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Dear Friends,

We are pleased to share with you the 2014 edition of PACDC Magazine.

PACDC is prepared to confront challenges, raise tough issues, convene thoughtful people, 
develop fair policies, and advocate for change that benefits all Philadelphians—newcomers 
and long-time residents alike.

Our cover story, Beyond Gentrification, Toward Equitable Neighborhoods, and related arti-
cles are meant to launch a broader dialogue about the future of our neighborhoods. Please 
read them and then talk with us, and with each other. You can also share your ideas for how 
we can encourage equitable development by tweeting us @EquitablePhilly.

The past year has been a very successful one for PACDC.

We worked with many partners to gain approval of our top policy priority—creation of 
the Philadelphia Land Bank. While there is still much work to be done to ensure effective 
implementation, this is a major step forward.

We launched our Philadelphia Community Development Leadership Institute to build ca-
pacity among community development practitioners, and we’re delivering trainings on a 
wide range of topics such as community organizing and engagement, real estate finance 
and development, communications and advocacy. We’ve also begun “Learning-On-The 
Go” tours to explore best practices in other cities, and we are supporting peer mentoring 
among practitioners.

PACDC also created a national Advisory Board in 2013 whose members provide wide-
ranging insight  from diverse perspectives as well as on-the-ground guidance which has 
already opened new doors for us.

You can read about our 2014 PACDC Award Winners and finalists in this issue as well, and 
we enthusiastically congratulate them all. We know you will learn many “best practices” 

and be inspired by their stories as you read their profiles.

Sincerely,

Rose Gray Rick Sauer
Board President Executive Director

PhiladelPhia association  
of community develoPment  
corPorations

1315 Walnut Street, Suite 1600
Philadelphia, PA 19107

Phone: 215.732.5829

fax: 215.732.5725

email: info@pacdc.org

website: www.pacdc.org

youtube: www.YouTube.com/pacdcorg

twitter: @phillycdcs
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PACDC BOARD OF DiRECtORS

About PACDC
A StRONG vOiCE iN POLiCy. PACDC’s advocacy is  
a unifying and compelling voice in government, busi-
ness and funder forums where decisions affecting 
neighborhoods are made.

StRONG CDCS. PACDC strengthens CDCs through 
professional development, funding and networking 
opportunities.

A StRONG City. PACDC and member organizations 
build strong neighborhoods—and a strong Philadel-
phia—by increasing housing and economic opportuni-
ties and providing programs and services that sustain 

families and good jobs.
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“Three quarters of the nation’s wealth is in the form of human  

capital; the talent and training of workers…offer far more value to 

the overall economy than anything else.”

—The New York Times Magazine, 1/26/14

PacDc Builds excellence through the Philadelphia  
community Development leadership institute

Building on a solid track record of highly-rated trainings and peer-learning programs, 
PACDC launched the Philadelphia Community Development Leadership institute in 
Fall, 2013.  

In its first six months, the Institute has served 
more than 200 professional staff, board mem-
bers, and volunteers with sessions on commu-
nity organizing, communications, commercial 
leasing, commercial real estate development, 
advocacy, and more. In addition to “classroom” 
learning, PACDC organized special “Learning on 
the Go” sessions to Washington, DC and Reading, 
PA, featuring informal and informative lectures 
and site visits.  Innovative community developers 
including Andy Shallal, founder and proprietor 
of Washington, DC’s Busboys and Poets Café, 
and former Reading, PA, Mayor Tom MacMa-
hon who uses arts and culture at Goggleworks, 
described their respective, dynamic revitalization 
initiatives.

“PACDC has for years demonstrated its com-
mitment to supporting and nurturing commu-
nity development through on-going professional 
development and the exploration of critical issues 
to the field,” said Rick Sauer, PACDC Executive 
Director. “The Institute aggregates our work in 
this area under one programmatic umbrella.  We 
are pleased with folks’ reactions to PACDC’s lead-
ership in this arena, and we are eager to build on 
the Institute’s unlimited potential,” added Sauer.  

Helping to sustain this work both inside and 
outside the classroom are strong partners includ-
ing the Federal Reserve Bank of Philadelphia, 
Philadelphia Local Initiatives Support Corpora-
tion, the Office of Housing and Community De-
velopment and Citi Community Development.   
An exciting partnership with Temple University’s 
Community and Regional Planning Department 
and its newly launched Bachelor’s Degree Pro-
gram in Community Development will build op-
portunities for those just entering the field and 

also provide experienced practitioners with ac-
cess to scholars researching critical issues affect-
ing the field.  

“We are excited to collaborate with PACDC 
on the Institute and look forward to the benefits 
both faculty and students will enjoy in having ac-
cess to on-the-ground community groups and 
the issues they face,” said Lynn Mandarano, P.E., 
Ph.D., Associate Professor at Temple University.   

To learn about other upcoming 
Institute learning programs,  
go to pacdc.org.

Created as a professional development and field 
research program which taps a range of on-the-
ground innovators in community development 
as well as researchers, educators and funders, the 
Institute focuses on three goals: 

1.  improving access to low-cost, high quality 
training that breaks new ground in com-
munity development; 

2.  nurturing research and scholarship in the 
field; and, 

3.  building mentorship opportunities for 
professional learning and support.  

[LeFt] learn-on-the-Go tour to new york city explores 
Passive Design and construction led by PacDc asso-
ciate member, BluPath Design. [beLOW] neighborhood 
residents participate in a community organizing train-
ing at temple university. 
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“community Development at the crossroads”  
engages Practitioners at PacDc’s First-ever  
community Development symposium

As part of the Philadelphia Community Development Leadership institute, the Federal 
Reserve Bank of Philadelphia hosted PACDC’s first-ever Symposium on Community 
Development at the Crossroads:  New Opportunities to Create Tomorrow’s Neighbor-
hoods Today in December, 2013.   

More than 100 community developers and profes-
sionals from multiple disciplines heard keynote 
Speaker Carol Coletta, Vice President for Com-
munity and National Initiatives with the John S. 
and James L. Knight Foundation, speak about cre-
ative placemaking. Break-out session leaders spoke 
about best practices nationally and locally in the 
areas of arts and culture, food access, health and 
wellness, and education as they relate to commu-
nity development.  

Leading roundtable discussions on these top-
ics were local and national practitioners as well 
as experts from the Mayor’s Office of Arts and 
Culture, the National Endowment for the Arts, 
Robert Wood Johnson Foundation, and Jefferson 
Medical College.   

PACDC is expanding work in several of these 
areas, including community health and wellness, 
by bringing together CDC leaders and doctors 
from the Jefferson Center for Urban Health. On-
going relationships and new partnerships will 
provide better health outcomes in neighborhoods 
and closely link Jefferson and other hospitals to 
new patients.  PACDC is working to expand this 
initiative by convening other non-profit hospi-
tals and CDCs to benefit neighborhoods across 
Philadelphia.      

“This first Symposium expands PACDC’s 
thought leadership in key areas, and reflects simi-
lar goals of the Federal Reserve Bank’s Community 
Development Studies and Education Department,” 
said Pamela Bridgeforth, PACDC Director of Pro-
grams. “We are grateful to the Federal Reserve for 
their leadership,” she added.  

Theresa Singleton, Ph.D., Vice Presi-
dent of Community Development Studies 
and Education at the Federal Reserve, agrees. 
“The Federal Reserve Bank of Philadelphia is  

committed to supporting and nurturing the field 
of community development research, and we see 
our partnership with PACDC’s Community De-
velopment Leadership Institute as an important 
new component of our work. We look forward 
to building our partnership and advancing the 
field,” Singleton said.

Both the Federal Reserve and PACDC 
want to nurture young talent to grow the field.  
PACDC’s Mentorship initiatives include recog-
nition of annual awards to Rising Stars, conven-
ing Rising Stars to network and enhance their 
capabilities, and developing more formal peer 
mentoring partnerships in the future.   

This first Symposium expands PACDC’s thought 
leadership in key areas, and reflects similar goals 

of the Federal Reserve Bank’s Community Develop-
ment Studies and Education Department.

[abOve] vice President for community and national initiatives for the John s. and James l. Knight Foundation, 
carol coletta delivers symposium keynote on creative placemaking. [beLOW] leaders from the national endow-
ment for the arts, the John s. and James l. Knight Foundation, the mayor’s office of arts and culture, People’s  
emergency center and new Kensington cDc share insights during arts and culture session at the symposium.
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Across the nation, one of the most exciting and promising growth areas in commu-
nity development is health and wellness, and Philadelphia is no exception.   

here, CDCs are leading with everything from nutrition classes and peer wellness 
walks to development of health Centers and senior health facilities.

One example is Project h.O.m.E. which has partnered with Thomas Jefferson univer-
sity hospital to construct the Stephen Klein Wellness Center. The 30,000 square foot 
facility will provide a vital access point for health services including primary care, be-
havioral health, dental care, a pharmacy, and a YmCA. In addition to generous donor 
support, Project h.O.m.E. took advantage of the Affordable Care Act that increases 
funding for federally Qualified health Centers to provide comprehensive vital care to 
underserved areas. 

In addition to this Center, Project h.O.m.E. is simultaneously doing vigorous outreach 
in the neighborhoods they serve, educating their neighbors, and signing them up for a 
healthcare plan on the new exchanges or medicaid. Staff and volunteers have worked 
phone banks, knocked on hundreds of doors, staffed Community health fairs, and sent 
mailers to inform people about their options to access affordable health care. Those 
who fall into the medicaid Expansion Gap are encouraged to become healthcare activ-
ists and share their stories with policy makers to affect changes needed to cover the 
entire community. 

PrOJECT h.O.m.E. DEmOnSTrATES COmmunITY DEVELOPmEnT ThrOuGh WELLnESS

[tOP] lore dui erit nim quipis dionsecte te con ulla 
coreros diamconsecte dignism odigna. [ bOttOm] Feui-
sim ad doluptat, veliqua tumsandiate feuisis nit wis ad 
modionulput nibh ex et, quat

lore dui erit nim quipis dionsecte te con ulla coreros diamconsecte dignism odigna feuisim ad do-
luptat, veliqua tumsandiate feuisis nit wis ad modionulput nibh ex et, quat.

Project h.o.m.e. hosts community health fair.
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— By BEth MCCONNELL —

There is a Bantu word that describes something no single word in 

the English language can: “ilunga” is a person who can forgive a first 

abuse, tolerate it a second time, but never on the third. It’s considered 

the world’s most untranslatable word by linguists, but I’d argue that 

“gentrification” deserves a spot on their list. So what is gentrification? 

And can Philadelphia welcome private investment while ensuring the 

poorest among us benefit?

COVER STORY
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in just five syllables, gentrification brings up 
issues of race and class, including a history 
of white flight from cities in the 50s, urban 

renewal policies of the 60s that eliminated entire 
communities of color, and today’s pockets of pov-
erty and blight that reflect decades of disinvest-
ment. It’s a word that brings up issues of commu-
nity and cultural identity that can be disrespected 
by newcomers, and of people being pushed out of 
their own neighborhoods. Gentrification involves 
blame for policies and inaction by both private 
and public actors that resulted in once-thriving 
neighborhoods becoming terribly deteriorated.    

At the same time, gentrification conjures up 
ideas of re-investment: Of people choosing to re-
turn to cities their parents or grandparents left, 
of making streets cleaner and safer, of improving 
property conditions and opening new shops and 
restaurants. It’s a word that is sometimes used to 
describe the change that neighborhoods regu-
larly experience when one generation replaces 
another. Some use the word gentrification with 
pride to describe their investment in a place that 
was ignored for so long, and feel defensive or hurt 
when the word is lobbed at them as a criticism. 

