


Dear Friends,
We hope you enjoy our 2011 Magazine which fea-
tures PACDC successes, challenging ideas, interest-
ing profiles, as well as a look ahead.  In particular,
we are celebrating that:

• PACDC has a “seat at the table” when decisions 
affecting Philadelphia’s neighborhoods and 
CDCs are shaped and hammered out; 

• The media, the Nutter Administration, 
Philadelphia City Council and State legislators 
and colleagues frequently tap PACDC’s expertise;   

• PACDC partnerships with RDA, OHCD, Commerce and others yielded game-changing 
research, progress on the City’s vacant land management system, housing preservation, 
and commercial corridor revitalization; and,

• Many members and colleagues are coming out for our informative workshops, forums, 
peer-to-peer networking, and Dinners with Friends.     

PACDC is continuing to advocate for additional dedicated funding for the successful
Philadelphia Housing Trust Fund; to strengthen the Philadelphia CDC Tax Credit
Partnership; to create a Land Bank to facilitate re-use of vacant property; and to expand 
targeted training for the CDC industry.   

PACDC has A Strong Voice in Policy. We pledge to build Strong CDCs. And partnering
with you, we will achieve A Strong City.

Rick Sauer. Executive Director John Chin, Board President

1315 Walnut Street, Suite 1600
Philadelphia, PA 19107

Telephone: 215-732-5829
Fax: 215-732-5725
Email info@pacdc.org
Website: www.pacdc.org 
YouTube: www.YouTube.com/pacdcorg
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Our Vision

Vibrant and diverse neighborhoods across Philadelphia 
that equitably meet the needs of all community members,
preserve and enhance community assets, and foster a
stronger city and region.

Our Mission

PACDC is dedicated to advocacy, policy development 
and technical assistance for community development 
corporations and other organizations in their efforts to
rebuild communities and revitalize neighborhoods. 
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Major Funders

PACDC gratefully acknowledges 
these funders for their leadership 
in supporting our efforts to build 
A Strong Voice in Policy, Strong CDCs,
and A Strong City: 

Oak Foundation
William Penn Foundation
City of Philadelphia – Office of Housing 

and Community Development

Lead Funders
Bank of America
Citibank
Citizens Bank
Local Initiatives Support Corporation
National Alliance of Community

Economic Development
Associations/The Home Depot
Foundation

PECO, an Excelon Company
PNC Bank
Regional Housing Legal Services
Samuel S. Fels Fund
Sovereign Bank/Santander
Susquehanna Bank
TD Bank
Wells Fargo  

To learn more about PACDC, the work of its members or how to join, visit us on-line at www.pacdc.org.

Supporting CDCs. Strengthening Neighborhoods.

A Strong Voice in Policy

Strong CDCs

A Strong City



CDCs in Motion is an information sharing
resource for CDC members, highlighting the
major achievements, honors, initiatives, key staff
and board appointments that keep CDCs moving
forward in their efforts to strengthen
Philadelphia’s neighborhoods.  Updates to CDCs
in Motion as well as complete calendar listings
on ground breakings and other special events are
accessible on PACDC’s web site.  To submit
your organization’s information, email us at
news@pacdc.org and mark CDCs in Motion in
the subject line.

Delaware River City Announces
New Executive Director

Delaware River City
Corporation’s new
executive director,
Thomas Branigan,
P.E., P.L.S., brings
more than 38 years
experience in neigh-
borhood revitaliza-
tion through his long

tenure with the City as Engineering Manager
for the Streets Department.  Former
Congressman Bob Borski, Board Chair for
DRCC, stated, “DRCC is extremely fortu-
nate to obtain the services of Tom Branigan,
who has both impeccable credentials and a
stellar reputation among his peers.  We look
forward to working with him to bring the
greenway to fruition to benefit the residents
and visitors of Northeast Philadelphia.”   

Philadelphia Business Journal
Honors Marcus Allen of
Achievability

Marcus Allen, President and CEO of
Achievability, was recognized as one of the
publication’s annual Philadelphia’s Got
Talent - 40 under 40 Award winners.   The
program honors leaders in the region who are
“proven performers in their respective indus-
tries and communities.” 

People’s Emergency Center CDC
Celebrates The Lancaster Avenue
Jazz and Community Arts Festival  

This free, family-friendly festival brings
together community members July 16, 2011
to celebrate Philadelphia’s rich jazz history
and the continuing revitalization and storied
history of the Powelton, West Powelton, and
Saunders Park neighborhoods.  Enjoy live
jazz performances, walking architectural
tours, and presentations about Philadelphia
jazz and the history of the Lancaster Avenue
Commercial Corridor.  Contact Zac
Sivertsen at 215-382-7523, ext. 245. 

OARC to Host 2011 West Oak
Lane Jazz and Arts Festival

Ogontz Avenue Revitalization Corporation’s
Annual West Oak Lane Jazz and Arts
Festival, Philadelphia’s preeminent music and
culture event, will showcase internationally
acclaimed, award-winning artists, alongside
some of the best regional and upcoming 
talent on two stages.  June 17–19, 2011, the
festival will include live Jazz, Salsa, R&B,
Classical, Soul, Reggae along with hand-
crafted, original art creations, and a new
Children’s Day event with music workshops
and a video gaming arcade. For more 
information, go to www.oarcphilly.org. 

Logan CDC to Host 
Let’s Love Logan Day 

Logan CDC hosts Let’s Love Logan Day, 
June 25, 2011, featuring a day long festival
with free and fun activities for families and
young people in T.S. Park, 5200 Old York
Road.  Contact Logan CDC 
at 215-302-1604. 

Sister Mary Scullion and 
Joan McConnon Receive 
2011 Laetare Medal

Sister Mary Scullion, R.S.M., and Joan
McConnon, co-founders of Project H.O.M.E.
in 1989, jointly received the University of
Notre Dame’s 2011 Laetare Medal, the 
oldest and most prestigious honor given to
American Catholics, at Notre Dame’s 166th
University Commencement ceremony 
May 22, 2011.   

5Strengthening Neighborhoods

CDCs in Motion

West Oak Lane Jazz and Arts Festival



Philadelphia Chinatown 
Night Market

The Philadelphia Chinatown
Development Corporation, in collab-
oration with The Food Trust, brings
the Chinatown Night Market to
showcase this Philadelphia neighbor-
hood and generate economic devel-
opment opportunities for established
and aspiring vendors. Modeled after
Asian night markets, the September
22, 2011 celebration will offer residents 
and tourists local foods and bargains.
Contact John Chin at 215-922-2156.

Yorktown CDC Completes
Neighborhood Plan

The Yorktown CDC Master Plan 2015–
“A Blue Print for Survival and Sustainability”
–is scheduled for adoption by the city’s plan-
ning department summer, 2011. The Yorktown
CDC commissioned Wilson Associates 
and Interface Studios to help develop a 
comprehensive strategic neighborhood plan 
for this historic community celebrating its 
50th year. 

APM Launches Sales 
of Sheridan Street Homes

This new 13 unit affordable single family
housing development in North Philadelphia
features new state-of-the art
green technology and innova-
tive and award winning design
by Interface Architects.  Each
unit includes three bedrooms
and spacious outdoor space.
Completion is expected summer
2011.  For information on the
Sheridan Street Project, call
215-235-6070.  

CDCs in Motion
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Get Your Calendar

PACDC’s Planner & Resource Guide 

is your connection to navigating your

way through the alphabet jungle that

are city agencies and community 

development programs. PACDC’s 

Planner & Resource Guide is an easy to

use, finger-tip resource for professionals

and the public for local, regional and

national information on a range 

of issues important to community 

development. PACDC’s Planner &

Resource Guide also features some of

the excellent work of PACDC’s members

in neighborhoods throughout the city.

For more information in obtaining 

a copy or advertising in our next 

edition of PACDC’s Planner &

Resource Guide,

contact Pamela Bridgeforth 

at pbridgeforth@pacdc.org 

or 215-732-5829.
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Evidence of community development in Philadelphia is all around
us. Recent examples range from a façade improvement project in

Roxborough to APM’s 136-unit Pradera II development for low and
moderate-income homebuyers and the ambitious plans for a shopping
center on the former site of the Tasty Baking Co. in Allegheny West.

