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Strawberry Mansion
Strawberry 
Mansion is 
generally 

considered to 
be from 

Lehigh Avenue 
to the railroad 
tracks, west to 

Fairmount 
Park

Area for this 
study
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Recent and 
Proposed Housing 

Development 
Outside the Study 

Area

Study Area

Vernon House 
Apartments 
(Completed)

32nd and Cecil 
B. Moore 

(Homeowner-
ship, 

Proposed)
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32nd and Cecil B. Moore 
Affordable Homeownership

Vacant Land

Vacant
Land

Vacant
Land
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32nd and Cecil B. Moore 
Affordable Homeownership

10 Units of Homeownership Housing for Low 
to Moderate Income Buyers (Household of 4 
persons earning less than $57,700 per year).
Subsidy of up to $1.5 million provided by the 
City to make units affordable.
May include additional units.
Request for Proposals Issued.  Proposals due 
on April 5, 2007.
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Study Area
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Study Area Boundaries
North – Diamond Street with its Historic 
Brownstones and prior City Investment

South – Berks Street, with recent City 
housing investment and strong 
institutions

East – 30th Street, with the James G. 
Blaine School and stable residential 
blocks

West – 33rd Street, bordering 
Fairmount Park and a gateway from 
Center City
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Overview of Existing 
Conditions

Prior public investment in affordable 
housing
Concentrated vacancy and vacant land
Private investment pressure from 
Brewerytown to the south
Concentrations of public ownership
Two National Register Historic Districts
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Principles for Housing Investment

Preserve Affordable Housing and Protect Past 
Investment
Build Mixed Income As Feasible
Maximize Private Investment and Leverage Non-City 
Resources
Reduce Density and Promote Greening
Retain Historic Resources where appropriate
Use Land Acquired through NTI Acquisition Zone
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Recommended Target Areas

4

3

1

2

6

5

1. Diamond Street 
Historic Corridor

2. 32nd Street 
Improvement 
District 

3. Strawberry 
Mansion 
Homeownership I

4. Arlington-
Monument Mixed 
Income 
Homeownership

5. Blaine School 
Rehabilitation 
Initiative 

6. Future Privately 
Financed Housing



1. Diamond Street Historic 
Corridor

1. Preservation and Improvement of 
Existing Low Income Housing Tax Credit 
Buildings

2. Rehabilitation of Other Vacant Structures

3000 – 3200 W. Diamond Street
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Target Area
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Current Conditions
Intact and occupied brownstone row houses in 3000, 3100 and 
3200 blocks of Diamond Street comprise the West Diamond 
Street Townhouse National Register Historic District
Largest owner is Pennrose Properties, operating through equity 
partnerships established to secure Low Income Housing Tax 
Credits in the 1980s and 1990s.
Some recent private investment in 3200 block of Diamond 
Street in twin homes just outside the Historic District
Scattered vacant structures are owned by Pennrose, PHA and 
private owners.
Overall low tax delinquency rate (7.5% three or more years 
delinquent).
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Current Conditions

3200 Diamond, odd side
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Current Conditions
3212-14 Diamond 3214, 3216 Diamond

New Private Investment, 3200 Diamond Street
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Current Conditions

Occupied and vacant structures, 3100 block Diamond, odd side

3127

Private

3125

PHA
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Inventory of Vacant Structures

Block \ Ownership PHA Pennrose Private Total
% 

Structures 
Vacant

% Vacants in 
PHA or 

Pennrose 
Ownership

3000 Diamond 3 2 8 13 44.9% 38.5%

3100 Diamond 5 1 3 9 22.0% 66.7%

3200 Diamond 0 0               4 4 16.7% 0.0%

Total 8 3 15 26 27.7% 42.3%

Vacancy is concentrated in the 3000 block.

PHA and Pennrose control a significant number of vacant 
structures.
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Project Summary

Improve Pennrose Property’s 
developments with Preservation Credits
Convey vacant PHA structures to 
Pennrose for its redevelopment efforts
Acquire and market privately-owned 
vacant structures
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Pennrose Properties Buildings

Improve existing occupied units and rehab 
vacant units using Preservation Tax credits.  
Reduce density by conversion to duplexes as 
feasible.
Carry out the redevelopment in two phases of 
27 buildings each, for a total of 54 
rehabilitated units in each phase.
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Privately-owned Vacant Structures

Acquire 15 vacant structures
Assess each property for its potential as 
single family, duplex or multi-family
Based on assessment, determine best 
redevelopment strategy
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Financing Requirements

Preservation Tax Credits from PHFA, 
with OHCD subsidy
Over $1 million for Acquisition through 
Condemnation of 15 vacant privately-
owned structures
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Timetable – Next steps

