunity to operate and grow without the
initial start-up costs and risks associated with maintain-
ing their own facility. The neighborhood has two shared
facilities that are ideal models for other community-
based programs and institutions to emulate. As men-
tioned in the Analysis section, Strawberry Mansion
School has a Beacon Program that offers evening serv-
ices for neighborhood families.  The Strawberry
Mansion Family Center at Blaine School also offers
valuable resources like child care and adult education.
These shared facilities can also be looked at as models
for future shared use.

Actions to support and expand existing programs would
be:
~ Promote and sustain "Beacon" program at Strawberry 

Mansion High School;  
~ Promote and sustain resources for after school 

program at Blaine School; 
~ Promote the concept of shared facilities among other 

community institutions that may have the capacity  
and willingness to be a community partner in  meeting 
this end. 

Streets and Public Transportation

Strategy: Continue public transit service standards.
In stakeholder comments and responses to question-
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naires, an overwhelming majority reported favorable
access to and from the community. This is due in large
part to efficient public transit service to this area com-
munity provided by SEPTA. We recommend that
SEPTA continue this level of service and continue the
practice of public hearings in light of any proposed
service changes.

Community-based Organizations
Community-based organizations (CBO’s) can be effec-
tive vehicles to help residents find existing resources, or
help establish new programs that are needed in the
neighborhood.  To keep residents aware of the services
available to them, a CBO might  develop and regularly
update a "Neighborhood Services Directory" that is dis-
tributed to residents.  They can also be instrumental in
organizing and maintaining  community renewal efforts.

Goal: Ensure that improvements to the physical
environment are sustained.

Strategy: Promote community revitalization through
support of community-based organizations.

The potential role of a community-based group is to
facilitate organized and efficient communication of
resident needs and concerns.  Civic organizations can
also educate citizens about the redevelopment process,
fostering a better understanding for land assembly, relo-
cation and preventative interventions in the neighbor-
hood. Community-based groups can also educate citi-
zens about civic responsibility, predatory lending and
real estate fraud.

Some collective actions a civic organization could take
to address community issues would be:
~ Develop a zoning committee to deal with planning and 

development proposals.  Many community groups in 
the City have zoning and development committees that 
have had a positive effect in shaping the type of      

development in their neighborhood;
~ Develop a committee to spearhead organized com-   

munity clean-ups and vacant lot management.  We 
acknowledge that many citizens in the community are 
already involved in these efforts, and the City offers 
many programs to assist residents in these endeavors, 
such as the Philadelphia More Beautiful Committee.

Neighborhood Safety
During community workshops and in surveys residents
voiced concerns over neighborhood safety, citing drugs
and crime as major problems.  

Goal: Create a safe neighborhood environment. 

Strategy: Develop and promote design guidelines
that incorporate community safety. 

Some actions to support this strategy would be:
~ Design and configure buildings and spaces so that 

activity is visible;
~ Use lighting to promote safety;
~ Promote the concept of community "Safe Havens", 

like Beacon Schools and other facilities with people 
and activity; 

~ Coordinate with "Safe Streets" activities and          
principles.
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Appendix A: Standards for Neighborhood
Transformation

What’s a Standard?

If we want to develop neighborhoods that will be great
places to live now and into the next century, we need to
understand, and to be able to describe and measure the
basic elements that define good neighborhoods – homes
in good condition, adequate parking, good transit,
quality shopping, nearby playgrounds and libraries, and
safe streets. The staff of the City Planning Commission
has been gathering examples of such standards from
many places.  These include our own past studies,
national organizations such as the American Planning
Association and the American Library Association, and
from survey’s of Philadelphia residents. 

Planning standards can provide a consistent basis for
determining community need and measuring
programmatic success. They let us know if things are
getting better or worse; they tell us if what we have is
good enough or if not, where we should be headed to
make it better.

What’s a Good Standard?

What are the criteria for a good standard? It seems that
a good standard has to be both sound and useful and
should have at least the three following characteristics.

It should have an explicit rationale. We should   know
how the standard was derived. It is not very helpful to
know that the Utah State Highway Dept. uses a 20-foot
cartway for all new secondary roads if we don't know
how and why this standard was derived. Lacking a
rationale, a standard appears arbitrary.