But the questions remain: What does it all mean? Is it having any
impact?

For answers, let’s begin by flying over to
London and the offices of Amanda
Beswick, at the Oak Foundation, which
has had a major impact on Philadelphia
since it began grant making operations
here in 2006:

“We had already been working in New
York and Boston when we decided that
we needed to expand to a third city,”
Beswick said in a telephone interview.
“We surveyed 10 cities in the northeast-
ern U.S. and we selected Philadelphia
because it had such a well-developed NGO (non-governmental organi-
zation) infrastructure and because of the quality of the (community
development) leadership in the city.”

Beswick said the Oak Foundation was also attracted to Philadelphia by
projects CDCs and organizations like PACDC, the Urban Affairs
Coalition and Philadelphia VIP had undertaken, often using technolo-
gy, to stem homelessness, conduct outreach on foreclosure prevention,
unravel the “tangled title” issue and end what she termed the “complex
and illogical” way the City of Philadelphia managed  vacant land.

To advance the battle against vacant land in Philadelphia, Oak is in
preliminary discussions on yet another project which has the potential
to have a major impact on Philadelphia – a  four-year grant to the
Women’s Community Revitalization Project  that would create more
affordable housing on now-vacant land and land trusts in the city on
which to develop permanently affordable housing.

Beswick’s observations from, “the other side of the pond,” on the wor-
thiness and impact of community development were echoed by Kim

Allen, of the Wells Fargo Regional
Foundation and Debra A. Kahn, 
executive director of Delaware Valley
Grantmakers.

“The field of community development,”
Allen says, “has evolved into a more
comprehensive approach that addresses
the complexity of issues in our local 
communities.”

“Neighborhoods throughout Philadelphia
have gotten new life thanks to the imagi-

nation and hard work of residents and their CDCs, backed by strategic
investments from strong partnerships of government, banks, other busi-
nesses and foundations,” says Kahn.

And the banking community agrees: “The developments in this indus-
try have one common theme, “they all have had a major impact on the
revitalization of low and moderate income neighborhoods and they all
have begun to make these areas ‘neighborhoods of choice’,” said
Andrew Ditton, managing director of Citigoup Municipal Securities.

Supporting CDCs 

Viewpoint Don Haskin

PACDC Spring 2011

Impact of Community Development in Philadelphia
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From left to right: Roxborough Development
Corporation’s Ridge Avenue Commercial
Corridor; APM’s Pradera II Housing
Development.

“Neighborhoods throughout Philadelphia
have gotten new life thanks to the 
imagination and hard work of residents
and their CDCs, backed by strategic
investments from strong partnerships 
of government, banks, other businesses
and foundations.” Debra A. Kahn, 

Executive Director of Delaware Valley Grantmakers

Don Haskin is Senior Vice President and Pennsylvania Director 
of Community Development for Citigroup.



Strengthening Neighborhoods 9

Does your organization have difficulty
managing information about your

donors, supporters, members, volunteers, and
other constituents? Does your organization
store information about contacts in multiple
places, such as a spreadsheet, a personal  
contact manager, an online newsletter, or a
Rolodex? Most small nonprofits do, making 
it difficult for staff to manage and access
information, automate processes to increases
efficiencies, and develop relationship 
management strategies.

A constituent relationship management
(CRM) consolidates all information on 
people with some relationship to your organi-
zation that helps you achieve your mission or
are benefactors of your mission.  The power
of a CRM is the centralization of information
making it more efficient to manage the data
and more effective to communicate with your
constituents.

The primary role of a CRM is to be a 
database that tracks every interaction 
your organization has with a constituent.
Activities such as phone calls, emails, and
attendance at meetings are recorded and
incorporated into a profile. Constituents can
then be grouped together in categories to
streamline your fundraising, campaigns, and
communications. 

Here are some examples:

• When a constituent makes a donation, the
CRM can automatically send the donor a 
thank you email and notify appropriate 
staff of the transaction.

• When a new membership is recorded, 
the CRM can promote the constituents’ 
profile to your organization’s website as a 
benefit of membership.

• When membership benefits are distributed
such as t-shirts and publications, the 
CRM can track which benefits have 
been fulfilled.

• When planning an event, the CRM 
can track invitation responses, sessions, 
sponsorships, and volunteers.

• When conducting a legislative campaign, 
the CRM can track responses to an 
Action Alert to contact representatives.

There is no one-size-fits-all CRM solution for
managing these relationships. The CRM
route you choose will depend on organiza-
tional needs like scalability. Does your organ-
ization have the storage capacity to house the
CRM and support for maintenance? Or,
should you seek a cloud-based solution.

Technology Made Easy

STRATEGIES

Managing Data

What Type of CRM is Best For You?

Online Hosting
Access to the CRM for a relatively small
monthly fee and your data is stored 
with the host, but the software is not 
customizable. Best if you’re just 
getting started.
Ex: Salesforce; NetSuite

Partner Hosted
Access to the CRM for setup and monthly
fees and your data is stored with the
host, and the software is customizable.
Best if you have the budget to pay 
someone to implement it.
Ex: Microsoft Dynamics; thedatabank

On Premises
Software is housed on company server
and is customizable. Requires IT staff or
consultant to implement. Best if you want
complete control of the process.
Ex: SugarCRM; Sage ACT!

Adapted from: Creating a Relationship-Centric
Organization: Nonprofit CRM Ways to acquire,
retain, and enhance constituent relationships; Paul
Hagen; www.idealware.org.

So You’re Going to Implement a
CRM-Some Things to Keep in Mind
What are your organizational needs?
Identify the functions that the CRM must
address, such as fundraising, communica-
tions, partnership management, etc.

Define key metrics. Choose measurements
that will show improvement with your
CRM strategy, such as total donations, num-
ber of events attended, etc.

Do not do it all at once. Set a realistic 
timeline for transition to a new process by
completing uncomplicated tasks first, such 
as eliminating isolated spreadsheets.

Create organizational cultural component.
Make time for training, focused hands-on
assistance, and solving issues of data 
ownership.

Define data quality. Make sure it’s clear
how data should be entered and, if possible,
put a single person in charge of data quality

This is not a one-shot deal. Be prepared 
to evaluate your CRM strategy annually to
include new processes and take advantage 
of new opportunities.
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Feature Member Services

CDCs Tell the Stories of Their Work 
“We just never saw the cancer coming.  We lost
everything….I was fighting to be with her when
she was at death’s door.”  Walter and Debbie have
been in love since third grade until a devastating
illness forced them into homelessness and subse-
quent separation.  Liberty Housing Development Corporation worked with the couple and they
were able to be reunited in one of Liberty’s handicap accessible affordable homes.  Their story of
recovery and reunion as well as that of Liberty Housing’s efforts are featured in PACDC’s popular
2011 Planner and Resource Guide, HOMES: Philadelphia CDCs Building Houses into Homes,
which has become a must on desktops in City Hall and across the city.

Along with Walter and Debbie’s tale are stories of seven other individuals and families with a
range of housing needs and the CDCs who work with them to turn that need into opportunity,
hope and achievement.  These stories include Project H.O.M.E. helping a mentor to aide others
in need; 1260 Housing Development Corporation providing a stable and nurturing home for a
woman rebuilding her life; Nicetown CDC working with a long-time homeowner to save money
on energy costs and make needed repairs; Impact Services Corporation providing guidance and
support to a veteran recovering from addiction; Peoples Emergency Center CDC and Women’s
Community Revitalization Project working with mothers to build better lives for themselves and
their kids; and Southwest CDC’s assistance to help a family buy their first home.

Building Stronger Neighborhoods 
by Building Stronger CDCs 



In addition to powerful stories, the Resource
Guide includes information on a range of
housing and community development pro-
grams, as well as contact information for 
public agencies, legislators, non-profit organi-
zations, and the media. 

Want to be a part of the 2012 edition?
Contact Pamela Bridgeforth at 
pbridgeforth@pacdc.org or 215-732-5829.