That’s an awful lot for one word to commu-
nicate, so it’s not surprising that people use the 
word gentrification in completely different ways.  
But we must recognize the inherent difference in 
the concepts of “revitalization” and “gentrifica-
tion.” The former is positive change. The latter 
is positive change for a particular class of people 
at the exclusion of others. In parts of our city 
that are experiencing gentrification, long-term 
residents who know the history of disinvestment 
and displacement may be justified in feeling just 
a little bit “ilunga” right about now.   

So at this unique moment in Philadelphia, 
we need real leadership to acknowledge the his-
tory, look towards the future and bridge the gap 
between the blame, defensiveness and hurt by 
charting a path toward equitable development.

In Center City, we see the signs of revitaliza-
tion and population growth everywhere: new 

high-end development projects are popping up 
like so many spring flowers, and sidewalks are 
actually crowded with people. We know those 
trends are pushing into surrounding neighbor-
hoods, leading to increases in property values as 

shown by the map below from The Reinvestment 
Fund. While fears of displacement due to rising 
housing costs in these neighborhoods are valid, 
we have very little data on how often it’s actually 
happening, and to whom. Some people may be 
displaced involuntarily, others may be “cashing 
out” by selling their homes in order to capitalize 
on the equity in their investment, one of the few 
wealth-building options available to low income 
and middle class people. 

We hear stories of property owners be-
ing preyed on by predatory investors who offer 
$50,000 in cash for a property worth four times 
that, but we don’t know if the anecdotes reflect 
actual trends. In order to craft responsible and 
effective policies to advance balanced develop-
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ment, we need better and more reliable data to 
answer these and many other questions. 

We do know that when CDCs are supported 
by government funds and policies, and are suc-
cessful in their work, private investment returns.  
And it must, because we simply don’t have suf-
ficient philanthropic or public dollars to ensure 
that every Philadelphian has a safe, attractive 
and vibrant neighborhood to live in.  Not even 
close. Private dollars are also critical to sustain 
mixed-income communities. But just as much as 
we need those private dollars, we need a strategy 
to ensure that when they flow, the revitalization 
that occurs is equitable. So let’s talk about how 
we revitalize our communities in ways that don’t 
gentrify them, but redevelop them equitably.

As much as we need those private dollars, we need a strategy to ensure that when  

they flow, the revitalization that occurs is equitable. So let’s talk about how we revitalize 

 our communities in ways that don’t gentrify them, but redevelop them equitably.

COVER STORY
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First, it’s important to remember that CDCs 
were created for the very purpose of ad-

vancing equitable development. Born out of the 
civil rights movement, neighborhood residents 
created CDCs to rebuild their communities in 
the wake of racism and government policies 
that devastated American cities just like ours. In 
“Building Hope: A CDC Oral History Project,” 
Anna Faith Jones, former President of the Bos-
ton Foundation, said: “The kernel from which 
community development grows is that…unlike 
urban redevelopment and public housing…where 
government has come in as an outside force and 
built this housing and then put people in it, that 
you involve the people that live there in a process 
that says: what do we want to do here in our own 
neighborhood?”   

No longer purely grassroots organizations, 
many CDCs are now professional developers with 
a social mission. CDC leaders may or may not live 
in the communities in which they work, yet make 
significant decisions about deploying resources 
that shape the physical environment and daily 
lives of neighborhood residents. That’s a big job 
that carries with it an enormous responsibility to 
listen to neighborhood needs, hopes and fears. 

That’s what Anna Faith Jones talked about 
when she stressed community decision-making, 
which is not achieved if residents are only given 2 
minutes at a microphone to offer input. It’s about 
investing resources into giving residents the  
information they need to be effective participants, 

as well as the opportunity to be at the decision 
making table so they have ownership over what’s 
happening in their neighborhoods. This is a best 
practice that CDCs and government must em-
brace, and many already do. It’s a practice LISC 
is taking seriously in its work with community 
partners in the redevelopment of the Mantua and 
West Powelton neighborhoods, which you can 
read more about on page 14. 

Equitable development is also about giving 
neighborhood residents an opportunity to ben-
efit from neighborhood improvements. That’s 
at the heart of much of the work of this year’s 
Rising Star Award winners James Coburn of Re-
building Together Philadelphia and Troy Han-
nigan of Habitat for Humanity. Troy’s work to 
improve access to affordable housing is provid-
ing a meaningful pathway for low and moderate 
income families to gain a foot-hold on owning 
a home in rapidly revitalizing neighborhoods 
through sweat equity and solid financial counsel-
ing. James’s work leads “block builds” that provide 

free critical home repairs to 15 to 30 low-income 
residents on a single block. Often targeted for 
neighbors who live near new investment projects, 
including affordable or market rate housing, they 
provide a safer, more comfortable home for the 
residents, and help build their wealth by improv-
ing the value of their homes. Read more about 
their work on pages 19, 26 and 27. 

It’s also about ensuring residents are not dis-
placed when property values and taxes increase 
beyond their ability to pay, which can break social 
networks and community connections. A large 
percentage of low-income Philadelphians own 
their own homes, yet more than 40% of them 
pay too large a percentage of their income toward 
housing costs. This places them at great risk of 
displacement if their property taxes rise. New 
policies passed by City Council in 2013 that give 
property tax breaks, deferrals and exemptions 
were designed to help. You can read more about 
the measures on page 17 by Council President 
Darrell Clarke. 

COVER STORY

Equitable development is also about giving neighborhood residents an  

opportunity to benefit from neighborhood improvements. That’s at the 

heart of much of the work of this year’s Rising Star Award winners James 

Coburn of Rebuilding Together Philadelphia and Troy Hannigan of  

Habitat for Humanity.

What are your ideas for how we can 

encourage equitable development? What 

does “equitable development” even 

mean to you? do you want to be part of 

building an equitable Philadelphia? 

TWEET uS  

@EqUitABLEPhiLLy  
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Equitable development is also about provid-
ing affordable housing choices in every neigh-
borhood and reducing concentrations of poverty. 
You can read more from Councilwoman Maria 
Quiñones-Sánchez on how the Philadelphia Land 
Bank will be a tool for making land available in 
improving neighborhoods for affordable homes 
and other community beneficial uses on page 15.   

On page 30, read about our Blue Ribbon Award 
winner Asociación Puertorriqueños en Marcha, 
which provides another shining example of equi-
table development in Paseo Verde, a mixed-use, 
mixed-income project that also prioritizes easy 
access to public transportation for its residents, 
promotes environmentally sustainable building 
practices, and access to important health-related 
and social services and amenities.   

Adequate funding to subsidize affordable 

PACDC: Our VALuES 
AnD VISIOn fOr 
PhILADELPhIA’S 
nEIGhBOrhOODS

PACDC works to create vibrant and 
diverse neighborhoods across Phila-
delphia that equitably meet the needs 
of all community members, preserve 
and enhance community assets, and 
foster a stronger city and region. Vi-
brant and Diverse neighborhoods are 
ones that:

•	 	Ensure	that	neighborhood	resi-
dents and other stakeholders 
play an integral role in deter-
mining the future of their com-
munity;

•	 	Ensure	 that	 lower-income	 and	
long-term residents and oth-
er stakeholders benefit from 
neighborhood improvements;

•	 	Retain	 and	 attract	 new	 public	
and private investment, resi-
dents, and businesses;

•	 	Provide	a	range	of	housing	op-
portunities to benefit house-
holds at a variety of income 
levels;

•	 	Provide	 local	access	 to	goods,	
services and jobs; and

•	 	Sustain	 a	mix	 of	 incomes	 and	
ethnicities over time.

this block in Point Breeze provides an example of rapidly rising property values. several homes on the block have 
been substantially rehabbed or re-built, and are fetching between $225,000 to $320,000, while most of the other 
properties are valued at half that. PhOTO BY PETEr TOBIA.
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Equitable development is also about providing local access to appropriate goods, services and jobs in our  

neighborhoods by strengthening our commercial corridors so that small businesses can serve the needs of an  

economically diverse neighborhood. 

homes is critical, and our local Philadelphia 
Housing Trust Fund has been a valuable source 
for the development of new affordable hom-
eownership and rental homes, as well as preser-
vation of existing homes in need of repair and 
reinvestment.  

Equitable development is also about provid-
ing local access to appropriate goods, services and 
jobs in our neighborhoods by strengthening our 
commercial corridors so that small businesses 
can serve the needs of an economically diverse 
neighborhood. On page 28, read more about this 
year’s Community Leader Award winner, George 
Stevens. A long-term community activist, Ste-
vens founded the Lancaster Avenue 21st Century 
Business Association, which works to ensure that 
existing small businesses are taken into account 
in revitalization projects.   
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These are just a few ways CDCs, activists and 
others are already advancing equitable develop-
ment, and just a few of the tools policy makers 
have made available. It’s notable progress, but it’s 
not enough. Too little is being done for the city’s 
renters. A staggering 72% of them earn below the 
Area Median Income and pay more than half of 
their income on housing costs. If displacement is 
happening in gentrifying neighborhoods, renters 
are probably the first folks that get priced out.  
There is no help for small businesses that are 
faced with rising tax bills or rents, either. 

Here and elsewhere, CDCs and others have 
explored ideas such as giving neighborhood 
residents an equity stake in real estate projects, 
establishing community land trusts to maintain 

this is a very exciting time in Philadel-
phia. Our downtown is booming, people 
are returning to invest in our neighbor-

hoods, and cranes dot the city skyline. People and 
businesses want to invest here, and my research 
shows that Top Chef sightings have increased by 
350%. But a shameful number of Philadelphians 
aren’t benefitting from our city’s renewal. They 
are surrounded by crime and dilapidated proper-
ties, lack access to basic services and decent jobs.  
How we invest in those neighborhoods reflects 
what we think of the people who live there. Gen-
trification may not be their problem, but a lack of 
equitable development surely is. 

So as Philadelphia begins to turn a corner 
after decades of decline, now is the time for a 
comprehensive look at how we nurture equitable 
redevelopment in every neighborhood. What are 
the innovative policies that can leverage public 
and private investment for the good of the poor 
and middle class who already live here, not solely 
for the wealthy we are beginning to attract? 

To answer that question, we need assertive 
leadership from the Mayor, City Council, private 
industry, CDCs and other community groups.  
It’s time to convene key players to develop a truly 
comprehensive equitable development strategy 
in Philadelphia. We need to gather and analyze 
the data about the real effects of gentrification 
to understand the problem and craft smart eq-
uitable development solutions. We need to look 
at the tools already at our disposal—the Land 
Bank, the Housing Trust Fund, property tax re-
lief and others—and make sure we’re leverag-
ing them fully.  We need to ask those in our city 
that have access to personal and private wealth 
to deploy more of it in the service of equitable 
development. Together, we need to craft a vision 
for what an equitable Philadelphia looks like. We 
need to give no one cause to define themselves 
as “ilunga” and decry yet another time they were 
denied the opportunity to be part of a revitalized 
city. PACDC is in.  How about you?

Beth McConnell is the Policy Director of the Philadelphia 
Association of Community Development Corporations.

COVER STORY

permanent affordability (see page 16) and co-
operative ownership models of businesses and 
housing.  There are surely many more ideas. And 
we need them now, more than ever. 

But just as gentrification is about more than 
the cost of living in a neighborhood, equitable de-
velopment must be as well. Shifts in demograph-
ics lead to shifts in race, culture and class that may 
cause some to feel unwelcome in a neighborhood 
even if they can afford to be there.  And at times, 
the tensions around gentrification are more about 
lack of trust and clashing personalities than any-
thing else. Addressing those very real tensions must 
be part of the conversation, too, and it’s something 
Rue Landau from the Philadelphia Commission 
on Human Relations writes about on page 16. 