Pennrose to apply for Preservation Credits for the 
first phase of redevelopment, April 2007
Initiate acquisition of vacant structures, 2007
Preservation Credits awarded September 2007
Acquisition completed, 2008
Dispose of properties acquired through 
condemnation, 2008
Construction start 2008

Assumes availability of resources



2.  32nd Street Improvement 
District
1. Demolition of Vacant Structures north of 

Page St. and Greening as Interim 
Treatment

2. Rehabilitation of Vacant Structures south 
of Page St. to Consolidate Occupancy

(1900 – 2000 blocks N. 32nd Street)
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Target Area – 32nd Street Improvement District
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Current Conditions
Twins and rows on 1900 and 2000 blocks of N. 32nd

St., with many vacant structures
Pennrose’s Mansion Court I and II properties are not 
yet eligible for Preservation Credits
1900 block N. 32nd St. (east side) is the Mansion 
Court National Register Historic District and has low 
vacancy rate
2000 block north of Page St. has very high vacancy 
and is location of long-standing social problems
Overall high tax delinquency rate (37.5% three or 
more years delinquent).
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Current Conditions

2034-2040 N. 32nd St.

Vacant Structures N. of Page Street proposed for demolition
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Current Conditions

2018-2032 N. 32nd St.

5 Vacant Structures and 2 occupied structures proposed for demolition
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Current Conditions
3153 Fontain St., aka 2039 N. 32nd St., proposed for demolition
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Current Conditions

2019-2035 N. 32nd St.

5 occupied structures and 4 vacant structures proposed for preservation
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Current Conditions

1900 block N. 32nd Street, east side

Mansion Court National Register Historic District, proposed for 
preservation
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Inventory of Vacant Structures

Block   \ Ownership PHA Pennrose City Private Total
% 

Structures 
Vacant

% Vacants in 
Public or 
Pennrose 

Ownership

2000 N. 32nd

(including 3153 Fontain)

North of Page

2 1 0 10 13 65% 23.1%

2000 N. 32nd 

South of Page
1 2 1 1 5 29.5% 80.0%

1900 N. 32nd
1 2 0 6 9 22.5% 33.3%

Total
4 5 1 17 27 35.1% 37.1%

Vacancy is concentrated in the north end of the target area, 
between Page Street and Diamond St.
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Proposed 
Treatment, 
32nd St. 
Improvement 
Area
Demolition and Greening 
North of Page Street, 
west side, and 3153 
Fontain

Rehabilitation and 
Preservation elsewhere
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Project Summary—North of Page St.

Clear all structures in 2000 block of N. 
32nd St., north of Page Street, west 
side, and green resulting lots
11 demolitions (2018-40, and 3153 
Fontain):
 9 currently-vacant structures
 1 occupied privately-owned to relocate
 1 occupied Pennrose tenant to relocate
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Project Summary—South of Page St.
Rehabilitate all vacant structures from Page 
Street south to Berks (1900 block, 2000-
2016):
 Rehabilitate vacant PHA structures as part of 

Pennrose’s preservation strategy (3)
 Improve Pennrose properties using future 

Preservation Tax credits (12 occupied, 4 vacant), 
converting to duplexes where feasible

 Acquire and market or rehab for relocatees 
privately-owned vacant structures (7)

 Rehab vacant City-owned structure for relocatee
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Timetable – Next steps

Immediate demolition and greening where possible 
Initiate acquisition and relocation, September 2007
Incorporate selected Pennrose structures in 
Preservation Tax Credit application April 2009
Acquisition completed, September 2009
Preservation Credits awarded September 2009
Construction 2010

Assumes availability of resources



3.  Strawberry Mansion 
Homeownership Phase I

30 New Construction Houses 
2 Rehabilitated Houses (HRP)

Friends Rehabilitation Program has been identified 
as developer – 1900-2000 N. 31st St.
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Target Area – Strawberry Mansion Homeownership I
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Current Conditions
Large 
parcels of 
vacant land 
in the 1900 
and 2000 
blocks of N. 
31st Street

2000 N. 31st Street
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Project Summary

30 new structures in the 1900 and 2000 
blocks of N. 31st Street on vacant land
Rehabilitate 2 vacant structures through 
HRP
The developer, Friends Rehabilitation 
Program, successfully rehabilitated 9 
units on the 3100 block of Berks Street
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Site Plan

1900 N. 31st Street

17 new construction, 1 rehab

2000 N. 31st Street

13 new construction, 1 rehab

NORRIS
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Type A Unit

Type B 
Unit
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Financing Plan
Sources

Sales Income
2 HRPs  @      $95,000
4 – 4 BR   @ $125,000
26 – 3 BR @ $115,000 $3,680,000