Attracting Diverse Funding
…was the topic of a March 2011 workshop
at Eastern University’s Center City campus.
Led by professor and fundraising consultant
Mathew Hugg, the program reviewed diverse
methods of fundraising and benefits of one
approach over another.  A program highlight
was a presentation by Northwest
Philadelphia Interfaith Hospitality Network’s
Executive Director Rachel Falkove on the
organization’s highly successful annual soup
bowl fundraiser.  It attracts nearly 4,000 
people and serves as a major component
upon which to build the organization’s 
on-going individual giving efforts.

Building capacity was the
theme of a two-day training

sponsored by Citi on Mixed-Use
Development Finance. The October 2010
training was led by the acclaimed National
Development Council and included a special
introduction for program participants on
Philadelphia’s new mixed-use development
fund.  Four PACDC members that participat-
ed in the training subsequently secured sup-
port for their mixed used development proj-
ects from the City’s new fund.  The training’s
overall success is leading to an on-going part-
nership between the National
Development Council and PACDC
that will provide annual learning
opportunities for real-world training
and professional development.   

PACDC Helps Spread the Word
…and conducted a series of roundtables and
media outreach with local news editors and
reporters to bring them together with CDC
Executive Directors to showcase their neigh-
borhood activities.  Results included articles
in the Philadelphia Inquirer, Philadelphia
Daily News, Philadelphia Tribune,
Philadelphia Weekly, WHYY and others.
This work is helping to spotlight exemplary
work of residents and non-profits working
together to transform neighborhoods.

Enjoying “Dinner with Friends” 
PACDC launched a new networking oppor-
tunity for members to enjoy each other’s
company in an informal environment.
“Dinner with Friends” features a fun activity
coupled with delicious local fare.  Recent
outings included: Karaoke and Korean Food,
hosted by North 5th Street Revitalization
Project; Frankford Avenue Holiday Arts
Bazaar hosted by New Kensington CDC 
with delicious Polish fare; and an evening 
of lasagna and side-splittingly funny and
poignant theater at the Arden Theatre. 
If you want to host the next “Dinner with
Friends,” contact Pamela Bridgeforth at
pbridgeforth@pacdc.org or 215-732-5829.
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Far Left: Franklyn Bradley in front of Project
H.O.M.E.’s Connelly House; Walter and
Debbie Thomas in their home provided by 
Liberty Housing. Photos by Josh Blustein.

Above: Workshop participants at PACDC’s
Pocket NIS Training.

Left: PACDC Dinner with Friends at the 
Arden Theater.

Other PACDC Member
Services Highlights:

• Partnered with Regional Housing Legal 
Services and the City Recorders’ Office 
to provide members with free access to 
property documents on-line through the 
City’s Philadox system;

• Worked with PECO and the Philadelphia 
Weatherization and Conservation 
Collaborative to address energy conserva-
tion needs of older multi-family affordable 
rental housing developments;

• Hosted trainings on Accessing US 
Census Data, Risk Management, and 
Neighborhood Data Collection.  

• Upcoming training opportunities include:  
urban agriculture and community greening;
arts and community development, aging in 
communities, and a one-week economic 
development training presented by the 
National Development Council and 
sponsored by Citi; 

• Launching a CDC Production and Impact 
Survey, our first comprehensive assessment 
of CDC impact since 2000; and,

• PACDC is co-hosting a funders’ tour of 
community development initiatives with 
the Delaware Valley Grantmakers and 
Citi in June 2011. 
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Member Services

In February 2011, PACDC co-hosted a seminar with Fineman Krekstein & Harris 
to help its CDC members establish and refine effective risk management strategies.
The following is a brief overview of some of the key themes discussed by presenters
James R. Domenick and Jay Barry Harris.

PACDC’s members face their greatest exposure during real estate development.
Using case studies and real life examples, several steps were discussed to address
that risk, including demonstrating how an insurance agent and lawyer can assist
CDCs in reducing their loss exposure. Initially, a CDC should evaluate its expo-
sure while a property is being developed. Once the risk is assessed, the property
must be secured and regularly inspected to make certain that it remains secure.

In the event that an accident occurs in which a third-party is injured, it is essen-
tial that a CDC be properly protected, through its contracts and insurance.
Requiring that a CDC be indemnified and named as an additional insured on
any contractor’s insurance policy is crucial. A CDC must require proof from its
contractor of its additional insured status. Making certain that a CDC is also
properly insured for the risk is imperative. Before purchasing a policy, a CDC
should be comfortable with the amount of coverage and understand the poten-
tial exclusions which might bar coverage.

If a CDC is sued, it should be provided with counsel through its insurance carri-
er.  However, a CDC should consider retaining its own lawyer to monitor the
litigation, compel the contractor or the contractor’s insurer to defend and
indemnify the CDC and help resolve the case within the CDC’s policy limits to
preserve the CDC’s assets.

A follow-up seminar is being planned to continue the discussion on the issue of
risk management especially arising out of a first party (property) loss, under-
standing the duties and obligations of a CDC under its insurance policy when it
suffers a first or third party loss, and highlighting the significant insurance policy
provisions that might impact coverage in a commercial general liability policy.

Jay Barry Harris is a partner with the Philadelphia based law firm of Fineman
Krekstein & Harris with more than 30 years experience as a litigator with a focus on
commercial insurance. James Domenick is the Principal of Domenick & Associates,
a specialty insurance broker that focuses on non-profits, including a range of communi-
ty development and performing arts organizations.   

Risk Management: 
What Every CDC Should Know

VIP Reception

Making certain that a CDC is also properly insured 
for the risk is imperative. Before purchasing a policy,
a CDC should be comfortable with the amount of 
coverage and understand the potential exclusions 
which might bar coverage.

PACDC 2011 VIP Reception attendees include
(left to right) Cicely Peterson-Mangum, Executive
Director, Logan CDC; Nicole M. Hines, Board
Member Logan NAC, WCRP; Kira Strong, 
Vice President, PECCDC.

Highlights of PACDC’s VIP Reception, an intimate
gathering of major donors and award nominees at
the home of Don and Lynn Haskin

(Left to right) John Chin, PACDC Board President
and Executive Director, Philadelphia Chinatown
CDC; Cicely Peterson-Mangum, Rick Sauer, 
PACDC Executive Director; Carol Lawrence, 
Senior Vice President/Territory Manager, PNC Bank

Guests enjoying PACDC’s VIP Reception
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Become a PACDC Member

“I want to personally thank you for 
presenting this opportunity for us to tell 
our stories. Interestingly enough, I have an 
interview with the reporter tomorrow.  
Thank you for your ongoing support and 
advocacy on our behalf!”

Cicely Peterson-Mangum
Executive Director
Logan Community Development Corporation

Become a Member of PACDC at www.pacdc.org.
1315 Walnut Street, Suite 1600, Philadelphia, PA 19107, Telephone: 215-732-5829, Fax: 215-732-5725

Email info@pacdc.org, Website: www.pacdc.org, Youtube: www.youtube.com/pacdcorg

Join a growing list of the city’s leading established 

and emerging community-based innovators and entrepreneurs. 
Learn from experienced colleagues and be re-energized by new voices and fresh

approaches, share resources and insight, and most importantly gain a seat at the

table in development decision-making—have your community’s voice be heard!

“I didn’t know what to expect, 
but I learned a lot.”

Workshop participant
“Expanding Fundraising Horizons”

“It was a pleasure taking this course with 
Philadelphia Association of Community 
Development Corporations. I thought you put 
together a relevant and comprehensive course 
of study for community economic development 
professionals. I have already begun using the 
materials to analyze a recently released RFP.  
Thank you for the excellent venue.”

Workshop Participant
Mixed-Use Real Estate Finance
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When you drive by a trash-strewn lot, do you won-
der why there are so many abandoned properties

in Philadelphia?  Many of us do.

The estimated 40,000 to 60,000 vacant lots and buildings
have a profound impact on everything from the stability
of neighborhoods and the development process to the
health of our City’s finances.  Everyone bears the costs of
derelict and abandoned buildings and trash strewn lots.