TWEET uS

@EqUitABLEPhiLLy  
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Congratulations to

PACDC 
for your accomplishments in service 
to the communities of Philadelphia!

Economic REvitAlizAtion
Returns on Investments, Returns for Communities  

Capital Access is a national consulting and management firm that specializes in neighborhood  

and economic revitalization. Please call us at (215)-551-2000 so we may help you with:

NeighborhooD AND eCoNomiC revitAlizAtioN StrAtegieS

teChNiCAl ASSiStANCe, trAiNiNg AND mANAgemeNt ServiCeS 

houSiNg AND mixeD-uSe ProjeCt mANAgemeNt

www.capita laccess inc .com
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lisc leads West Philadelphia strategy For equitable  
redevelopment
By OWEN FRANkLiN AND DANA hANChiN

EQUITABLE DEVELOPMENT

w est Philadelphia’s increasing prosper-
ity coupled with redevelopment benefits 

shared by long-term neighborhood residents are 
the goals of a dynamic initiative led by the Phila-
delphia Local Initiatives Support Corporation 
(LISC). Change is on its way and residents are 
concerned about how this growth will affect their 
ability to stay in the neighborhoods that they 
have long-called home.

LISC has been working in the Mantua and 
Powelton communities since 2007 to help resi-
dents and community partners connect with 
opportunities and resources to build healthy, 
sustainable communities and build on the neigh-
borhood’s assets:  

•	 	proximity	to	Center	City;	

•	 	job	centers;	

•	 	amenities	of	nearby	universities,	major	
highways; 

•	 	access	to	transit	service;	and,		

•	 	walkable	streets.

Yet, these neighborhoods have historically 
suffered from disinvestment, resulting in higher 
rates of vacancy and blight, deteriorating hous-
ing, increased concentrations of poverty, and 
weakened commercial corridors.

The Mantua Collaborative, which is made up 
of local community organizations, Drexel Uni-
versity, and City agencies, is working with LISC 

to develop an Equitable Development Strategy 
(EDS) in Mantua and West Powelton.  The effort 
reflects recent community planning activities, 
which identified concerns that new investment 
would lead to rising rents and property taxes to 
the point of displacing long-time residents.  The 
EDS will identify and promote redevelopment 
policies and practices that preserve affordability, 
protect long-time residents from displacement 
and enable the whole community to enjoy the 
benefits of revitalization.

Philadelphia LISC is sponsoring a consultant 
team, comprised of May 8 Consulting, The Rein-
vestment Fund, and Portfolio Associates, Inc., to 
develop the EDS with direction from the Mantua 
Collaborative and the broader community. The 
Collaborative, whose members include the Peo-
ple’s Emergency Center, Drexel University, and 
Mount Vernon Manor Apartments, will advise 
the team as it progresses. The team will engage the 
public through a series of interactive community 
meetings to obtain feedback, ideas and direction. 

Michael Thorpe, Board Chairperson of 
Mount Vernon Manor said, “Engaging Mantua 

and West Powelton residents in thoughtful and 
informative conversation about the future of 
their community is critical.” 

Topics to be explored related to redevelop-
ment will include vacancy, homeowner stabil-
ity, student housing and owner occupancy. This 
feedback will help clarify key trends affecting the 
neighborhood; identify early actions, and longer-
term strategies. The team will share effective best 
practices employed in other areas, such as re-zon-
ing and homeowner preservation initiatives, and 
will explore how they can be tailored for Mantua 
and West Powelton. 

Through monthly community meetings, 
LISC will collaborate with a network of local 
organizations to promote engagement opportu-
nities, dates, and locations. Scheduled for com-
pletion in fall, 2014, resulting strategies will be 
shared with a broader audience through a sum-
mit to inform other communities facing similar 
market pressures.

Owen Franklin is Director of Research and Planning for 
Portfolio Associates, Inc. and Dana Hanchin is Deputy 
Director of Philadelphia LISC.

encouraging development of an equitable Development strategy, lisc helped convene a Block captains forum 
to share their concerns and create solutions.  

a neighborhood volunteer encourages residents to participate in the community’s equitable development strat-
egy sessions.   
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T he 7th Council District, which I represent, is 
home to concentrations of blight and pover-

ty that are simply unacceptable. Our poorest resi-
dents are forced to live among decaying buildings 
and empty lots that are a nuisance to public safety. 
And as research shows, blight has a negative im-
pact on residents’ health. Moving to more stable 
neighborhoods is often not an option, as there are 

far too few affordable housing choices there. Living in that kind of envi-
ronment provides a major barrier to the path out of poverty that we owe 
every single Philadelphian. 

Meanwhile, some parts of my district and the city are seeing new invest-
ment for the first time in more than a generation, bringing new residents 
and economic activity that we so desperately need. But we need to ensure 
that wealth and poverty do not continue to be segregated by neighborhood, 
with market rate housing in some places and affordable housing concen-
trated in others.

I championed the Land Bank because I saw how it would move vacant, 
blighted properties into the hands of responsible new owners quickly, at-
tracting more private investment in our city. At the same time, I wanted 
to make sure the Land Bank would be a tool to improve conditions for all 
Philadelphians, including our poorest residents. That’s why the Land Bank 
ordinance passed by City Council contains several policies specifically de-
signed to advance equitable development. 

First, the very mission of the Land Bank is defined as “creating socially 
and economically diverse communities.” This guided us to requiring that the 
Land Bank develop a Strategic Plan, which must include an analysis of the 
market conditions of neighborhoods and set defined goals for the develop-
ment of housing that is affordable to very low, low and moderate income 
residents in every area where there is need. In practice, this means that if the 
Land Bank identifies that a neighborhood’s property values and rents are ris-
ing or are very high, it should set goals for creating housing choices for the 
poor and working class in those areas. Additionally this planning process will 
allow residents an opportunity to discuss what they would like to see in their 
neighborhoods.

The Land Bank will then have the power to transfer land to new owners 
for less than fair market value, if the end use would be beneficial to the com-
munity, such as for affordable housing or green space. A CDC or a private 
developer would be able to stretch its limited resources further to create af-
fordable housing, and could do so even in areas where land values are high 
or rising rapidly. The Land Bank will be able to give partial discounts for 

EQUITABLE DEVELOPMENT

the Philadelphia land Bank:  a tool for equitable Development
By COUNCiLWOMAN MARiA D. qUiñONES-SáNChEz

projects that create mixed-income communities, providing new incentives 
for market rate developers to set aside units for our low-income neighbors. 

Because oversight of the Land Bank is critical, we also pushed to ensure 
that at least four members of the Land Bank Board are community represen-
tatives from non-profits that care about housing, community development 
or civic engagement.  Neighbors will be notified about potential dispositions 
though a posting of notice on the physical property or electronic notifi-
cation, and can provide public comment to the Land Bank Board about a 
potential land transfer. The Land Bank must also issue an annual report on 
whether it’s achieving the goals it set for itself, giving the public another op-
portunity to hold it accountable to its equitable development strategies. 

I regularly hear from developers, neighbors and community groups who 
want to invest in our city and who want to take responsibility for vacant 
properties. I’m glad that my colleagues on Council and the Nutter Admin-
istration were able to work together to craft such important legislation, and 
look forward to the big task ahead of implementing a Land Bank that gives 
them ways to invest equitably for all Philadelphians.

Councilwoman Maria D. Quiñones-Sánchez represents Philadelphia’s 7th Council 
District.

I championed the Land Bank because I saw how 
it would move vacant, blighted properties into 
the hands of responsible new owners quickly, 
attracting more private investment in our city. 

[tOP] an example of the city’s vacant and blighted property issue. [bOttOm] advo-
cates richard voith, econsult; Drew Becher, Pennsylvania historical society; and 
amy laura cahn, Public interest law center of Philadelphia, testify at city council 
hearing on the Philadelphia land Bank.       
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“i’ve been a resident of northern liberties since 1993. i’ve 
always been involved in my community—i’ve raised my son 

here and been active in his schools. this neighborhood has changed, 
and many folks including myself are at risk of not being able to stay 
in our own community because of rising rents and skyrocketing 
property values. i don’t mind development, but development has to 
be fair and include long term community members. if you had spent 
21 years in a neighborhood that you love, would you feel that it’s fair 
to be forced to move?”

— Staci Moore, Board Co-chair of the Women’s Community Revitalization 
Project, and PACDC’s 2010 Community Leader Award winner

community land trusts  
Preserve affordability
By JiLL FELDStEiN

EQUITABLE DEVELOPMENT

In response to community concern about the rapid pace of development 
in Eastern North Philadelphia, the Women’s Community Revitaliza-

tion Project (WCRP) created a Community Land Trust (CLT).  A CLT is 
a nonprofit, community-based organization committed to the long-term 
stewardship and affordability of land, housing and other buildings used for 
community benefit. CLTs achieve this by “remaining in the deal” to ensure 
that affordable homes built today are resold at prices affordable to the next 
generation of homeowners, which is key in neighborhoods with rapidly in-
creasing property values. 

WCRP engaged more than 425 residents to learn about the 240 CLTs 
across the country. Residents responded to the strong community roots of 
the CLT movement, and land trusts’ track record of protecting affordabil-
ity and building wealth for low- and moderate-income families. By the end 
of 2014, WCRP’s Community Justice Land Trust will own land that supports 
the permanent affordability of more than 60 homes.  

With the support of the Oak Foundation, WCRP also provided technical 
assistance and planning grants to other community organizations so they 
could conduct a study of vacant land in their neighborhood and explore 
forming a land trust to turn vacant properties into permanently affordable 
homes. More than 30 organizations attended trainings to learn more about 
community land trusts, demonstrating interest in this equitable develop-
ment tool for Philadelphia neighborhoods.   

Jill Feldstein is the Organizing Director for the Women’s Community Revitalization 
Project.

By RUE LANDAU

Philadelphia stands at a tipping point, possessing a strong 
base of communities as well as an influx of newcomers 
merging into them. That reality often leads to clashing of old 
and new cultures as demographics shift—and those seem-
ingly intractable forces represent the latest challenge for us.

Yet, this is not unfamiliar territory for this great American city, 
nor insurmountable.

Throughout its history, the Philadelphia Commission on hu-
man relations (PChr) has helped residents and businesses 
alike navigate through what can seem like tectonic shifts. 
PChr long has served as a guide for those worried about 
the fill-in-the-blank “other” moving in next door, and helped 
mitigate the associated conflicts. Today, our role remains un-
changed, as we see echoed concerns rising, with the only 
difference being the faces of the feared populations and the 
associated change their presence can usher forth.

Integration of the past now has yielded to gentrification, 
and its nuances—from reuse of vacant land to distribution of 
housing availability for low- and moderate-income families to 
inequitable tax and development structures—mark our times 
and underscore many of our modern challenges. This is why 
PChr, for example, has applauded City Councilwoman maria 
Quiñones-Sánchez and the Campaign to Take Back Vacant 
Land, to ensure that the recently enacted land bank ordi-
nance helps to address some of these concerns. 

Certainly these are not easy topics to tackle, on scope alone. 
Transformations in the composition of people in communities, 
patterns of investment or divestment in infrastructure and 
services against the backdrop of rising real estate markets 
create heightened stakes, not just for immediate neighbors, 
but also for the entire city. responding to the frustrations 
these issues elicit, PChr has re-entered this conversation 
in a more robust manner. As 2014 further unfolds, so, too, 
will results of a year-long series of reflective conversations 
with communities, policy makers, business leaders and other 
stakeholders—all of whom want to see Philadelphia grow.