PHFA NRI $1,755,000

OHCD HOME $1,625,000

OHCD CDBG/HRP $132,000

Housing Trust Fund $702,254

FHLB $500,000

Total $8,394,254

Uses

Construction 
Costs

$6,920,407

Soft Costs $607,522

Financing Fees 
including PHFA 
bond

$426,325

Developer’s Fee $320,000

Acquisition $120,000

Total $8,394,254
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Proposed Timetable

Award of Housing Trust Funds – FY 2007
Apply for PHFA NRI funds – July 2007
Award by PHFA of NRI funds – October 2007
Completion of Disposition by RDA and PHA –
December 2007
Construction start – March 2008

Assumes Availability of Resources



4. Arlington-Monument Mixed 
Income Homeownership

40 New Construction Houses 
3 Rehabilitated Houses

(32nd/33rd/Berks/Arlington)
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Target Area -- Arlington-Monument Mixed Income 
Homeownership

http://trees.ancestry.com/owt/AddPerson.aspx?pid=17556679&sid=13733024&rel=c&ret=17556679�
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3200 blocks of Arlington, Monument, and Berks Sts.,
1901-1915, 1933-1939 N. 33rd Street
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Current Conditions

3200 Arlington, Monument

3200 block W. Berks St. (odd)
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Current Conditions

3230, 3232 W. Berks (to rehab)

1901-1915 N. 33rd Street

Site to clear for 3 story 
townhouses
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Project Summary

Build lower density twins with off-street 
parking on smaller streets
Build larger, three story townhouses 
with rear driveways on 33rd Street
Rehabilitate 3 vacant houses facing the 
new construction units
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Conceptual 
Site Plan

24 Twins

12 Rowhouses

4 ADA 
Accessible Units
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Possible Financing Plan
Sources Uses

Sales Income
8 @ $195,000
4 @ $125,000

28 @ $100,000
3 @ $90,000

$5,450,000 Acquisition Not Funded

OHCD HOME $2,625,000
Rehabilitation
3 @ $175,000
Including soft costs

$525,000

PHFA NRI $1,750,000
New Construction
40 @ $260,000-$300,000
Including soft costs

$10,800,000

Housing Trust Fund $1,000,000

FHLB $500,000

Total $11,325,000 Total $11,325,000



55

Proposed Timetable

Initiate additional acquisition and relocation 
and PHA disposition – 2007
Issue RFP for developer -- January 2008
Assembled and cleared site available – 2008
Apply for HCP NRI funds -- August 2008
HCP Funding Award – October 2008
Construction Start -- spring 2009

Assumes Availability of Resources



5. Privately Financed Housing

2000 block N. 33rd Street
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33rd Street Corridor – Privately Financed Housing
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Current Conditions

Southeast corner 33rd and Diamond.

Lots currently being acquired by RDA
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Current Conditions

2033-2039 N. 33rd Street

2037 2035

Privately-owned



60

Current Conditions

33rd St. between Fontain and Page.

Vacant lots are being acquired by RDA
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Project Summary

Acquire remaining vacant structures 
and lots at 2017, 2035-2037 N. 33rd

Street
Provide interim greening on all vacant 
lots in 2000 block N. 33rd Street
Market all eleven vacant lots or 
structures owned or acquired by RDA in 
2000 block N. 33rd Street under strict 
controls



62

Timetable

Initiate Condemnation 2007
Site Control 2008
RFP for Developer(s) 2008
Construction 2009

Assumes Availability of Resources



6.  Blaine School 
Rehabilitation Initiative

8 Affordable Rehabilitated Houses

(1900 Stanley, 1900 N. 30th, 3000 Norris)
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Blaine School Rehabilitation Initiative
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Blaine School and PHS 
Learning Center

Current Conditions

2955 W. Norris – Homestart 
completed 1999
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Current Conditions

1900 N. 30th Street

1900 N. Stanley St.
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Typical Vacant Structures

1901 N. 30th St.

1916, 1920 N. Stanley
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Project Summary

Provides 8 Units for Affordable 
Homeownership
Rehabilitates only remaining vacant units on 
stable blocks
Builds off strength of public school
Possible Model for Other Scattered Site 
Vacants in Strawberry Mansion
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Location of Vacant 
Properties 
Surrounding the 
School

All are privately-owned

1901 N. 30th Street
3007 W. Norris Street
3009 W. Norris Street
1960 N. Stanley Street
1961 N. Stanley Street
1946 N. Stanley Street
1916 N. Stanley Street
1920 N. Stanley Street
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Budget

Sources Uses
Sales Income
8 @ $65,000

$520,000 Acquisition Not Funded

OHCD HOME $540,000 Rehabilitation
8 @ $110,000

$880,000

Soft Costs $100,000

Developer’s Fee 80,000

Total $1,060,000 Total $1060,000
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Timetable

Initiate Condemnation 2007
Site Control 2008
RFP for Developer(s) 2008
Construction 2008

Assumes Availability of Resources
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Summary of 
Recommendations
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Summary – Principles
Preserve 

Affordable 
Housing / 

Protect Past 
Investment

Create 
Mixed 

Income

Leverage 
Non-City 

Resources

Reduce 
Density / 

Green

Retain 
Historic 

Resources

Use NTI 
Land

Diamond Street 
Historic

X X X X

32nd Street 
Improvement District

X X X X

Strawberry Mansion 
Homeownership I

X X X X

Arlington-Monument X X X

Privately Financed –
33rd St.