Each of the last few administrations has advanced sensi-
ble proposals to address elements of the problem.  The
Neighborhood Transformation Initiative virtually elimi-
nated abandoned cars in the City and provided new
resources to address blight, preserve homes and help
acquire vacant property to develop new homes and 
businesses.

Comprehensive community development programs 
successfully concentrated and coordinated public invest-
ments to stabilize vacant lots and advance sustainable
communities.  Examples include the West Poplar
Nehemiah development and the Asociacion
Puertorriquenos en Marcha’s work in Eastern North
Philadelphia highlighted on PlanPhilly.com.

The Pennsylvania Horticultural Society’s vacant land
management programs are nationally recognized.  With
community partners such as New Kensington CDC, 
these efforts transformed virtually worthless properties,
stabilized neighborhoods and spurred new development.

These are important steps forward, but neighborhood
revitalization has been uneven. Comprehensive system
reform is needed to address this huge problem and put
vacant properties back into productive uses – from new
developments to green spaces.

The Costs of a Broken System
A recent study by Econsult Corporation, commissioned by
the Philadelphia Association of Community Development
Corporations and the City’s Redevelopment Authority,
took a new look at the challenge using modern economic
modeling to better quantify the impact of vacant property
and potential opportunities (see side bar). 

In addition to the economic impacts, the study highlight-
ed two other key challenges:  the fragmented ownership
patterns of vacant property, and the weak market condi-
tions that hamper new development and investment in
many parts of the City.

by John Carpenter and Rick Sauer

Cover Story



Overall, 75% of Philadelphia’s
vacant property is privately
owned, and publicly owned prop-
erty is held by multiple agencies,
including the Department of
Public Property, Redevelopment
Authority, Philadelphia Housing
Development Corporation, and
Philadelphia Housing Authority.
Thus, most larger redevelopment
sites must be assembled from
parcels owned by numerous pub-
lic and private owners, present-
ing a formidable obstacle to 
all but the most determined
developer.

Weak market conditions deter
private development, but might
also create opportunities for cre-
ative reuse of undeveloped land
as a community asset through

open space, side yards, and urban agriculture. 

Despite the Challenges,
Opportunity
Promising trends and changes in policy make
successful system reform more possible than
ever.  Home values in the city nearly doubled
in the mid-2000s, and the City’s population
is beginning to grow.  

Moreover, the state legislature has created
some helpful new tools.  The
Conservatorship Act allows private citizens
and community organizations to step into the
shoes of a derelict property owner, take care
of the property, and even sell it to a new and
responsible owner if the old owner is unable
to fulfill his responsibilities.  Act 90 allows
the City to take more aggressive action to
hold private property owners accountable for
maintaining their properties if effectively
paired with strengthened code enforcement.

The Way Forward
The Nutter Administration, City Council
and outside stakeholders have been working
together over the past few months to
advance system reform.  Now is the time to
consolidate the City’s fragmented inventory
of surplus property, bringing it under a single
management entity with a unified policy that

can best promote reuse of vacant property
and build the City’s and School District’s tax
base.  Many communities across the nation
use land banks for this purpose, and
Philadelphia could lead the way for larger
cities with a smart and well implemented
land banking effort.

Needed are thoughtful planning, effective
marketing, and transparent and equitable dis-
position policies that balance attracting mar-
ket-rate development with addressing lower-
income resident and community priorities
such as affordable housing, community facili-
ties and open space.  Also needed are good
interim care strategies to minimize the effects
of vacant property on the communities
where it is located.

Another promising area of potential reform is
the City’s approach to tax collection.  Many
states are adopting more effective and timely
procedures to collect delinquent real estate
taxes, and have discovered that these vacant
and abandoned properties are returned to the
market more quickly.  To ensure fairness,
more must be done to help low income
homeowners stay in their homes through 
forbearance and other means.

A strategic and coordinated response by the
City could transform vacant parcels from lia-
bilities to assets through redevelopment, with
significant gains in neighborhood stability,
job creation, and tax revenue generation. 

There are effective models and new tools,
and a range of stakeholders have put much
time and effort into advancing reform.
Collectively we need to make vacant land
system reform a high priority and allocate the
necessary resources to do it effectively.

The opportunity has never been greater, nor
the need stronger.  The quality of life in our
neighborhoods, the strength of our real estate
markets, and the future of our City depend
on it.

John Carpenter is Deputy Executive Director
of the Redevelopment Authority of the City of
Philadelphia. Rick Sauer is Executive Director
of the Philadelphia Association of Community
Development Corporations.

17Strengthening Neighborhoods

The Cost of Vacant Properties 
in Philadelphia:
• $3.6 Billion in Lost Household Wealth.  

Vacant parcels have a blighting effect 

on nearby properties, reducing values 

by 6.5% citywide and by up to 20% in 

some neighborhoods. This results in an 

estimated average $8,000 reduction in 

property values for each home in 

the City.

• More than $20 Million in City 

Maintenance Costs Each Year, including 

waste clean-up, demolition, police and 

fire services.

• At least $2 Million in Uncollected 

Property Taxes Each Year. 17,000 vacant 

parcels are property tax delinquent owing 

a total of $70 million to the City and 

School District. This number increases 

by at least $2 million a year.

(Left) A WCRP stabilized vacant lot in Eastern
North Philadelphia near 4th and Berks. photo J.Gala

(Above) Effective vacant property re-use: Impact
Services Corporation’s single family homeownership
development Powder Mills.

A strategic and coordinated 
response by the City could 
transform vacant parcels from 
liabilities to assets through 
redevelopment, with significant 
gains in neighborhood stability,
job creation, and tax 
revenue generation. 



PACDC Policy

18 Supporting CDCs PACDC 2011

PACDC’s steadfast policy and advocacy
efforts continued to produce noteworthy suc-
cesses during the past year.  Fueled by both
industry know-how and a pragmatic
approach, PACDC and its members won new
resources, policies, and seats at decision mak-
ing tables that will shape the future of our
City.  Here are a few highlights of our policy
initiatives.  

Expanding Housing Opportunity
• Released “Expanding Housing 

Opportunities & Revitalizing 
Neighborhoods” in collaboration with the 
City, a report to build awareness of the 
Philadelphia Housing Trust Fund’s first 
five years’ of accomplishments and support 
expanded funding to address local 
housing needs;

• Convened program participants to 
facilitate implementation of the Trust 
Fund’s Targeted Housing Preservation 
Program, leading to funding for the 
preservation of 61 homes; and, 

• Fostered change in city policy on how 
financing is structured for preservation 
of existing affordable rental housing 
developments.

Expanding Economic Opportunity
• Enhanced the Philadelphia CDC Tax 

Credit Program working with Councilman 
Goode and the City to allow successful 
program participants to extend their 
involvement, and up to three intermediary
organizations that work with CDCs to 
participate in the program; and,

• Worked with Councilman Jones and 
the City to establish a dedicated local 
fund for development of mixed-use 
commercial/residential projects, resulting 
in $1 million in awards for five such 
developments.

Advancing Re-Use of
Vacant Property
• Co-sponsored and organized 

a Revitalizing Urban 
Neighborhoods conference that attracted 
400 stakeholders, drawing abundant media 
coverage of the vacant property issue;  

• Jointly commissioned a cost/benefit 
analysis with the City’s Redevelopment 
Authority that documents the negative 
impact vacancy and blight have on the 
City and its residents, as well as the 
benefits of reform, which received 
excellent media coverage as well;

• Facilitated member input on development 
of a vacant land policy for the City; and,

• Worked with Philadelphia Housing 
Authority to provide CDC access to 
surplus properties.

Promoting Planning and
Zoning Reform
• Coordinated member input and 

served on advisory boards for 
development of Philadelphia’s 
new comprehensive plan, 
Philadelphia2035, and 
Green2015, the City’s plan to 
expand open space by 500 acres; 
and,

• Facilitated member input into 
development of City’s new zoning 
code, including inclusion of a new
zoning district for neighborhood 
commercial corridors.