It should be objective in the sense that it was not devel-
oped by interests having something to gain by setting a
standard that is too high or too low. Many "National
Standards" set by "experts" are actually unrealistically
high standards set by organizations with a self-serving
interest in promoting an      activity.

It should be reasonably specific to our situation. Most
useful standards for public services are not so general
that they can be applied to all places and all people at all
times.

One question that must be addressed in establishing
standards: Isn’t there an absolute authority, some
authoritative expertise that has developed a scientific
standard of what we really need in the way of public
services?

Experts in almost every field have figured out just how
much recreation or how many library books, or how
many policemen, or how many bus stops they believe a
community really needs. These numbers are surely
convenient for making decisions about allocating public
resources. The problem here is that these kinds of stan-
dards usually fail on all three of the characteristics of a
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good standard. They are often arbitrary, developed by
organizations with a clear vested interest – almost all
experts have a bias toward their subject - and are so gen-
eral that they are meant to apply equally to rural Iowa
and New York City.

Another problem with expert standards is that they may
dictate needs that may not be affordable. We know that
more is better than less, but we do not know if more is
affordable. If we want to make cost-disciplined
improvements in public services and facilities we need
to develop standards that are sensitive to both how much
is sufficient, and how much we can afford.

Many standards are equity based. That is, they are based
on comparisons with cities of similar size or similar
fiscal resources. Generally, comparisons imply compet-
itive targets. “Our service levels should be at least as
good as other cities with a similar population base.” or
“If we want to successfully compete with our suburbs
we must improve our services to suburban standards.”
or “Our priority should be to raise all neighborhoods to
at least the city average.”

The draft Planning Standards attached are a mix of
equity standards (recreation capacities), expert stan-
dards (those of the American Library Association) and
absolute standards (no substandard housing).

Each community in Philadelphia is also unique and will
have features and assets that are very specific to that

neighborhood.  Still because in many ways we are the
same, there are some needs that all neighborhoods
share. Planning Standards is a starting point in what
must become a public dialogue that will assist our
communities in sorting out what they want, what is
more or less important. Used as a basis for debate,
discussion and conflict resolution, Planning Standards
can help to generate plans that will be substantive, that
will make a difference and that will remain current.

City-Wide Standards for A Good Neighborhood

Housing

Community Appearance
No vacant buildings open to the elements; no untended
unimproved parcels; no graffiti; no short dumping; no
trash on street/sidewalk for greater than one week
(implying weekly street cleaning); all utilities under-
ground; and all streets and sidewalks in good repair.  
Source: PCPC resident satisfaction surveys.

Housing Condition
No sub-standard housing (factors include: weather
tightness, structural soundness, inadequate light or ven-
tilation, inadequate heating or electrical systems, inade-
quate room and/or lot size).
Source: The Comprehensive Plan for the City of
Philadelphia, 1960.
Housing Stock
Dwelling units should meet minimum market-oriented
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design standards (more than 1bathroom, parking on-site,
adequate yard space, high-speed communication access,
i.e. fiber optic cable.)
The “standard bar level” at which we must compete in
the regional housing market reflects residents ratings of
preferred and/or minimally acceptable housing ameni-
ties.
Source: PCPC resident satisfaction surveys and Fannie
Mae National Housing Survey.

Housing Market Vacancy. 
A market vacancy rate no greater than 10%.
Market vacancy should be high enough to permit move-
ment, but a vacancy rate greater than 10% is a cause for
concern about housing market health and neighborhood
stability.
Source: Planning Commission staff discussions with
realtors, property managers and academics.

Tax Delinquency 
Tax delinquency no greater than 3%.
The proposed standard reflects mortgage default rates.
Using the national rate of mortgage default makes sense,
because they are both measures of the investment value
of property.  
Source: Planning Commission staff recommendation
based on mortgage default rate analysis.
Transportation/Transit
Transit Access

A maximum distance of 1/4 mile to surface transit serv-
ice.
Source: PennDOT, Bureau of Public Transit Policy
Standards.

Highway Access
A maximum distance of 15 minutes travel time to major
highway.
Residents should be able to get to an interchange on the
regional highway network such to have access to good
jobs.
Source: The Comprehensive Plan for the City of
Philadelphia, 1960.