X X X

Blaine School Initiative X X
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Summary –
Acquisition, Relocation and Demolition

Project Name
Parcels to 
Acquire 

(Lots and 
Structures)

Demolitions Relocations

Diamond Street Historic 15 0 0

32nd Street Improvement 
District 17 11 2

Strawberry Mansion 
Homeownership I 0 0 0

Arlington-Monument 40 12 9

Privately Financed – 33rd St. 3 0 0

Blaine School Initiative 8 0 0

Total 83 23 11
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Summary – Housing Units

Project Name
New 

Construction 
Units

Rehabilitated 
Structures Total Units

Diamond Street Historic 
Phase I 0 27 54

32nd Street Improvement 
District 0 19 19

Strawberry Mansion 
Homeownership I 30 2 32

Arlington-Monument 40 3 43

Privately Financed – 33rd

St. 16? 2 18

Blaine School Initiative 0 8 8

Total 86 88 174
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Summary – Timetable
Project Name 2007 2008 2009 2010

Diamond Street 
Historic Phase I

Apply Preservation Credits
Initiate Selected 

Acquisition

Construction Start
Complete Acquisition and

Market Units

Construction 
Completion

32nd Street 
Improvement 
District

Demolition and Greening
Initiate Acquisition and

Relocation

Complete Acquisition and
Market Units

Apply 
Preservation 
Credits

Construction Start

Strawberry 
Mansion 
Homeownership I

Apply and Receive HTF
Apply and Receive NRI
Complete Disposition

Construction Start Construction 
Completion

Arlington-
Monument

Initiate Acquisition and
Relocation

Initiate PHA Disposition

Complete Planning
Demolition
Issue RFP

Apply for NRI Construction Start

Privately Financed 
– 33rd St.

Initiate Acquisition
Complete Acquisition
Issue RFP

Construction 
Start

Construction 
Completion

Blaine School 
Initiative

Initiate Acquisition
Complete Acquisition
Issue RFP

Construction 
Start

Construction 
Completion

(Assumes availability 
of funds)
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Summary – Funding Sources

Project Name OHCD PHFA FHLB

Acquisition 
Funding to 

Be 
Identified

NTI 
Demolition Private

Diamond Street 
Historic X X X X

32nd St. Improvement 
Area X X X X X

Strawberry Mansion 
Homeownership I X X X

Arlington-Monument X X X X X

Privately Financed –
33rd St. X X

Blaine School Initiative X X
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Summary –
Estimated Public Funding Requirements

Project Name OHCD Housing 
Trust Fund PHFA FHLB

NTI 
Acquisiton 

and/or 
Demolition

Diamond Street 
Phase I $1,000,000 $1,000,000 

LIHTC $1,000,000

32nd St. Improvement 
Area $2,500,000 $800,000 

LIHTC $1,500,000

Strawberry Mansion 
Homeownership I

$1,757,000 
$702,254 $1,755,000 NRI $500,000

Arlington-Monument $2,650,000 $1,000,000 $1,750,000 NRI $500,000 $1,500,000

Privately Financed –
33rd St. $300,000

Blaine School 
Initiatve $540,000 $500,000

Total
$8,447,000 $1,702,254

$1,800,000 TC
$3,505,000 NRI

$4,800,000
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Issues and Challenges
Acquisition is required for each proposed area.  There is no 
resource to fund acquisition. Acquisition through condemnation 
generally takes about a year.
Most proposals require City funding for gap financing. OHCD 
funding is limited. 
Proposed projects will compete with each other and with 
projects in other areas for scarce resources, including Tax 
Credits and Homeownership Choice funds.
Two areas require relocation (32nd Street and Arlington-
Monument). How can relocation be managed successfully?
Projects need to be phased carefully.  For example, for Privately 
Financed Housing to work on N. 33rd Street, the Arlington-
Monument proposal must be underway.
Within some projects, multiple players need to take coordinated 
action (the City, PHA, Pennrose, etc.).
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OHCD thanks

Philadelphia City Planning Commission
 Richard Redding
 Bennur Koksuz
 Maryann Longacre
Philadelphia Redevelopment Authority
 Rachel Brooks 
 Brian Romano
Kise, Straw and Kolodner
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