PACDC Policy and
Advocacy Highlights 

Celebrating the Philadelphia Housing Trust
Fund’s fifth anniversary: Back row:  Frances
Vargas, Senior Program Manager, Allied
Construction; Guillermo Salas, Jr., President,
HACE; Jose Torres, former client and current
employee of Impact Services Corporation; John
MacDonald, President & CEO, Impact
Services Corporation; Rick Sauer, Executive
Director, PACDC.  Front row:  Deborah
McColloch, Director, Office of Housing and
Community Development, City of Philadelphia;
Councilwoman Jannie Blackwell; Councilman
Darrell Clarke.   

PACDC’s Garrett O’Dwyer and members of
the Housing Alliance of Pennsylvania meet
with Senator Bob Casey during a trip to
Washington, D.C. to educate lawmakers
about the crucial role federal programs play in
housing and community development in
Philadelphia.
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PHILADELPHIA ASSOCIATION 
of

COMMUNITY DEVELOPMENT CORPORATIONS

Honoring Our 2011 Award Winners

and Blue Ribbon Finalists 

Presenting Sponsor

Local Initiatives Support Corporation/National Equity Fund

Sovereign | Santander

Susquehanna Bank

Bank of America

Beneficial Savings Bank

Citizens Bank

Diamond & Associates

Econsult Corporation

NeighborWorks America/New Kensington CDC

Pennsylvania Housing Finance Agency

PECO, an Exelon Company

Sherick Project Management

TD Bank

Wells Fargo
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Rep. John Taylor’s down-to-earth, no-nonsense style communicates car-
ing and confidence – especially when it comes to the place he calls
home and his constituents.     

“When you see all the work that the CDCs do and the areas in which
they help – it’s just amazing.  They do things the market will not do.
It’s important to assist these community groups, and the Philadelphia
Housing Trust Fund is just one example.”  

“A homeowner can get assistance from the Housing Trust Fund. Owners
are working at the margins, and the Trust Fund is very important.  If

one system goes down, and they need a heater or something like that, the Housing
Trust Fund can make a huge difference and keep that person in their home.”  

Taylor’s distinguished public career spanning more than two decades has brought
many high points, but he is proud of his work on The Abandoned and Blighted
Property Conservatorship Act of 2005.  This legislation also removed the obstacles
of the acquisition of vacant property and its administration when properties are
just sitting there.  He also sponsored a bill to allow CDCs to administer estates
when houses are left abandoned because the owner died.     

“In terms of Land Bank legislation, I’m also trying to convince the rest of
Pennsylvania that they can benefit also from streamlining vacant property and 
creating local Land Banks.  We are trying to come to terms with issues that have 
to be dealt with regarding housing, and my colleagues all over the State must
acknowledge that it’s a problem in their areas, too.”  

“Land Bank legislation is very important to communities,” he said. “CDCs are at
the starting gate waiting for this to pass so they can run with it and use it 
immediately.”   

As former Chair of the House Urban Affairs Committee, Rep. Taylor ushered
through numerous bills including those he did not sponsor and he was – and con-
tinues to be—a strong advocate for communities.  He also set the tone for bi-parti-
san work in that committee when he became minority chair and now as a member
of the Urban Affairs Committee.  

Rep. Taylor is aware of the benefits of cooperation, and he believes State and local
politicians are working together more closely than ever before. During his tenure
in Harrisburg, he has seen many changes, especially in the last six to eight years.   

“Housing advocates have gone from pie-in-the-sky to nuts-and-bolts realists.  At
times, it has been a very tense relationship.  Housing advocates would come in and
ask for $27 million, but now they are more professional and realistic.” 

2011 Community Development Champion 

John Taylor
State Representative

State Representative 
John Taylor understands
neighborhoods from his
membership on the House
Urban Affairs Committee
– and his roots.  

First elected in 1984 at
the age of 29 to represent
Kensington, he has been
re-elected to the
Pennsylvania House of
Representatives every two
years since.  A 1973 grad-
uate of Northeast Catholic
High School for Boys, Rep. Taylor earned a
bachelor’s degree in political science from the
University of Central Florida in 1980.  He
earned a law degree from Temple University
School of Law in 1984, and he currently is of
Counsel to the Philadelphia law firm of Archer
& Greiner P.C.

Rep. Taylor is married and lives in the
Northwood section of Philadelphia, and he is
the father of four very accomplished children.   

In Harrisburg, in his work in community devel-
opment, Rep. Taylor has been on the Urban
Affairs Committee for 27 years, and he served as
Majority Chair from 2003 – 2008.    

His leadership on two key issues 
is making a huge difference in
Philadelphia’s neighborhoods: 
creation and expansion of the
Philadelphia Housing Trust Fund;
and expansion of the tool kit 
to address vacant and blighted
property. 

Rep. Taylor is championing authorizing 
legislation to expand dedicated funding for the
successful Philadelphia Housing Trust fund
through the local Deed and Mortgage Recording
Fee.   More than 5,200 families have benefitted
from the Housing Trust Fund since its creation
in 2005, stabilizing families and neighborhoods,
expanding the tax base, and leveraging more
than $170 million in outside investment in the
City. He is also a strong advocate for local Land
Banks to facilitate the reuse of vacant property,
and plans to re-introduce state authorizing 
legislation to facilitate their creation. 

“When you see all the work that the CDCs do and the areas
in which they help – it’s just amazing.  They do things the
market will not do.  It’s important to assist these community
groups, and the Philadelphia Housing Trust Fund is just 
one example.”  
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At first you may not see the connection
between coordinating student intern-

ships in Belize and Nicaragua, earning a
certificate in Nonprofit Executive
Leadership from Bryn Mawr College, and
coordinating an $18 million program to
build 72 homes.

But mention Kira Strong—a PACDC 2011
Rising Star—and it all makes sense. 
The People’s Emergency Center CDC’s
Vice President of Community and
Economic Development has impeccable cre-
dentials, a wide-ranging vision, and passion
to diversify her organization and its neigh-
borhood.  

Her vision for the West Powelton/Mantua/
Saunders Park communities is far-reaching,
and she translates that vision into action.    

“I’m proud of working to diversify the offer-
ings of PEC-CDC and to serve all our resi-
dents in addition to homeless families.
We’ve heard from residents who said they
want the benefit of our services, so we are beginning to meet the mul-
tiple needs of our residents,” Strong said.  “One example is home 
ownership for low- and moderate income families. In one block we’ve
sold homes to a librarian, a taxi driver and a female fire fighter.” 

She also thoroughly enjoys seeing the physical transformation of the
neighborhood and enjoys having a hand in it.  

“The transformation along 40th Street at Lancaster including a 
17-unit building, a new streetscape, and the bust of Martin Luther

King, Jr., is just amazing,” she said.  The physi-
cal transformation coupled with getting neigh-
bors engaged in the effort is exciting for her.    

Strong envisions—and engages—many part-
ners working together to transform West
Philadelphia into a “healthy, vibrant commu-
nity with comprehensive supportive services
for homeless women and their children.”
With a staff of eight and two Vista workers,
she manages people, projects, programs,
fundraising, corridors, and all community and
economic development activities for neigh-
borhoods in PEC-CDCs’ West Philadelphia
target area. 

Recently she has been meeting weekly with
representatives of one of those 
partners, Drexel University, since its 
new president John Fry returned to 
West Philadelphia. Preliminary discussions

include planting, arts, block building and more.  

A local school, McMichael elementary, is going to use skate boarding
to teach physics. Strong thinks the neighborhood would benefit from
a skate board park.

If you’re a betting person, odds are good that Strong will add Mantua
Skate Board Park to her accomplishments in Belize, Nicaragua, Bryn
Mawr, affordable housing, commercial corridor revitalization...

2011 Rising Stars 

Vice President of Community 
and Economic Development
People’s Emergency Center 
Community Development Corporation

Kira Strong

Strong envisions—and engages—

many partners working together

to transform West Philadelphia

into a “healthy, vibrant community

with comprehensive supportive

services for homeless women 

and their children.” 