At PChr, we aim to help cultivate growth that is healthy and 
inclusive, and look forward to it.

Rue Landau is Executive Director of the Philadelphia Com-
mission on Human Relations.

vacant lots cost the city of Philadelphia $20 million annually to maintain, lower 
neighboring property values, attract crime and are havens for vermin.  

ChALLEnGES Of ChAnGInG  
COmmunITIES nOT nEW
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EQUITABLE DEVELOPMENT

new Policies help homeowners Facing rising Property taxes
By COUNCiL PRESiDENt DARRELL L. CLARkE

A s city government moved toward implemen-
tation of Mayor Nutter’s Actual Value Initia-

tive (AVI), Philadelphia City Council recognized 
the sticker shock reassessments might present to 
residents, particularly longtime homeowners in 
gentrifying neighborhoods where market values 
had risen dramatically. 

City Council passed a package of bills designed to mitigate the most ex-
treme effects of the City accurately reassessing properties for the first time 
in decades. 

Legislation introduced by Councilman Kenyatta Johnson and Council-
woman Maria Quiñones-Sánchez creates a tax deferral option for property 
owners who can demonstrate that their new tax bills post-AVI present an 
onerous financial hardship. Determination of deferral eligibility is based on 
household income as a percentage of Area Median Income and the size of 
tax bills relative to household income. Eligibility is determined on an annual 

City Council passed a package of bills designed 
to mitigate the most extreme effects of the City 
accurately reassessing properties for the first 
time in decades. 

basis and applicants must be current 
on property taxes or enrolled in a 
payment agreement with the City. 

Another important tax relief 
measure is the product of cooperation between Philadelphia City Council 
and the General Assembly in Harrisburg. Sponsored by nearly every member 
of Council, this so-called Gentrification Relief Bill targets long-term hom-
eowners with demonstrable financial need who experience a tripling or more 
of the assessed value of their homes from one year to the next. This legisla-
tion caps the assessed value to no more than triple that of the previous year. 
Homeowners may receive Gentrification Relief for 10 consecutive years at 
most, and legislation passed by the General Assembly and signed by Gover-
nor Corbett allowed the City of Philadelphia to apply income restrictions to 
the program so that homeowners who could afford their newer bills would 
not receive this tax break. Moreover, properties that are abated under the 
City’s 10-year abatement plan are ineligible, as are homeowners who are tax 
delinquent and not enrolled in a payment plan with the City. 

A comprehensive effort by the Philadelphia Delegation to Harrisburg, 
Philadelphia City Council and the Nutter Administration to promote the 
Homestead Exemption also was critical to implementation of AVI. Occupant-
owners in the Commonwealth are automatically eligible for a break that re-
duces the assessed taxable value of their primary residence by $30,000.

Councilman Darrell L. Clarke is President of Philadelphia City Council and represents 
the 5th Council District.
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creating and Protecting  
Green space is equitable  
Development 
By AMy LAURA CAhN

EQUITABLE DEVELOPMENT

Equitable development means that residents should have a voice in 
creating solutions, not just about vacancy and disinvestment, but to 

strengthen local community assets. For decades, Philadelphia residents 
have done that by revitalizing vacant spaces by creating community gar-
dens, farms, and parks, often in partnership with CDCs, grassroots and faith 
based groups.  

Philadelphia now has hundreds of garden spaces across the city, many of 
which have been growing for generations. These spaces have become deeply 
rooted in our communities and provide a wealth of benefits, including op-
portunities for intergenerational community building; youth leadership de-
velopment; and local, affordable, and culturally-appropriate food, as well 
as supporting the infrastructure needed for a healthy environment. Com-
munity gardening is only one solution, but it is a solution that works and 
one that many communities have chosen. The Public Interest Law Center of 
Philadelphia began its Garden Justice Legal Initiative as a way to honor and 
support those choices, through legal and policy support and community 
education and organizing.  

 As a city, we have been slow to implement policies or programs that 
support residents to create and preserve gardens and green spaces. For many 

years, we only recognized these spaces as useful for interim use, even as they 
became woven into the community fabric. The new zoning code and Land 
Bank move us closer by establishing urban agriculture as one of a range of 
uses that contributes to creating and strengthening vibrant, healthy com-
munities. We have more work to do to make certain that community groups 
have the policy framework, the land access, and the resources to bring these 
spaces into the future and to incubate new projects. Equitable development 
means honoring these neighborhood-based solutions and their legacies as 
we plan for Philadelphia’s future.  

Amy Laura Cahn is the Staff Attorney of the Garden Justice Legal Initiative of the 
Public Interest Law Center of Philadelphia (PILCOP).
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targeted home repairs Keep neighborhoods vital  
By StEFANiE F. SELDiN

EQUITABLE DEVELOPMENT

r ebuilding Together Philadelphia’s (RTP) 
mission is to bring communities and volun-

teers together to assist low-income homeowners.  
RTP’s vision to revitalize Philadelphia extends 
beyond individual homes into blocks and neigh-
borhoods. Two illustrations of this vision are our 
recent collaborations with HACE and Asociación 
Puertorriqueños en Marcha (APM).

In April 2011, HACE cut the ribbon on Law-
rence Court, an affordable homeownership de-
velopment that transformed a vacant parcel of 
land into a colorful variety of 50 townhomes 
that reflect the Latino heritage of the neighbor-
hood. With HACE’s direction on home selection, 
Rebuilding Together Philadelphia worked to im-
prove 10 occupied homes immediately across the 
street from Lawrence Court.

A group of Cricket Communications employ-
ees, community residents, neighbors, RTP staff 
and Board members, and HACE staff partnered 

focus on items that sealed the building envelope, 
ensured the integrity of the home and improved 
the exterior facade. RTP volunteers from Pepsi 
Bottling Group did additional repair work and 
cleared a nearby vacant lot. Rose Gray of APM de-
scribed the project as a model for future collabora-
tion; in fact, APM is currently working with RTP, 
Philadelphia LISC and other partners to plan our 
next project in Eastern North Philadelphia.

Ensuring safe and secure homes for long-
term residents is critical to any neighborhood 
improvement plan. RTP hopes more CDCs will 
partner with us on future work to complement 
their affordable housing developments. RTP en-
courages CDCs to consider both the efficiency of 
working with knowledgeable project managers 
(including Rising Star Award winner James Co-
burn) and the value of working with volunteers 
when envisioning your neighborhood plan.

Stefanie F. Seldin is Executive Director of Rebuilding 
Together Philadelphia.

to make critical repairs to revitalize homes in need 
near Lawrence Court. Homeowners received cool 
roofs, critical home repairs, replacement windows 
and doors, exterior painting and energy efficient 
upgrades. In addition, the local Cement Masons 
and Plasterers Union rebuilt several sidewalks. 
RTP volunteers planted many trees and a com-
munity garden on a vacant lot.  HACE’s Bill Salas 
said, “The partnership and collaboration allowed 
existing long-term homeowners to benefit by re-
ceiving free home improvements primarily from 
RTP directly as a result of Lawrence Court. These 
home owners felt that they were not forgotten.”

Likewise this fall, RTP joined APM to im-
prove a neighborhood near the environmental-
ly-friendly Sheridan Street affordable housing 
development, which converted formerly vacant 
land into 13 contemporary and energy-efficient 
homes. RTP provided critical repair services to 
seven homes on North Marshall Street with a 

[LeFt] across the street from the newly-constructed 
lawrence court, developed by hace, long-time 
neighbors got needed targeted home repairs to im-
prove their properties and keep pace with the im-
proving neighborhood. [beLOW] roof replacement and 
repair help end leaks and keep home owners dry and 
comfortable.   
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COmmuNITy DEvElOPmENT  
ChAmPIONS AwArD

The face of Philadelphia’s vacant property epidemic can be seen on the 
1900 block of North 24th Street. It’s a block that shows exactly why 

Philadelphia needs a Land Bank, and why this year’s Community Devel-
opment Champions deserve that acknowledgement.  

It’s a block where a man named Golden Eubanks, born in South Caroli-
na in 1888, purchased a home for his growing family in 1929. Mr. Eubanks 
spent the rest of his life in Philadelphia and, despite having passed away in 
the 1960s, is still considered the owner of record for that property according 
to City databases.  The Eubanks’ family home has become a tax-delinquent 
vacant lot, surrounded by five other crumbling properties whose owners of 
record purchased them in the 1920s and are long gone. 

This microcosm represents all of the deep structural issues that plague 
Philly’s system for handling neglect, blight, and vacancy: a block in a neigh-
borhood that has seen the loss of industry and population lead to the prolif-
eration of decaying abandoned structures and trash strewn vacant lots. 

Like most of the vacant properties throughout the city, the major-
ity are in private hands and many are tax delinquent. Some are owned 
by speculators shielding their names behind an LLC. For others the 
owner of record is, as in the case of Mr. Eubanks, clearly deceased. The 
other quarter are owned by different public agencies, with different 

processes for sale, different standards of maintenance, and different 
systems of accountability.  

This convoluted mash of deceased or absentee private owners and an 
unwieldy assortment of public agencies has been a significant obstacle 
to revitalizing the 40,000 vacant properties spread across Philadelphia’s 
neighborhoods. It’s a system that failed to return properties to reuse and 
failed to disincentivize blight and tax delinquency. It frustrated the am-
bitions of non-profit and for-profit developers, neighborhood residents, 
businesses, and City officials who want to stabilize and revitalize neigh-
borhoods, respond to community needs, and unlock the value of un-
derutilized property by turning a community burden into a community 
asset. It fostered cynicism rather than optimism, and antagonism rather 
than collaboration.

It is against this backdrop that in 2008, PACDC, public officials, and 
civic activists began to work in earnest toward a dramatic overhaul of 
Philadelphia’s vacant property system by advocating for the creation of a 
Land Bank. Buoyed by national experts and the success other municipali-
ties had with the Land Bank model, advocates saw it as a critical tool that 
would allow the City to consolidate its vacant property portfolio under 
one agency with one set of policies for disposition, one standard of main-
tenance, and one standard of enforcement. It would enable a process that 
has long been known as deeply opaque and unresponsive to become pre-
dictable, efficient, transparent, accountable, and equitable.

Importantly, passage of Representative John Taylor’s state authorizing 
legislation in 2012 meant the City could use a Land Bank to avail itself 
of new powers to more easily acquire privately held but abandoned tax 
delinquent properties and prepare them for redevelopment. 

Changing an old, entrenched system is a heavy lift fraught with com-
peting interests and unexpected challenges—especially when it involves 
an asset as valuable as a city’s vacant property. Other cities have tried and 
failed to create a successful Land Bank, and instead maintained an unac-
ceptable status quo. 

However, in Philadelphia, an unlikely combination of non-profit and 
for-profit developers, community organizations, realtors, urban farmers, 
environmentalists, and small businesses came together to form the Philly 
Land Bank Alliance to advocate with one voice for an effective Land Bank. 
Philadelphia also had leaders who understood the vacant property crisis 
our communities faced and had the political will to take action. 

2014 PACDC AWARD WiNNER

an example of vacant property on mr. eubank’s block. 
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Through the hard work of activists and poli-
cy makers, Philadelphia was successful and 

City Council unanimously approved a bill cre-
ating the Philadelphia Land Bank on December 
12, 2013, and Mayor Nutter signed it into law 
while pledging to work to get the Land Bank 
operational by the end of 2014.