Parking
One parking space per household for new or substan-
tially renovated properties and for other properties
where practicable. 
Source: PCPC staff, related to Census data showing
city average car ownership of .9 cars per household.

Traffic
Residential streets should carry no more than 2,000
vehicles per day.
Livable Urban Streets, a study of San Francisco streets
prepared for the Federal Highway Administration,
found that street livability declined as traffic volume
increased.  Livability was found to be greatest on streets
with less on “B” streets, 2,000-10,000 vehicles per day.
Source: Livable Urban Streets, a study for the Federal
Highway Administration.



Community Standards

Recreation Facilities
A minimum recreation capacity of 50 per 1,000 popula-
tion under the age of 20.
Recreation Capacity is the number of participants that
are normally accommodated by a specific type of recre-
ation facility. For instance, a baseball field accommo-
dates 18 active players at one time, a football field has a
capacity of 22, a swimming pool 50, a tennis court 4. A
neighborhood with a youth population of 10,000 should
have some combination of facilities with a total recre-
ation capacity of 500.  
Source: Recreation Facilities Study, 1988, PCPC.

Library Facilities
A library with a minimum size of 4,500 square feet, and
a collection of 100,000 books, per 50,000 population,
with a 2 mile service radius. 
Source: American Library Association, Subcommittee of
Standards for Libraries, and The Comprehensive Plan
for the City of Philadelphia, 1960.

Parkland
A maximum distance of ½ mile to neighborhood parks
(sized from 1-5 acres). 
Source: The Comprehensive Plan for the City of
Philadelphia, 1960.

School Facilities
School facilities should meet all building codes and
State standards for school facility design. The
Commonwealth of Pennsylvania does set minimum
standards. However the standards are complex and can
not be easily summarized here, but the general state-
ment holds true. In Philadelphia, the Perks-Reutter
Study of 1996 assessed the condition and needed
improvements at all District schools. The average ele-
mentary school was estimated to need $2.3 million in
improvements, one indication that most schools do not
meet minimum standards.
Source: Pennsylvania Department of Education. 

Neighborhood Retail Services
All neighborhoods should have easy access to conven-
ience retail services (no more than 5 minutes walk (¼
mile) to corner store; 1.5 miles driving to Neighborhood
Center – supermarket/bank, etc.; and 5 miles to
Community Shopping Center - Discount Store, “Big
Box” retail).
Source: Planning Commission’s Philadelphia Shops,
1989.

Fire Fighting Facilities
A maximum service radius of 2 miles
Source: American Insurance Association Standards.

Water Service
Provision of water pressure of 30 lb.
Source: Water Department/DEP standards.
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Storm Water Runoff Drainage
A storm drainage capacity to prevent flooding from 100-
year storm event.
Source: Water Department standard.

Environmental

Environmental Hazards
A minimum distance from any known site with environ-
mental hazardous materials (varies by circumstance, e.g.
240 feet from a site with 1,000 gallons of propane, or
340 feet from 4,000 gallons).
Source: NEPA (National Environmental Protection Act)
standards.

Noise Corridors
No residential use shall be located at a distance from a
known noise corridor such that internal ambient noise
would exceed 45 decibels (distance depends on noise
source and housing materials).
Source: NEPA (National Environmental Protection Act)
standards.
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Social Environment
Public Safety.
Pedestrian scaled street/sidewalk lighting designed for
safe neighborhood walking.
Standards are in foot-candles and are different accord-
ingly to various area/land use classifications (e.g., a
low-density residential area will require less lighting
than a high-density commercial area).
Source: American National Standard Practice for
Lighting, Illuminating Engineering Society, 1982
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Appendix B: Resident Questionnaire Responses
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Questionnaire Findings: (114 respondents)

Things most needed in community

Housing repair 45

Housing 34

Eliminate drugs 20

Recreation 14

Things liked best about neighborhood

Transportation 33

People 29

Park 26

Proximity to Center City 10

Shopping 7

Schools 5

Things that would improve the 

neighborhood

Repair of houses 58

Youth employment programs 51

Police protection, safety programs 46

Senior citizen programs 36

After school programs 35

Recreation programs for youth 23

New housing 23

Accessible grocery shopping 20

Street maintenance 19

Playgrounds 19

79

Complaints about the neighborhood

Crime 33

Abandoned houses 22

Drugs 18

Trash 18

Unclean streets 17

Abandoned cars 17

Idle youth 14

Lots 13

Would you volunteer to maintain lots?