PEC Initiatives: 
Park cleaning and greening;
Homeownership Project
Phase I; Fattah Homes.
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Executive Director
Logan Community Development Corporation

Cicely Peterson-Mangum

If you doubt that “Logan is Rising,” you
haven’t encountered Cicely.   

Logan CDC Executive Director since 2008,
Cicely Peterson-Mangum has staked her claim
with her usual determination, partnerships,
poise and finesse.  And she’s engaged hundreds
of Board members, residents, neighborhood
leaders, store owners, city officials, talented
staffers and partners in her quest.  She’s got
them all working —together—toward the 
same goal.  

Those who knew her in college at the
University of Virginia wouldn’t be surprised at
all that she was named a PACDC 2011 Rising
Star.  After all, the Dean’s List English major
was on the Honor Committee, vice president of
the Black Student Alliance, co-founder (and
president) of Mahogany Dance Troup, and
founder of the Jewish-African American
Relations Association.    

Since college, she has simply quickened
the pace.    

The Western New England School of Law 
graduate then recruited for her School resulting
in a 50 percent increase in applicants and Open
House attendees. Then came clerkships for dis-
tinguished judges in Philadelphia, teaching at
Delaware County Community College, and
working on the partner track then consulting
on Philadelphia’s vacant land management sys-
tem for a law firm. 

The fast track then took her to Mt. Airy USA
where she managed the Avenue Ambassadors,
formed and served as Executive Director of the
Mt. Airy BID, directed the Avenue Project, and
Directed Commercial Corridor Revitalization –
all between 2004 and 2008.   

At Logan CDC, Peterson-Mangum has resur-
rected a fund to help process payments to relo-

cated residents,
revived and expanded
the Board of
Directors,  established
a community tech
center providing neighborhood residents access
to free computers, revitalized the commercial
corridor attracting 11 new businesses, and
secured more than $1 million in funding and
in-kind support. A major focus is revitalizing
the triangle which Peterson-Mangum insists is
all part of making Logan Rise.   

Today, she’s inspired by “a great team” of six
who are just as flexible as she is. 

“My motto is ‘flex and rejoice’ or ‘have faith
and keep it moving.’ They both mean the same
thing, really, and that’s how we keep things
going.  But sometimes I juggle and struggle—as
the mother of four boys ages 9, twins 4, and a
19-month old,” she said with a smile. 

Peterson-Mangum had an “ah-ha” moment
when she was practicing law representing cor-
porations and started her family.

“With no time for water-cooler talk, I had to
think about my legacy and I wanted to make a
difference. Time was my most precious com-
modity and more important to me than money.
At the time, I didn’t even know what CDCs
were and I didn’t know there was a career. 

“But if there’s no risk, there’s no gain,” 
she continued.  

Asked what advice she’d give the next 
Rising Star?  

“Well, in my first performance review, my boss
said I wasn’t a risk taker. She said ‘don’t be
afraid to make mistakes.’  She encouraged me
to think outside the box—to think big.” 

Good advice for rising—and all stars. 

At Logan CDC, Peterson-Mangum

has resurrected a fund to help

process payments to relocated resi-

dents, revived and expanded the

Board of Directors,  established a

community tech center providing

neighborhood residents access to

free computers, revitalized the 

commercial corridor attracting 

11 new businesses, and secured

more than $1 million in funding 

and in-kind support.

Above: Logan CDC’s Community Clean-up
Day at the Carlton Simmons Community 
Technology Center.
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2011 Community Leader  

Nicole Hines is everywhere you would
want a proactive, positive, caring and

engaged volunteer to be:  Representing a
neighborhood as a committee person; advo-
cating for affordable housing; counseling
about services for homeless women and
dependent children; encouraging adults to
get their GEDs just like she did; and, being
on call for students and their parents 24/7 –
and that’s just some of her volunteer work.    

Nicole serves on Logan CDC’s
Neighborhood Advisory Committee Board,
the Northwest Community Coalition for
Youth, and Women’s Community
Revitalization Project (WCRP) Board and
Advocacy committee. Full-time she is the
Parent and Community Ombudsman for the
John L. Kinsey Elementary School and has
turned her office into a Resource Room for
students and their parents. 

When Nicole stopped by PACDC unexpect-
edly, she met the staff and another visitor
who had just learned about all Nicole accom-
plishes every day.  The visitor couldn’t help
asking:      

“How do you get up and do it all everyday?”   

Nicole paused just-for-a-moment and said,
“With a smile.” 

And, it’s a contagious one at that. Watching
her in action, moving from person to person,
Nicole draws people in with her smile,
warmth, and energy.  Her mantra is about
building relationships and delivering cus-
tomer service.  

One of her goals is to run for political office.
She says, “You’ll remember me because of our
relationship.”   

Nicole is honored by the award, but reiter-
ates she’s not doing what she does for the
praise.

“It’s about life, my kids, and helping other
people make positive changes. I want to help
women and their children be all that they
can be.  I want my kids to learn from my
activism.”  

Nicole recalls an incident that “touched her
the most” about a decade ago when she
worked for Greyhound.  She had observed a
young woman sitting on a bench crying for
three hours with two small children.  At the
end of her shift, Nicole asked the young
woman what was wrong.  Her boyfriend left
and she had no money to get home to
Baltimore.   

Nicole took them home, fed them, and
offered her sofa for the evening.  Next morn-
ing, she called Greyhound, got them to the
bus station, and sent them safely back to
Baltimore.  

She never heard from the woman again.  

“I didn’t help her for the praise. I wanted 
her to know she and her children could
be successful.”  

Nicole M. Hines
Member of: Logan CDC’s Neighborhood Advisory Board,
Northwest Community Coalition for Youth, 
and Women’s Community Revitalization Project Board 
and Advocacy Committee

Left: Nicole M.
Hines with her 
children, Naim and
Aminah McKitthen.
Below: Clean Up
Day in Eastern
North Philadelphia.
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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 members, preserve and enhance community assets, and

foster a stronger city and region.”    

Winners exemplify community development best practices 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 changed

the community or population served for the better.

• 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 2011 Awards Review Committee: Paige Carlson-Heim, TD

Bank; Ronald Dutton, Wells Fargo; Andy Frishkoff, LISC; Don Haskin, Citibank;

Pat Kelly, Bank of America; Elizabeth Miller, Community Design Collaborative;

Mark Schwartz, Regional Housing Legal Services; Stefanie Seldin, Philadelphia

VIP/ LawWorks; and Linda Winfield, PNC Bank.

The Envelope Please...

How PACDC Blue Ribbon Award
Winners Are Selected

2010
Winner – Large CDC
Hispanic Association of Contractors 
and Enterprises 
Mercy LIFE Center 

Winner – Small CDC
Roxborough Development Corporation
Targeted Block Façade 
Improvement Program

Finalists

Impact Services Corporation
Hancock Manor

Nueva Esperanza
Latin Quarter Project

People’s Emergeny CDC
West Powelton/Saunders Park Plan

2009
Winner
Asociacion Puertorriquenos en Marcha
Pradera III Homeownership and Tru Mark
Credit Union

Finalists

Office of Community
Development–Archdiocese of Philadelphia 
St. John Neumann Place

New Kensington CDC
Sustainable 19125

Ogontz Avenue Revitalization Corporation
West Oak Lane Jazz Fest

Women’s Community Revitalization Project
Neighborhood Plan

2008
Winner
Project H.O.M.E.
St. Elizabeth Phase V Homeownership
Development 

Finalists

Asociacion Puertorriquenos en Marcha
Sheridan Street Affordable Housing Project

The Enterprise Center CDC
Walnut Hill Street Team

Impact Services Corporation
Dual Diagnosis Program

New Kensington CDC
Frankford Avenue Arts Corridor

Ogontz Avenue Revitalization Corporation
Northwest Greening Initiative 

Blue Ribbon 
Finalists and Winners
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With their project, Sustainable 19125,
New Kensington CDC (NKCDC)

aims for nothing less than to boast the green-
est zip code in the city. 

The broad and innovative project, a result of
partnerships with residents, businesses, gov-
ernment, and non-profits, aims to simultane-
ously address health, quality of life issues,
poverty alleviation, community interactions,
and climate change adaptation. Sustainable
19125 currently focuses on key initiatives
like Green Blocks, the Walk/Bike/Ride
Campaign, and, most notably, the Big Green
Block. 