That’s why, for our 2014 Community De-
velopment Champions, PACDC recognizes the  
following leaders crucial to advancing the Phil-
adelphia Land Bank:

The OAk FOUNDAtiON, whose early invest-
ment in overhauling the vacant property system 
was critical. It provided support to a number of 
organizations across the city to begin laying the 
groundwork for meaningful vacant property 
reform. Funding from Oak was used to create 
the Philly Land Bank Alliance and activate hun-
dreds of individuals, nonprofits, and businesses, 
all unified by a common goal of putting vacant 
property into productive reuse and creating 
thriving communities.  

The Land Bank bill’s lead sponsor, COUNCiL-
WOMAN MARiA D. qUiñONES-SáNChEz, is 
no stranger to the problems created by vacant 
property. Her 7th district has one of the greatest 
concentrations of vacant properties in Philadel-
phia. Working closely with community stake-
holders, the Councilwoman drafted a strong 
Land Bank ordinance, and was a tireless advo-
cate for creating the effective Land Bank that 
Philadelphia deserves.

MAyOR MiChAEL A. NUttER and his Adminis-
tration were eager to undertake the hard work 
of identifying the failures of the existing sys-
tem, and engaging with outside stakeholders to 
study best practices. Prior to the passage of the 
Land Bank bill, the Administration completed a 
much needed inventory of publicly held vacant 
property and looked to unify and overhaul the 
City’s disposition policies and process. These 
steps and the Administration’s support for the 
Land Bank were crucial to demonstrating the 
Mayor’s commitment to addressing Philadel-
phia’s vacant property problem.

City COUNCiL, under the leadership of COUN-
CiL PRESiDENt DARRELL L. CLARkE, tackled 
the complexities involved; raised important is-
sues during numerous presentations, meetings, 
and hearings; and demonstrated a willingness to 
compromise to reform a broken system. Coun-
cil Members were engaged with advocates, with 
their constituents, and with each other to under-
take major changes culminating in a unanimous 
vote to create a Land Bank in Philadelphia.

Join us in thanking these winners for their 
hard work in getting the bill passed and their on-
going efforts to make an effective Land Bank a 
reality. We look forward to continuing to work 
with them to successfully implement the Land 
Bank that Philadelphians deserve: a predictable, 
efficient, transparent, accountable, and equitable 
Philadelphia Land Bank. •
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[rigHt anD beLOW] mayor nutter, administration  
officials, city council members and advocates at the 
Philadelphia land Bank bill signing ceremony.
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John macDonald leads by example,  
makes tough choices with no regrets
By JENNiFER i. RODRiGUEz

als in Philadelphia become trained, gainfully 
employed, and contributing members of soci-
ety.  As impressive as that figure is, the numbers 
are not the most important aspect. What makes 
him happiest is that the impact has been sus-
tained—“that they stayed in the whole notion 
of work, kept themselves clear of getting back 
into some of the things that got them into a jam 
to begin with.”

MacDonald’s philosophy is unusual in the 
community development field, which has tra-
ditionally focused much of its efforts on place-
based initiatives centered on the development 
of affordable housing. In his view, investing in 
people is more important. Building human cap-
ital, providing those challenged by their histories 
and circumstances with the opportunity to gain 
valuable skills, get a job, improve their lives and 
by extension those of their families, is what he 
has always done.  He believes when empowered, 
these individuals are in a better position to de-
mand better services and to invest in their com-
munities. Impact has also supported their cli-
ents in other ways; from investments in charter 
schools and advocating against library closures, 
to cleaning parks, commercial corridors, and the 
creation of a business loan fund.

“He could have been a millionaire, but chose 
to help people instead” is something you hear 
when MacDonald is the subject. He has been 
faced with choosing between the lucrative, cor-
porate world and the personally fulfilling work 
of helping the least fortunate among us a few 
times during his career. 

Early on, this teacher-turned-insurance 
agent extraordinaire, a job he held while si-
multaneously working at a drug rehabilitation 
center he had established in Kensington, almost 
crashed one early morning on his long com-
mute to work.  Recognizing that he was risking 
his life by working two jobs, John chose to fol-
low his heart.  

He quit the insurance company that same 
day and never looked back, not even years later 

when the CEO of a large sporting goods com-
pany, a golf aficionado, offered him a job. After 
playing golf one day, the CEO offered John a 
napkin, and said, “just write there [how much] 
you want, to work for me.” But it was a non-
starter, John was not interested. After a second 
offer, MacDonald took the napkin, gently tore 
it into pieces and gave it back without regret. 
He loved his work at Impact Services and no 
amount of money would change that.

After pausing to reflect on his accomplish-
ments and the many lives impacted by his work, 
MacDonald would counsel a younger person to 
“follow your heart, don’t let folks dissuade you 
from what you think is important and, especial-
ly, money is not the biggest thing in the world.”  

That advice from someone who has coached 
numerous champion golfers and whose vision 
and leadership has helped 26,000 individuals 
turn around their lives. MacDonald may, indeed, 
be the ultimate life coach. •
Jennifer I. Rodríguez is Executive Director of the May-
or’s Office of Immigrant and Multicultural Affairs, 
and a PACDC 2012 Rising Star Award winner. 

John MacDonald, President and CEO of Im-
pact Services Corporation, rejected the cor-

porate world in favor of social enterprise. In the 
process, not only has he become an inspiration 
to hundreds of students and golf aficionados, 
but he has also impacted the lives of thousands 
of individuals who may have been cast aside by 
society but for his efforts.

Inducted to the Hall of Fame at both the 
Temple University Athletic Department and 
the Golf Coaches of America Association, John 
MacDonald is now receiving PACDC’s Lifetime 
Achievement Award. 

The award is well deserved.  John has ac-
complished in one career what would take 
three or four persons a lifetime to achieve. He 
has been devoted to the empowerment of in-
dividuals, especially those who come from the 
most challenging of circumstances, those who 
have the deck of cards stacked against them, by  
providing opportunities to learn, to work and to 
achieve. Consider the following: 

•	 	At	Temple	University,	where	he	was	 the	
golf team head coach for 30 years, Mac-
Donald put Temple University on the 
golf map, earning 15 conference champi-
onships with a team that lacked its own 
golf course and whose players came from 
non-traditional backgrounds; 

•	 	At	The	First	Tee	of	Greater	Philadelphia,	
he used his passion for golf as a vehicle 
to develop and empower disadvantaged 
youth; and

•	 	When	 asked	 about	 his	 greatest	 ac-
complishment, MacDonald says it 
is the outcomes of Impact Services 
Corporation, a mission-based orga-
nization he helped establish 40 years 
ago, that make him the most proud. 

At Impact Services he has helped more 
than 26,000 of the most challenged individu-
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impact services corporation’s twins at Powder mills 
affordable homeownership development.
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Bill salas achieves awards for a lifetime
By kiRA StRONG

PACDC is pleased to present Guillermo 
“Bill” Salas, Jr., with a Lifetime Achieve-

ment Award for his distinguished and produc-
tive career as the recently retired President of 
HACE (formerly the Hispanic Association of 
Contractors and Enterprises), which he founded 
in 1982 after working in banking. Bill’s desire to 
help others and his entrepreneurial skills drew 
him to economic empowerment and commu-
nity revitalization work, and stem from his days 
in a service fraternity in college.  

HACE’s mission is to economically empow-
er people in the community, with a focus on the 
5th Street area in Eastern North Philadelphia.  
While the area is a predominantly Latino com-
munity, HACE’s focus on a targeted geography 
enables them to assist people without regard to 
their background or ethnicity, and all of HACE’s 
projects are within walking distance of their 5th 
Street commercial corridor. 

HACE’s mission and work focus on provid-
ing targeted social and economic interventions 
to create a community of choice. Bill describes 
it as a “hand in glove approach.” When HACE 
first launched, the commercial corridor had 
businesses closing, and residents leaving. HACE 
started developing housing to begin to create a 
residential base to sustain the businesses and 
then worked on strengthening businesses to 
serve both the original and new residents. In ad-
dition to working with the businesses, HACE has 
focused on providing services to meet the needs 
of community residents towards rebuilding the 
neighborhood’s economic base, which includes 
affordable rental and ownership housing.

When asked about early struggles he faced 
in the beginning of his career at HACE, Bill 
recalled that the early ‘80s were really the start 
of the CDC movement in Philadelphia as well.  
Significant effort was expended to encourage 
city government to see CDCs as true partners in 
the effort to revitalize our city. While other cit-
ies had already embraced this idea, Philadelphia 
had lagged behind. This advocacy work is what 

led to the creation of PACDC. Bill was a founder 
and first Board President of PACDC and started 
the organization to promote the value of CDCs 
and ensure that they had a seat at the table with 
local government and foundations. Bill still be-
lieves that PACDC’s biggest value is the strong 
advocacy work it provides.

One of the greatest senses of accomplish-
ments that Bill has experienced has been ef-
fecting change with the real estate development 
activities that HACE has undertaken. The ex-
perience of taking a vacant lot or building and 
putting it back to use, and knowing that asset 
“will last longer than you will and help a lot of 
people improve their lives” is truly rewarding. 
Bill added, “The experience of creating change 
for the better, with a focus on a holistic ap-
proach that is multi-faceted—it’s more than 
just putting up a building; it’s the people in the 
buildings and their success.” 

Bill not only built an organization commit-
ted to comprehensively improving the commer-
cial corridor and neighborhoods that HACE 
serves, but also took the organization from no 
bank account at its inception to an $8 million 
agency that has changed people’s lives.  

Bill shared a story about being bear-hugged 
by a police officer on the street recently—it 
was from a young man HACE had worked 
with who was going down the wrong path, and 

who, through programs HACE offers, was able 
to make choices that led him to his current ca-
reer. As Bill says, “To see that progress; to see 
someone go to school, get a job, have a family 
and live in the neighborhood—that’s the most 
rewarding.” 

What would Bill like to see change in the CDC 
industry? He strongly advocates for funders to be 
willing to give a line of credit to enable CDCs to 
initiate real estate development work at scale, and 
to enable CDCs to be able to seize on opportuni-
ty before markets strengthen or neighborhoods 
gentrify. “Foundations and government should 
help us be more effective, and ensure economic 
diversity. I wish government and foundations 
would see the value of providing resources so 
that we can be ahead of the curve.”

So now in “retirement,” Bill will continue to 
serve on a task force for The Bethesda Project and 
on the Federal Home Loan Bank of Pittsburgh 
advisory council. He also plans to do some real 
estate development with his son and daughter, 
travel, and have fun with his four grandchildren. 
People throughout Philadelphia will continue 
to benefit from his leadership, forward thinking 
and tenacity. •
Kira Strong is Vice President for Community 
and Economic Development for People’s Emer-
gency Center, and a PACDC 2011 Rising Star 
Award winner.
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representing the diverse development of hace’s reach, a playground developed as part of new housing con-
struction and a sample of integrating arts in neighborhood beautification.    



26   PACDC 2014

2014 PACDC AWARD WiNNER

rISInG STAr AWArD

James coburn earns a Bonus:  
hugs, smiles and thanks

many folks find their work rewarding, and 
James Coburn, Operations Manager for 

Rebuilding Together Philadelphia (RTP) is no 
exception.  

A 2014 PACDC Rising Star, Coburn knows 
pretty quickly when he’s made a difference.  He 
leads RTP “block builds” linking hundreds of vol-
unteers, contractors and homeowners to repair 
and install plumbing, electricity, carpentry, stair 
rails, lights and more in groups of 15-25 homes 
in neighborhoods throughout Philadelphia. 

Soon after an RTP project is completed, 
warm recognition follows:

•	 		Coburn	 got	 a	 hug	 from	 a	 12-year-old	
boy after a bedroom door was installed 
so “he could close out the family noise 
and do his homework.”  