Yes: 94

No: 15

If you could live anywhere, where would 

it be?

Stay here: 57

Another part of City: 3

Outside of City: 8
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Susquehanna Street from 33rd Street to Amtrak Railroad
R.O.W.
Streetscape improvements with tree planting. 1,800
linear feet with trees at every 60' on each side of the
street (60 trees)

Diamond Street from 33rd Street to 29th Street
Streetscape improvements with tree planting. 1,800   lin-
ear feet with trees at every 60' on each side of the street
(40 trees)

Ridge Avenue from 33rd Street to Amtrak Railroad
R.O.W.
Streetscape improvements with tree planting. 3,000  lin-
ear feet with trees at every 60' on each side of the street
(60 trees)

*Note: All areas and street measurements are rough
calculations.

Appendix C: Streetscape Improvements -
Recommended Specifications*

Cumberland Street from 33rd Street to Amtrak R.O.W.
A linear park where possible.  Approximately 3,150' x
16' (50,000 sq, ft.).  Basic greening and fencing.
Streetscape improvements with tree plantings.  3,150
linear feet with trees at every 60' (70 trees)

York Street from 33rd Street to 27th Street
Create a linear park where possible.  Approximately
1,800' x 16' (25,000 sq, ft.).  Basic greening and fencing.
Streetscape improvements with tree planting.  1,800 lin-
ear feet with trees at every 60' on each side of the street
(40 trees)

Dauphin Street from 33rd Street to Amtrak Railroad
R.O.W.
Streetscape improvements with tree planting.  2,400 lin-
ear feet with trees at every 60' on each side of the street
(50 trees)
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Appendix D: Programs and Agencies

For links to associated City agencies and programs,
please visit www.phila.gov.

Community Outreach and Technical Assistance
Mayor's Office of Community Services: 
215.685.0780

Community Clean-up Support
Community Partnership Program:
215.685.9558

Philadelphia More Beautiful Committee:
215.685.3981

Streets Department Customer Services Unit - 
Sweep Program:
215.686.5560

Anti-Graffiti Hotline:
215.686.0000

Nuisance Properties and Businesses 
Department of Licenses and Inspections (L&I)
Department - Neighborhood Services Division:
215.686.2463

Park and Recreational Programs and Facilities
Department of Recreation - Switchboard contact for
facility listings and recreation facility leaders:
215.683.3600

Commercial and Economic Development Support
Mayor's Business Action Team (MBAT)
~ Connects to services offered by the Department of
Commerce, the Mayor's Office, Philadelphia Industrial
Development Corporation (PIDC), and the Philadelphia
Commercial Development Corporation.:
www.phila.gov/mbat
215.683.2100 

Land Use and Redevelopment
Philadelphia City Planning Commission:
www.philaplanning.org
215.683.4615

Redevelopment Authority:
215.854.6500

Housing 
Office of Housing and Community Development:
www.phila.gov/ohcd
215.686.9749

Afterschool Mentoring and Tutoring, Youth Service
Department of Human Services (DHS):
215.683.6120
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Appendix E: Sources
"A Block’s Rise and Ruin." The Philadelphia Inquirer,
August 11, 2002.

Myers, Allen, Strawberry Mansion: The Jewish
Community of North Philadelphia, 2000.  

A Resource Guide to the City of Philadelphia's Housing
and Community Development Agencies and Programs,
Office of Housing Community Development, October
2001.

"Elements of Urban Form in Philadelphia," Philadelphia
City Planning Commission, 2001.  

"Planning Standards for Neighborhood
Transformation," Philadelphia City Planning
Commission, 2001

North Philadelphia Plan: A Guide to Revitalization,
Philadelphia City Planning Commission, 1984

From Spaces to Places: A Neighborhood Action Plan,
Project H.O.M.E, 2001

US Census Data:  http://www.census.gov

Chapter Seven
Appendix E

85



Philadelphia City Planning Commission
Strawberry Mansion Community Plan