NKCDC, partnering with the Pennsylvania
Horticultural Society (PHS) and the City’s
Office of Sustainability, identified a 20-acre
site bordered by Front Street, Frankford
Avenue, Palmer Street, and Norris Street,
dubbed “The Big Green Block”, as a location

for sustainable infrastructure and education.
Since then, the project has expanded to
incorporate the following initiatives: 

• City investment in the construction of the
new Kensington CAPA High School, 
a $44 million LEED Platinum facility that 
is the first of its kind in the region;

• A partnership with PHS and the 
Philadelphia Water Department in 
which 16 locations were identified in 
a $2 million green infrastructure plan;

• A $600,000 investment of capital support 
from the Philadelphia Department of Parks
and Recreation; and,

• Installation of two storm water infiltration 
basins at Shissler Recreation Center. 
The basins collect runoff from 11 acres, 
removing 11 million gallons of run off, 
earning neighbors considerable savings on 
their tax bills.

“The Big Green Block is about reclaiming
land that had been inaccessible to the pub-
lic,” says David Elliott, the PHS landscape
architect who worked with the community 
to design the improvements. “It transforms
the landscape into an amenity and not a
safety threat.”  

NKCDC's mission is to strengthen the physical,
social, and economic fabric of the community by
being a catalyst for sustainable development and
community building.

Large CDC

New Kensington’s “Big Green Block” 
Signals A Big Green Ambition
New Kensington Community Development Corporation

Sandy Salzman, Executive Director

2011 Blue Ribbon Award Winner
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Conventional wisdom might have you believe that
non-profit and for-profit agendas can’t mix, or that a

small community development corporation can’t take on
complex systematic planning to further its goals. 

The East Falls Development Corporation (EFDC), with 
a sideways glance at its newest project, the Trolley Car
Café and Gateway Center at the Bathey, would have to
politely disagree. 

The EFDC partnered with the Fairmount Park Historic
Preservation Trust and a private developer, Brinton
Partners, to renovate the Bathey, a building that was built
over a century ago as a pool house, but had been vacant
for the past 40 years. The EFDC acquired a diverse array
of funding to complete the Trolley Car Café and Gateway
Center, which opened in June 2010, and whose accom-
plishments include the following:

• Full-service restaurant offering breakfast, lunch, and 
dinner with great views of the Schuylkill River, Kelly 
Drive, and the café’s own kitchen garden;

• A bike and In-line 
skate rental and repair shop;

• Green building status, with 
solar power and energy 
saving facilities;

• Schuylkill River National and State Heritage 
Area Gateway Center kiosk with videos and 
maps, which is open and free to the public; and, 

• The Grand Jury Prize from the Preservation 
Alliance of Greater Philadelphia.

The East Falls Development Corporation is a
non-profit entity dedicated to community-based 
economic development for the benefit of East Falls.

Small CDC

Trolley Car Café: A ‘Gateway’ to East Falls
East Falls Development Corporation

Gina Snyder, Executive Director

2011 Blue Ribbon Award Winner
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HACE’s hard work won them PACDC’s
2010 Blue Ribbon Award, and they are

not slowing down. Their latest move is
Lawrence Court, a 50-home homeownership
development. This project marks the first
development of its kind in over 30 years in
the St. Hugh neighborhood, and contributes
a $15 million dollar investment in homeown-
ership opportunities for low- and moderate-
income families.

HACE’s goal in developing Lawrence Court
is to transform a vacant post-industrial dump-
ing ground, once a health and safety hazard
to St. Hugh school children, into a viable
community space that increases the home-
ownership rate and economic health of the
entire neighborhood. HACE employed a
comprehensive community development
approach, taking the following steps:

• Advocating and securing city and state 
funds for improvements of the only Class 
A recreation facility in the area, 
Ramonita-Rivera Negron Recreation 

Center, adjacent to Lawrence Court. 
Proposed improvements include new 
construction of soccer and T-ball fields, 
installation of new playground equipment 
and spray park, and upgrades to its 
plumbing system. 

• Partnering with Rebuilding Together 
Philadelphia to assist existing homeowners
in the area with basic system repairs, 
façade improvements and weatherization 
improvements at no cost. This effort was 
made possible with support from Cricket, 
volunteer support and donated materials. 
HACE’s Elm Street Program coordinated 
this outstanding volunteer effort.

• HACE received approval under the 
Philadelphia Housing Trust Fund’s Targeted 
Housing Preservation Program to assist 
homeowners in the Lawrence Court area 
with basic system repairs and other home 
improvements up to $20,000 per property.

• HACE’s Elm Street Program is also working
in the area to install street trees for the
development of a greener community and 
maintenance of vacant lots to address 
blighted conditions.

HACE’s mission is to combat community 
deterioration through economic development 
initiatives that address commercial 
revitalization, small business development, 
job creation, affordable housing, and the 
provision of support services to meet the needs 
of residents towards re-building the 
neighborhood’s economic base.

HACE Entices Residents to Stay, Own Homes 
in Lawrence Court
Hispanic Association of Contractors and Enterprises

Guillermo Salas, Jr., President

2011 Blue Ribbon Award Final i s t

Before Construction

After Construction

28
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Business Anything But Usual on Aramingo Avenue
Thanks to Impact Services Corporation 
Impact Services Corporation

John MacDonald, President and CEO

Hope, motivation, skills, empowerment.
These are the attributes Impact Services

Corporation has in mind for its constituents.
Founded in 1974 on a poverty-fighting strat-
egy centered on training and employment,
it’s no surprise that this CDC has taken
charge in the management of the business
district of Aramingo Avenue. 

During the past six years, with an interest
sparked by involvement in the Port
Richmond Industrial Development
Enterprise (PRIDE) Special Services District,
the Heart of Kensington Community, and
the Board of Directors of Northeastern
Hospital, Impact Services has been a leader
in the improvement of the Aramingo
Avenue corridor. Three signature events
mark the success of their efforts there,
including: 

• The creation of the Aramingo Avenue 
Business Association in 2005, which has 
grown from ten original members to one 
hundred and ten dues paying businesses. 

• The creation of the Aramingo Business 
Improvement District in 2008, whose 
budget has grown to $304,850 due to new 
commercial development; and, 

• Impact’s $600,000 loan to the Wolfson 
Verrichia Group, Inc. (using United States
Office of Community Services funds) to 
develop Aramingo Crossings, a shopping 
center complex anchored by Lowe’s Home 
Improvement, and including Chick-fil-A, 
Sonic and Wal-Mart. 

Impact’s long history of workforce develop-
ment adds to their successes on the corridor:
more than 500 jobs have been created, 
many of which have gone to low-income
neighborhood residents and clients of 
programs like Welfare to Work. Impact’s
leadership has established a collective voice
for Aramingo Avenue and has set a standard
for what it can become. 

Impact Services Corporation’s mission is to
empower people in need to attain the hope, 
motivation and skills necessary to reach their
fullest human potential and highest level of 
personal and family self-sufficiency.

2011 Blue Ribbon Award Final i s t
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While many CDCs struggle with extensive vacant land and
property in their neighborhood, the Philadelphia Chinatown

Development Corporation (PCDC) has long faced the challenge of
working in a neighborhood that can cite an asphalt basketball court
in the back of a church as its only open space. Further, the core of
Chinatown is an extremely dense neighborhood with little room for
expansion: it is bordered by Independence Mall to the east, the
Market East Gallery Mall to the south, the Pennsylvania Convention
Center to the west, and the six-lane Vine Street Expressway to 
the north. 

To PCDC though, the need was clear – Chinatown needed to
expand, its residents needed a public space – and they would have to
play the hand they were dealt.