•	 	Coburn	also	got	a	hug	from	a	woman	liv-
ing with her disabled brother, daughter 
and two grandchildren after delivering 
a donated sofa to her nine months after 
RTP work was completed. RTP had al-
ready fixed months-long broken plumb-
ing and rid the home of bed bugs, but he 
was still looking out for her.

He’s also gotten kudos from Rose Gray of 
Asociación Puertorriqueños en Marcha (APM), 
who observed Coburn during a project APM 
did with RTP and LISC.  

“Coburn’s capacity to convene all residents 
and stakeholders, be inclusive, think quickly on 
his feet, and problem solve puts all project part-
ners and residents at ease. He pushed himself 
outside his comfort zone by speaking Spanish 
with some exclusively-Spanish speaking grant-
ees, which was greatly appreciated by residents 
involved in the project,” Gray said.

On the job, Coburn wears many differ-
ent hats: Construction project manager, social 
worker, home repair contractor, fundraiser, 
community liaison, landscaper, materials solici-
tor, and public relations coordinator—to name 
just a few.  And he finds them all rewarding.  

“Seeing a homeowner utilize a new handrail 
on steps that she used to climb without one is 
immediately rewarding,” Coburn says. “Having 
homeowners tell us how nice it is to have a safe, 
warm, and dry dining room where they can 
have family meals again is rewarding.”  

Coburn knows RTP can’t make such a differ-
ence alone, and his goal is to generate an “enor-
mous amount of collaboration between service 
organizations, both public and private.” RTP 
partners with many other organizations, and Co-
burn envisions “a unified force with each of our 
services going further than if we worked alone.”

Looking ahead, when Coburn is leading 
a collaborative rebuild project, it’s a safe bet 
that there will be lots of grateful homeowners, 
more attractive blocks, and many more hugs 
to go around. •

[LeFt tO rigHt] James with a local homeowner during a recent block build; volunteers creating raised beds for 
plantings as part of a block build.
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A self-starter with vision, a vocal advocate 
for the Land Bank, Community Land 

Trusts and affordable housing, an active par-
ticipant on the AIA Board, and a craftsman 
with a Master’s Degree who can lay tile and 
install drywall. 

All those attributes could describe a team of 
folks, but in this case it’s Troy Hannigan, Project 
Manager at Habitat for Humanity Philadelphia, 
and a 2014 PACDC Rising Star. 

Hannigan is passionate about his work.  
“Developing relationships” with the partner 
families who move into Habitat homes is “most 
rewarding,” and so far he has found,  developed, 
and overseen the building of more than a dozen 
sustainable homes.

Formerly an AmeriCorps Vista worker and 
construction assistant for Habitat, Hannigan 
graduated from Philadelphia University with 
a Bachelor of Architecture degree then earned 
an Master of Arts in Urban Studies. Now, he 
manages all pre-development for Habitat and 
oversees a $1.5 million portfolio of affordable 
housing programs.

“The best word to describe Troy is initia-
tive,” said Frank Monaghan, Executive Director 
of Habitat for Humanity Philadelphia. “Troy 
demonstrates quiet leadership. He listens. He 
acts with integrity,” added Monaghan. 

Hannigan has shared his experience with 
LEED implementation of Habitat projects and 
as a volunteer on Philadelphia’s Visitability 
Committee presenting on conference panels 
and authoring articles in professional maga-
zines. The Housing Alliance of Pennsylvania 
and Reclaiming Vacant Properties conferences 
as well Architect Magazine have benefitted from 
his work.

Looking forward a decade or so, Hannigan 
hopes to be “leading the charge for a Commu-
nity Land Trust” wherever he’s working. “I hope 
to have a large influence on getting rid of vacant 
land and building affordable housing in Phila-
delphia,” he added.

And with little time to spare, Hannigan 
said, “I spend every spare moment with my new 
daughter, Ena, born just this February.”  

With Hannigan’s drive and commitment, our 
City will be a better place because of his efforts. •

rISInG STAr AWArD

hannigan’s star rises for affordable 
homes in Philadelphia

[rigHt] a new habitat homeowner celebrating.  
[beLOW] homebuyer support and counseling.  
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george Stevens, President of the Lancaster 
Avenue 21st Century Business Associa-

tion—and PACDC Community Leader Award 
winner—does just what comes from the heart.

Blame it on Lulu.
That’s what Stevens says when anyone com-

plements his nearly 60 years of “doing just what 
comes from the heart” as a community leader, 
activist and just plain good neighbor.

“I learned about caring for your neighbor 
from my grandmother, Ms. Lulu Chance.  Sweep-
ing up sidewalks, running errands for neighbors, 
looking out for folks in need, and sharing what 
you have with others,” was—and continues to 
be—the focus of George’s life.

Born and raised in Mantua in West Phila-
delphia, Stevens is a long-time entrepreneur and 
owner of CSP Reprographics. Starting as an ac-
tivist in the 1960s battling gang violence, Stevens 
worked to make Mantua a better place and today 
is focused on revitalizing Lancaster Avenue and 
its commercial corridor.

Working tirelessly to revive the vibrancy of 
Lancaster Avenue he knew as a youth, Stevens 
founded Lancaster Avenue 21st Century Business 
Association to unite avenue merchants and to ad-
dress the challenges they face on a united front.

“George is the backbone and driving force 
of the business association which is playing a 
critical role in the community’s revitalization. 
We count both the business association and 
George’s leadership as important partners of 
PEC’s revitalization efforts on the corridor,” 
said James Wright, People’s Emergency Center’s 
Commercial Corridor Manager. Stevens has 

united businesses and acts as their representa-
tive on neighborhood committees.

“He ensures that existing small businesses 
are taken into account with all neighborhood 
revitalization activities in the community,” add-
ed Wright.

  “It’s not about money, because that comes 
and goes, but the need is still there,” Stevens says 
as his eyes light up about initiatives that he is 
involved with such as promoting “Second Fri-
day” art events, encouraging businesses to stay 
open late, promoting local artists and musi-
cians, coordinating the annual summer jazz 
festival in Saunders Park, working closely with 
a neighborhood church to develop a new se-
nior housing facility, and planning a program 
in collaboration with the recently opened Youth 
Studies Center to provide arts programming in 
the juvenile detention facility.

   Holding friendly court in the cozy Reed’s 
Café on the 3800 block of Lancaster Avenue, 
George greets old time neighbors and new ar-
rivals on equal and warm terms, encouraging 
a recent arrival and Drexel Music Industry stu-
dent to consider joining the planning efforts for 
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the upcoming jazz festival, while affectionately 
teasing Reed’s owner.

In addition to crediting his grandmother for 
instilling his love of community, Stevens also 
credits a number of male mentors for showing 
him the importance of taking responsibility to 
address issues in the neighborhood. He hopes 
to be able to pass that legacy on to young people 
through his work in the neighborhood, and 
he is particularly excited about the new Youth 
Studies Center project.

“People are resources and sometimes we 
forget that in our over reliance on government 
support. Human beings are our community’s 
most precious asset, and we need to be develop-
ing ways to support them.”

Lulu would be proud. •

PACDC 2011 COmmuNITy lEADEr AwArDEE  
NICOlE “NIkkIE” hINES

nikkie was an active member of the Logan CDC neighborhood Advi-
sory Committee Board, northwest Community Coalition for Youth, a 
member of the Board and Advocacy Committee of the Women’s Com-
munity revitalization Project, and a good friend to the staff and members of PACDC. The 
PACDC family will recall her as vivacious and charming Community Leader award winner in 
2011. We celebrate her life and work as a true leader in the community using warm friend-
ship and steady hands to strengthen neighborhoods beyond bricks and mortar.  She leaves 
behind her young children naim and Aminah, and a host of family, friends, and fellow com-
munity activists. nikkie was full of life, passion, energy, and drive that was contagious. “You’ll 
remember me because of our relationship,” she said once. We do and always will.

A fund has been established to assist with educational expenses for her children. Contribu-
tions can be sent to: Cleopatra Davenport, 4512 Old York road, Philadelphia, PA 19140.

in memorium

COmmunITY LEADEr AWArD

George stevens’ heart and lulu  
Benefit lancaster avenue community

second Friday’s arts programming along lancaster 
avenue.
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HOW PaCDC bLue ribbOn aWarD  
Winners are seLeCteD

PACDC’s Blue Ribbon Awards recognize outstanding 
achievement by community development corporations 
that advance PACDC’s vision:

“Vibrant and diverse neighborhoods across Philadelphia 
that equitably meet the needs of all community mem-
bers, preserve and enhance community assets, and fos-
ter a stronger city and region.”    

Winners exemplify community development best prac-
tices and demonstrate excellence in at least one of the 
following categories:

•	 	iNNOvAtiON: organization has created a new or 
pioneering project or program; or approached a 
project or program in a new and inventive way. 

•	  iMPACt: a demonstrated capacity to have positively 
influenced or enhanced the community or popula-
tion served.

•	  LEADERShiP: a proven ability to guide, lead, or 
influence the direction, course, action, or opinions 
of stakeholders that results in advancement for the 
community or population served.

A committee of community development professionals 
reviews nominations, selects the finalists, and decides the 
winners by consensus.  

PACDC ThAnKS ThE 2014  
AWArDS COmmITTEE

Andy frishkoff, LISC; Paige Carlson-heim, TD Bank; 
ronald Dutton, Wells fargo; Don haskin, Citi Commu-
nity Development; Walter Kubiak, mission first housing 
Group; Deborah mcColloch, City of Philadelphia Office of 
housing and Community Development; Elizabeth miller, 
Community Design Collaborative; majeedah rashid,  nic-
etown CDC; Barbara Scarborough, Bank of America; mark 
Schwartz, regional housing Legal Services; and h. Ahada 
Stanford, Philadelphia Department of Commerce. 

Past blue ribbon  
winners and finalists

2008
WInnEr

Project hOME
St. Elizabeth Phase V homeownership 
Development

fInALISTS

APM  
Sheridan Street Affordable housing 
Project

the Enterprise Center
Walnut hill Street Team

impact Services Corporation
Dual Diagnosis Program

New kensington CDC
frankford Avenue Arts Corridor

Ogontz Avenue Revitalization 
Corporation
northwest Greening Initiative

2009
WInnEr

APM
Pradera II and Trumark Credit union

fInALISTS

Archdiocese of Philadelphia/
Office of Community Development
St. John neumann Place

New kensington CDC
Sustainable 19125

Ogontz Avenue Revitalization
West Oak Lane Jazz festival

Women’s Community 
Revitalization Project
neighborhood Planning

2010
WInnErS

hACE
mercy LIfE Center

Roxborough Development 
Corporation
Targeted Block façade Improvement

fInALISTS

impact Services
hancock manor

Nueva Esperanza
Latin Quarter Project

People’s Emergency Center 
West Powelton/Saunders Park 
neighborhood Plan

Universal Companies
universal Plan

2011
WInnErS

East Falls Development 
Corporation
Trolley Car Café and Gateway Center

New kensington CDC
Sustainable 19125: Big
Green Block 

fInALISTS

hACE
Lawrence Court

impact Services Corporation
Aramingo Crossing

Philadelphia Chinatown 
Development Corporation
Tenth Street Plaza

2012
WInnErS

Community ventures
francisville East 

habitat for humanity 
reStore

fInALISTS

Friends Rehabilitation Program
Strawberry mansion Townhomes

People’s Emergency Center
Jannie’s Place

Women’s Community 
Revitalization Project
Evelyn Sanders II

2013
WInnErS

Mission First housing Group
Walnut hill West and Temple I & II

Nicetown CDC
nicetown Courts I & II 

fInALISTS 

People’s Emergency Center
Lancaster revitalization Plan

the Enterprise Center CDC
Community Leader Program
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aPm’s Paseo verde Provides a Bridge to health, Wealth, 
neighborhood stabilization

The big, “green,” new, mixed-use, mixed-
income development next to the Temple 

University Regional Rail Station that connects 
Eastern North Philadelphia to the rest of the re-
gion is Paseo Verde, PACDC’s 2014 Blue Ribbon 
Award winner.

Completed in 2013 by Asociación Puer-
torriqueños en Marcha (APM) in partnership 
with Jonathan Rose Companies, the $48-mil-
lion project is a premier model of compre-
hensive community development. Paseo Verde 
creates new opportunities for existing residents 
through on-site health, social and financial ser-
vices, links to public transportation, and long-
term affordability.

Located on a 1.9 acre former parking lot, 
this development includes 120 units of mixed-
income rental housing and 30,000 square feet of 
office and retail space.  

As the first building in the country to achieve 
LEED Neighborhood Development Platinum 
certification, Paseo Verde will use 27 percent less 
energy than today’s code requirements. The hous-
ing and commercial space incorporate an energy 
efficient envelope and mechanical systems, solar 
panels, and the use of local, recyclable, and re-
newable building materials. The building also has 

a comprehensive stormwater management plan 
that operates via permeable paving, green roofs, 
and blue roofs. 

APM focuses not only on environmental 
health but also on the physical, social, and finan-
cial health of their constituents.  As a pioneering 
transit-oriented development and a hub of con-
nectivity, Paseo Verde provides eastern North 
Philadelphia residents access to jobs in the city 
and suburbs.  

In a community where free, steady access to 
the internet and technological literacy is not a 
given, Paseo Verde features a community tech-
nology center and free wi-fi. 

The development also houses a Federally 
Qualified Health Center and pharmacy, and 
APM’s Human Services offices. 

Additionally, APM has opened a Financial Op-
portunity Center on site, where area residents can 
attend monthly workshops on financial literacy, 
computer literacy, budgeting, credit building, and 
personal savings strategies. 

Paseo Verde is a stabilizing force in the com-
munity.  As Antonio Fiol-Silva of Wallace, Roberts 
& Todd notes, its community room and adjoin-
ing community garden “provide an anchor for 
community life and facilitate and foster broader, 

more creative interaction between not only the 
residents of the building, but also the surround-
ing neighborhood.”

Paseo Verde provides vital and inclusive sup-
ports to neighborhood residents.  Nilda Ruiz, 
President and CEO of APM, reflects on its impact:  
“There is a palpable pride of place here, of own-
ership over the success of the neighborhood, and 
this project has helped it grow.” •

Winner

[abOve anD beLOW] Paseo verde is winning national and 
international acclaim for its unique use to transporta-
tion oriented design and green building techniques.  
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Winner
2014 BLuE rIBBOn AWArD WInnEr | SmALL CDC

logan cDc invites Philadelphians to meet at the Park(let) 

In a single move, the Logan Parklet has made its 
surroundings more beautiful, drawn more eyes 

and feet to the street, and enlivened an emerging 
commercial corridor. 

Located adjacent to the local Free Library, 
the Parklet features three flexible spaces that can 
accommodate business meetings, after-school 
gatherings, and public movie screenings. The 
Parklet can be a community meeting place, an 
impromptu classroom, or a simple resting spot.

It is also a PACDC Blue Ribbon Award winner!
Logan CDC teamed up with architects from 

PhilaNOMA, the local chapter of the National 
Organization of Minority Architects, and used 
input from community focus groups to shape the 
design. Their plan was oriented around separate 
but fluid spaces for work, play, and lounging. 

The workspace includes a formal seating 
area with built-in tables and a linear bench. The 
play space features a mini stage with a screened 
back and platform flooring, as well as a chalk-
board for kids to use as they please (the Parklet 
also provides sidewalk chalk). When not in use, 
the stage doubles as a wheelchair accessible seat-
ing area. Visitors can also lounge in a section of 
stools made from repurposed tree stumps and a 
stepped platform seating area that has become 

especially popular with Logan preteens.  
The Logan Parklet has already created mul-

tiple positive effects in the community.  Residents 
have been drawn because of diverse program-
ming and attractive design.  The traffic created 
by visitors coming to see Movies @ The Parklet! 
or play board games or join in Sidewalk Chalk 
Storytelling has focused more “eyes on the street,” 
making the corridor a safer community space. 

Inspired by the area’s newfound vibrancy, 
the Free Library of Philadelphia has selected the 
Logan Branch for a series of renovations and up-
dates.  Four years ago, the branch was scheduled 
to be closed. 

The Parklet has been praised by local media 
and policy makers alike, but Logan CDC is most 
proud of the enthusiasm among the community.  
Free Library staff see the Parklet as an important 
bridge to nearby residents; business owners along 
the corridor appreciate the increased foot traffic, 
and locals love an attractive spot to meet friends, 
do some work, or just relax.  

Through the success of the Parklet, Logan 
CDC has been able to leverage broader collabo-
rations with other organizations, such as the Free 
Library and as a first step toward their place-
making project, the “Logan Gateway.” 

As the weather warms up community stake-
holders look again to the Logan Parklet as the 
meeting place for friends, ideas, and an energy 
that has spread far beyond its physical roots. •

the unique and fun approach to design helped to garner new visitors and engage community residents.  

residents and passersby enjoy live performance as 
part of logan’s Park(let) program.  
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2014 BLuE rIBBOn AWArD fInALIST

unique Partnerships Propel achieveability to Winning  
Programs, success

An innovative academic partnership program at ACHIEVEabilty— 
which has tapped the expertise of many academic institutions—for 

the benefit of the organization’s families since 2006—is one of PACDC’s 
2014 Blue Ribbon finalists.

While many CDCs reach out to other organizations to accomplish their 
goals, few may think of colleges and universities—“the ivory tower”—
as likely prospects.   But with vision and conviction, ACHIEVEability did 
just that, tapping into a seemingly endless supply of resources in their own 
backyard. By dong so, they found an astounding array of gems —people, 
research, information and genuine, long-term partners.  

Under  ACHIEVEability’s “Community-Academic Partnerships Pro-
gram,” the organization has gained valuable insight and information to 
help the community, shared its experience with academics, and built sturdy 
bridges with powerhouse institutions. Consider the following:

•	 	Reduction	of	youth	violence,	injury	and	death	in	West	and	Southwest	
Philadelphia is the focus of the Collaborative Violence Prevention 
Center;

•	 	Family	health	and	well-being,	better	finances,	and	paths	to	college	and	
employment are goals of a Family Self-Sufficiency Program;

•	 	Neighborhood	speakers	at	public	health	classes	and	engagement	with	
“Eds and Meds” strengthens ties between the community and higher 
education; and,  

•	 	Designing,	implementing	and	evaluating	programs	to	enhance	neighbor-
hood resiliency are strengthened by strong partnership ties.

These partnerships have long, descriptive and inclusive names that easily 
could fill this page and more, but the result of these partnerships is unmis-
takable:  The neighborhood – and its partner institutions—are each stron-
ger because they are learning from each other and implementing what they 
learn.   

ACHIEVEability partners such as Children’s Hospital of Philadelphia, 
University of Pennsylvania, Temple University, Drexel University and each 
of their medical schools are helping the community, improving the care they 
provide, and providing better training for their doctors, nurses and other 
medical professionals.  For instance:  

•	 	One,	two-part	study	used	a	focus	group	to	describe	what	a	successful	
violence prevention program could be.  Then those ideas were used 
in a Digital Animation Project on youth violence prevention tips with 
the images displayed on SEPTA trains.

•	 	Leaders	from	the	neighborhood	and	ACHIEVEability	serve	as	men-
tors for graduate students;

•	 	These	partnerships	are	being	replicated	elsewhere	in	the	city;	and

•	 	One	collaborative	model	was	identified	as	a	“Center	of	Excellence”	by	
the Centers for Disease Control in the early days of ACHIEVEability’s 
outreach.

Stronger neighborhoods, a healthier community, and savvier academic 
institutions are two long-lasting positive results of ACHIEVEability’s vision, 
persistence, and collaboration. •  

Finalistachieveability hosts educational and enrichment programs for adults and youth by partnering with providers from across the city, building 
neighborhoods beyond bricks and mortar. TOP LEfT PhOTO BY PETEr TOBIA.
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Great ideas, ambitions cooking at tec- 
cDc’s center for culinary enterprises 

Can access to a state-of-the-art kitchen really 
help people get better jobs, provide healthier 

food options, and showcase its diverse talent pool?  
Take one look at The Enterprise Center CDC’s 

Dorrance H. Hamilton Center for Culinary Enter-
prises and your answer will be a resounding “yes!”

Located in what was once, appropriately 
enough, a former Acme market, the Center for 
Culinary Enterprises (CCE) doubles as a major 
real estate development investment in West Phil-
adelphia and as an innovative generator of food 
service jobs and businesses.  It is also another 
“dot” that connects with the larger food system 
including urban and rural farmers, access to fresh 
food, and healthy communities. 

The CCE addresses one of the greatest bar-
riers for aspiring entrepreneurs trying to enter 
the food industry: access to affordable commer-
cial kitchen space. Food entrepreneur clients can 
rent one of four certified, shared-use commercial 
kitchens with commercial-grade cooking and 
baking equipment, and food storage space. Addi-
tionally, the CCE connects entrepreneurs to tech-
nical assistance, marketing, and financing—all 
key to successfully growing small businesses.  

Since its opening in late 2012, the CCE has 
helped create 22 new food businesses and expand 
25 existing ones—resulting in 39 new full-time 
jobs and 37 new part-time jobs.   Clients at the 

CCE have acquired catering contracts with the 
University of Pennsylvania and Drexel University 
and are selling their products at local stores like 
Milk & Honey Market and DiBruno Brothers.  
And, the CCE has also helped clients establish 
their own brick-and-mortar food businesses in 
Philadelphia. 

For other community members interested in 
learning the basics or in marketing and promo-
tion, the CCE features the eKitchen Multime-
dia Learning Center.  The eKitchen —a studio 
kitchen outfitted with audiovisual equipment— 
is used to host educational and community pro-
gramming and allow food entrepreneurs to film 
cooking demonstrations.   The Enterprise Center 
CDC has also partnered with the School District 
of Philadelphia, AmeriHealth, and Drexel Uni-
versity to offer a range of food training sessions.   

The Center for Culinary Enterprises’ success 
has encouraged The Enterprise Center CDC to 
open a new restaurant incubator called “Com-
mon Table” by the year’s end. The CCE will also 
share retail space with former client Carl Lewis’ 
new restaurant, 48th Street Grille, which will 
serve a fusion of Jamaican and American classics 
starting this summer. Stop by soon and help grow 
a business, add jobs, and sample yummy food—
and congratulate another PACDC Blue Ribbon 
finalist. •

the enterprise center’s culinary arts center is serv-
ing as a hub for Philadelphia’s thriving food commu-
nity, providing access to facilities, training, capital and 
business development support to see small and early 
start up businesses thrive and grow.
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•	 	A	student	received	a	recording	contact	with	Philadelphia’s	Delfonics	
and is now on tour with them;  

•	 	All	2013-2014	students	were	offered	a	free,	two-hour,	studio	record-
ing session, an opportunity formerly unavailable to these youth;     

•	 	A	student	was	accepted	at	West	Chester	University	after	the	coordi-
nator helped assemble a portfolio of 
media highlights and performances 
for the college application; and, 

•	 	A	young	participant	received	an	op-
portunity to audition for the High 
School for the Creative and Perform-
ing Arts. 

Today’s students benefit from this pro-
gram’s balanced and hope-filled program 
for personal and professional development 
which mirrors the community and econom-
ic development model of the overarching 
Uptown Entertainment and Development 
Corporation. PACDC congratulates this 
2014 Blue Ribbon Finalist. •      

2014 BLuE rIBBOn AWArD fInALIST

uptown youth Got talent Program taps north Broad street 
theater’s rich history

One part rich musical history; One part science/technology/engineer-
ing; One part job readiness training; One part talent development; 

and One part paid performances.  
Those ingredients are a great recipe for talented, at-risk youth to hone 

their artistic skills after school in song, dance, poetry and acting and gain 
professional and personal development in a one-of-a-kind program in the 
heart of North Philadelphia.     

And, when you add S.T.E.A.M. education (Science, Technology, Engi-
neering, Arts and Mathematics), you get a well-rounded diet proven to in-
crease literacy, reasoning, and scientific skills.  

“Uptown Youth Got Talent,” a unique program founded in 2012 for 
older teens in North Philadelphia and a PACDC 2014 Blue Ribbon Finalist, 
pays tribute to the Uptown Theater.    

The Uptown namesake— and musical inspiration—comes from Phila-
delphia’s legendary North Broad Street Uptown Theater build in 1927.  It 
featured iconic performers such as the Supremes, the Temptations, Martha 
Reeves and the Vandellas, James Brown, Stevie Wonder, and others from the 
1950s to 1970s.   

The Uptown Entertainment and Development Corporation’s goal is to 
revitalize and re-open the Theater at 2240 North Broad Street. And another 
generation of young people is benefitting from its legendary tradition.  

This rich history is reflected in the work of Monifa LaGrone, volunteer 
coordinator of the program, who draws out the talent and builds the skills of 
her several dozen students. And, her students are learning their lessons well 
and beginning to make a difference.  Consider these examples: 

Finalist

young talent is nurtured and honed in the uptown entertainment and Development corporation’s uptown youth Got talent program, 
preparing a new generation of artists that care not only about their art but also their community.  PhOTOS BY PETEr TOBIA.
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The Greater Philadelphia Association of 
REALTORS® (GPAR) is proud to support an 
effective land bank system in Philadelphia. 

We applaud Council President Darrell L. Clarke and  Councilwoman Maria D.Quiñones-Sanchez 
who had the vision to create Philadelphia’s first Land Bank designed to remove blight by making 
it faster, easier and more effective for neighbors, builders, developers, community groups and 
investors to return vacant land back to productive reuse. 

Vacant land is harming our neighborhoods and costing the City, School District, residents and 
businesses tens of millions of dollars each year. Philadelphia needs a new tool to quickly and 
effectively put vacant land back into the hands of responsible owners with clear requirements for 
its redevelopment as new homes, businesses, gardens or other needed community uses.

GPAR along with our city-wide Land Bank Allies look forward to continuing to work with City 
Council and the Nutter Administration on this historic endeavor. 

The Greater Philadelphia Association of REALTORS® is a membership organization whose purpose is to 

provide education, information, and legislative monitoring for licensed real estate professionals and related 

service providers in the Greater Philadelphia area.  Established in 1908, The Greater Philadelphia Association of 

REALTORS® is the “Voice For Real Estate in Philadelphia”.
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Founding Impact Services

Helping 26,000 people find jobs

Revitalizing 3 Abandoned Factories 

Launching over a Dozen Economic Enterprises

3 Business Associations

Serving as President of PACDC for 7 Years

Founding the First Tee of Philadelphia

Touching Countless Lives 

We Salute Your Dedication, Service, and Accomplishment

Your Staff, Board, and Those You’ve Served

John MacDonald
Congratulations  

On 40 Years Of InnOvatIOn,  
COmmItted servICe and aChIevement
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AChIEVEABILITY SALuTES 

PACDC 
fOr 22 YEArS Of  

COmmunITY PArTnErShIPS
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—COnGrATuLATIOnS TO rISInG STAr—

James Coburn

With much 

appreciation from 

your colleagues at

COnnECTInG VOLunTEErS TO COmmunITIES In nEED.

KEEPInG hOmEOWnErS WArm, SAfE & DrY.

—JOIn uS MAy 17—

on Forbidden Drive in Fairmount Park for our

5k: Run to Rebuild IV!
www.REbuildingphilly.oRg
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INVEST
JOIN

www.pacdc.org/join
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CDC mEmBErS

membership Directory

aCHieveability
215-748-8808
www.achieveability.org

asociacion Puertorriquenos en 
marcha
215-235-6070 
www.apmphila.org

big brothers big sisters 
southeastern Pennsylvania 
215-790-9200
www.bbbssepa.org  

Chestnut Hill CDC
215-247-6696
www.chestnuthillpa.com  

Community ventures
215-564-6004
www.community-ventures.org

Delaware river City Corporation
215-537-8400 
www.drcc-phila.org  

east Falls Development 
Corporation
215-848-8084
www.eastfalls-pa.com  

esperanza
215-324-0746
www.esperanza.us

Fairmount CDC
215-232-4766
www.fairmountcdc.org  

Finanta CDC
267-236-7000
www.finanta.org  

Francisville neighborhood 
Development Corporation
267-687-7544
www.francisvillendc.org

Frankford CDC
215-743-6580
www.frankfordweb.com

Friends rehabilitation Program
215-825-8800  
www.friends-frp.com

germantown Community 
Connection
267-421-1763
www.gtownconnection.org

germantown united CDC
215-603-3690
www.germantownunitedcdc.org

grace neighborhood 
Development Corporation
215-535-3885
www.gracetrinity.org

Habitat for Humanity 
Philadelphia
215-765-6000 
www.habitatphiladelphia.org

HaCe
215-426-8025
www.hacecdc.org

HeLP usa
212-400-7021
www.helpusa.org

impact services Corporation
215-423-2944
www.impactservices.org

Korean Community Development 
services Center
215-276-8830
koreancenter.org

Logan CDC
215-302-1604
www.logancdc.org

mayfair CDC
215-332-4414
www.mayfaircdc.org

mission First Housing group
215-557-8414
www.missionfirsthousing.org

housing/housing 
Counseling

Social Services/referral

Organizing/Advocacy

Economic Development/
Corridor management
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new Kensington CDC
215-427-0350 
www.nkcdc.org

nicetown CDC
215-329-1824
www.nicetowncdc.org

Office for Community 
Development/archdiocese of 
Philadelphia
215-426-9422
www.officeforcommunitydevelop-
ment.org  

Ogontz avenue revitalization 
Corporation
215-548-5950
www.oarcphilly.org

People’s emergency Center
215-382-7522
www.pec-cares.org

Philadelphia Chinatown 
Development Corporation
215-922-2156
www.chinatown-pcdc.org

Philadelphia Council for 
Community advancement
215-567-7803
www.philapcca.org 

Project H.O.m.e.
215-235-3110 
www.projecthome.org

roxborough Development 
Corporation
215-508-2358
www.roxborough.uS  

south Philadelphia H.O.m.e.s.
215-334-4430
www.sphinc.com  

southwest CDC
215-729-0800
www.southwestcdc.org

tacony CDC
215-925-3788
www.historictaconyrevitalization.
com

the enterprise Center CDC
215-895-4075
www.theenterprisecenter.com

tioga united
215-227-2858
www.tiogaunited.org

universal Companies
215-732-6518
www.universalcompanies.org 

uptown entertainment and 
Development Corporation
215-236-1878
www.philadelphiauptowntheatre.
org

Women’s Community 
revitalization Project
215-627-5550
www.wcrpphila.com

Wynnefield Overbrook 
revitalization Corporation
610-660-1223
www.wynnebrook.org  

Yorktown CDC
610-220-2741
www.yorktowncommunity.org  

CDC mEmBErS
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housing Development/
Project Planning

Social Services/referral

Advocacy/membership 
Organization

Other Professional

allied Construction services, inc.
215-884-0500 
www.allied-altman.com

asian arts initiative
215-557-0455
www.asianartsinitiative.org 

asian bank
215-238-1388
www.theasianbank.com 

bank of america
267-675-0332
www.bankofamerica.com

beneficial savings bank
267-519-5747
www.thebeneficial.com

bluPath Design inc.
267-519-3564
www.blupath.us

bWa  architecture + Planning
215-923-2420
www.bwa-architects.com

Capital access
215-551-2000
www.capitalaccessinc.com

Citizens bank
267-671-1053
www.citizensbank.com

Community Design Collaborative
215-587-9290
www.cdesignc.org 

Delaware valley regional 
economic Development Fund
215-531-7450
www.dvredf.org

Diamond and associates
215-732-3600
www.diamondandassociates.com

Domus
215-849-4444
www.domusinc.net 

equal Dollars Community 
Currency, resources for Human 
Development
215-950-0300
www.equaldollars.org 

Fairmount Park Conservancy
215-988-9334
www.fairmountparkconservancy,org

Fairmount ventures
215-717-2299
www.fairmountinc.com

Fineman, Krekstein & Harris, P.C.
215-893-8717
www.finemanlawfirm.com

global synergies, LLC
215-642-2202
www.4globalsynergies.com 

greater Philadelphia Cultural 
alliance
215-557-7811
www.philaculture.org

Homeownership Counseling 
association of the Delaware 
valley
215-731-1723
www.hcadv.org 

Housing alliance of Pennsylvania
215-576-7044
www.housingalliancepa.org 

innova
215-336-0440
www.innovaservices.com

Kramer+marks architects
215-654-7722
www.kramermarks.com 

KsK architects
215-790-1050
www.ksk1.com

Banking/financing

ASSOCIATE mEmBErS

membership Directory
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Liz bramlet Consulting 
800-784-1009
www.lizbramletconsulting.com

Local initiatives support 
Corporation 
215-923-3801
www.philadelphialisc.org

m&t bank
302-636-4085
www.mtb.com

marcus reinvestment strategies
267-209-0450
www.marcusreinvest.com

national equity Fund, inc.
312-360-0400
www.nefinc.org 

national Penn bank
610-369-6408
www.knbt.com 

neighborWorks america
212-269-6553
www.nw.org

PeCO energy Company
215-841-6673
www.exeloncorp.com 

Pennsylvania Horticultural 
society
215-988-8800
www.phsonline.org 

Philadelphia Corporation for 
aging
215-765-9000 
www.pcaphl.org

Philadelphia Housing authority
215-684-6785
www.pha.phila.gov 

Philadelphia industrial 
Development Corporation
215-496-8125
www.pidc-pa.org 

Philadelphia viP/Law Works
215-523-9564
www.phillyvip.org

PnC bank
215-585-4606
www.pnc.com 

Preservation alliance of greater 
Philadelphia
215-546-1146
www.preservationalliance.com

Public interest Law Center of 
Philadelphia
215-627-7200
www.pilcop.org

rebuilding together Philadelphia
215.965.0777  
www.rebuildingphilly.org

regional Housing Legal services
215-572-7300
www.rhls.org

right sized Homes, LLC
215-370-6043
www.right-sized-homes.com

santander
610-526-6343
www.santanderbank.com/us/

scenic Philadelphia
215-731-1796
www.publicvoicesforpublicspace.
org

sherick Project management
215-627-8877
www.sherickpm.com

sHm realty, LLC
267-788-1820

susquehanna bank
856-756-3585
www.susquehanna.net

tD bank
856-470-6157
www.tdbanknorth.com

urban affairs Coalition
215-851-1705
www.uac.org

Wells Fargo
215-670-4303
www.wellsfargo.com 

Wilson & associates
610-645-5392  

ASSOCIATE  mEmBErS