Their solution lies in the 10th Street Plaza, a culturally rich and
pedestrian-friendly public park that will serve more than 5,000 peo-
ple that call Chinatown home. Located at 10th and Vine Streets, the
Plaza offers numerous neighborhood benefits, including: 

• A pedestrian connection over the Expressway and the first and 
only publicly dedicated space in Chinatown;

• A gateway for future community expansion to the north, and a 
bridge between southern and northern Chinatown;

• In close proximity to 
Holy Redeemer 
Church and the On 
Lok Senior House, 
which serve as anchor 
institutions for youth 
and seniors; and

• An entrance flanked 
by enormous Chinese Foo-dogs, an Asian-style Pagoda, and a 
statue of a respected Chinese historical figure, all honoring the 
cultural origins of the community.

The project was designed by PCDC in conjunction with KSK
Architects and Pennoni Engineers, as well as substantial community
input through public meetings. 

The Plaza serves PCDC’s broader mission to preserve, protect, and pro-
mote Chinatown as a viable ethnic, residential, and business 
community.

Philadelphia Chinatown Development Corporation
Movin’ On Up with 10th Street Plaza
Philadelphia Chinatown Development Corporation

John Chin, Executive Director

2011 Blue Ribbon Award Final i s t
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HACE Supports PACDC’s
2011 Gala  & Awards Ceremony
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Gala Media Design
Project Management • Video for Web

Graphic Design • Photography
www.galamediadesign.com

Janet Gala  215-242-8024

Congratulations to PACDC and 
All of the Award Winners

Another PACDC Magazine Journey Completed –
Thanks Pam, Eric, Lynn, Suzanne, Garrett, James & Rick!



41Strengthening Neighborhoods



42 Supporting CDCs PACDC 2011



1260 Housing Development Corporation
(215) 557-8484
www.1260hdc.org

AchieveAbility
(215) 748-8802
www.achievability.org

Asociacion Puertorriquenos en Marcha
(215) 267-7200, (215) 235-6070
www.apmphila.org

Community Ventures 
(215) 564-6004
www.community-ventures.org

Delaware River City Corporation
(215) 537-8400
www.drcc-phila.org

Diversified Housing Solutions
(267) 386-8269
www.diversifiedhousingsolutions.org

East Falls Development Corporation
(215) 848-8084
www.eastfalls-pa.com

The Enterprise Center CDC
(215) 895-4000
www.theenterprisecenter.com

Esperanza
(215) 324-0764
www.esperanza.us

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

Francisville Neighborhood Development
Corporation
(215) 769-1577
www.francisvillendc.org

Friends Rehabilitation Program
(215) 825-8800
www.friends-frp.com

Germantown Community Connection
(267) 421-1763
www.germantowncc.org

Germantown Conservancy
(267) 535-3080
www.peterjwirs.com

Getting Homes Technical Training Equal
Opportunity, Inc.
(267) 528-8442

Girard Coalition
(215) 825-8821
www.girardcoalition.org

Grace Neighborhood Development
Corporation
(215) 535-3885, (215) 535-2788

Greater Brewerytown CDC
(215) 769-5220
www.brewerytownphilly.org

Habitat for Humanity Philadelphia
(215) 765-6000
www.habitatphiladelphia.org
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PACDC Membership Directory
CDC Members

Key

CDC Members

Housing Development
/Housing Counseling

Social Services/Referral

Organizing/Advocacy

Economic Development
/Corridor Management

Associate Members

Housing Development/Project Planning

Social Services/Referral

Advocacy/Membership Organization

Other Professional

Banking/Financing
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Helping Underprivileged Groups Survive
(215) 221-5264

Hispanic Association of Contractors 
and Enterprises
(215) 426-8025
www.hacecdc.org

Impact Services Corporation
(215) 423-2944
www.impactservices.org

Inglis Housing Corporation
(215) 581-5798
www.inglis.org

Kensington South CDC
(215) 426-4261
www.kscdc.org

Korean Community Development Services
Corporation
(215) 276-8830
www.koreancenter.org

Liberty Housing Development Corporation
(267) 765-1500
www.lhdcorp.org

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

M.A.P. Holistic CDC
(215) 844-6021

Mt. Airy USA
(215) 844-6021
www.mtairyusa.org

N.E.T. CDC
(267) 441-0899
www.netcdc.org

New Kensington CDC
(215) 427-0350
www.nkcdc.org

Nicetown CDC
(215) 329-1824
www.nicetowncdc.org

Northwest Philadelphia Interfaith
Hospitality Network
(215) 247-4663
www.philashelter.org

Office for Community Development,
Archdiocese of Philadelphia
(215) 426-9422
www.officeforcommunitydevelopment.org

Ogontz Avenue Revitalization Corporation
(215) 549-9462
www.oarcphilly.org

People’s Emergency Center CDC
(215) 382-7523
www.pec-cares.org

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

Project H.O.M.E. 
(215) 235-3110
www.projecthome.org

Roxborough Development Corporation
(215) 508-2358
www.roxborough.us

Snyderville CDC
(215)271-9516

South Philadelphia H.O.M.E.S., Inc. 
(215) 334-4430
www.sphinc.com

Southwest CDC
(215) 729-7441
www.southwestcdc.org

Tacony CDC
(215) 925-3788

United Communities CDC
(215) 467-8700
www.ucsep.org

Universal Companies
(215) 732-6518
www.universalcompanies.org

University City District
(215) 243-0555
www.ucityphila.org

Women’s Community Revitalization Project
(215) 627-5550
www.wcrpphila.com

Wynnefield Overbrook Revitalization
Corporation
(610) 660-1241

Yorktown CDC
(215) 769-0225
www.yorktowncommunity.org



Allied Construction Services
(215) 884-0500
www.allied-altman.com

Bank of America
1(888)-Business
www.bankofamerica.com

Beneficial Savings Bank
www.thebeneficial.com

Box Development Group, LLC
(215) 739-7700
www.boxdevelopment.com

BWA Architecture + Planning
(215) 923-2420
www.bwa-architects.com

Capital Access
(215) 551-2000
www.capitalaccessinc.com

Citibank
1-877-528-0990
www.citibank.com

Citizens Bank
1-800-4Business
www.citizensbank.com

Community Design Collaborative
(215) 587-9290
www.cdesign.org

Delaware Valley Regional Economic
Development Fund
(215) 531-7450
www.dvredf.org

Diamond and Associates
(215) 732-3600
www.diamondandassociates.com

Diversified Community Services
(215) 336-5505
www.dcsphila.org

Fairmount Ventures
(215) 717-2299
www.fairmountinc.com

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

FirsTrust Bank
(800) 238-BANK
www.firstrust.com

Homeownership Counseling Association 
of 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
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Key

CDC Members

Housing Development
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Associate Members

Housing Development/Project Planning

Social Services/Referral

Advocacy/Membership Organization
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Jan Rubin Associates
(215) 564-5956
www.jragroup.org

Kramer+Marks Architects
(215) 654-7722
www.kramermarks.com

KSK Architects
(215) 790-1050
www.ksk1.com

Local Initiatives Support Corporation
(215) 923-3801
www.philadelphialisc.org

New City Investment Solutions, LLC
(215) 219-6963
www.newcityinvestment.com

Philadelphia Corporation for Aging 
(215) 765-9000
www.pcaphl.org

Philadelphia VIP/Law Works
(215) 523-9550
www.phillyvip.org

Philadelphia Workforce Development
Corporation
(215) 963-2100
www.pwdc.org

Philadelphia Youth Network
(267) 502-3726
www.pyninc.org

PNC Bank
www.pncbank.com

Preservation Alliance of Greater
Philadelphia
(215) 546-1146
www.preservationalliance.com

Rebuilding Together Philadelphia
(215) 568-5044
www.rebuildingphilly.org

Regional Housing Legal Services
(215) 572-7300
www.rhls.org

Right Sized Homes
(215) 370-6043
www.right-sized-homes.com

SCRUB
(215) 731-1796
www.urbanblight.org

Sherick Project Management
(215) 627-8877
www.sherickpm.com

Sovereign Bank
www.sovereignbank.com

Suquehanna Bank
1-800-311-3182
www.susquehanna.net

TD Bank
1-888-751-9000
www.tdbank.com

Urban Affairs Coalition
(215) 851-0110
www.uac.org

Wells Fargo
1-800-956-4442
www.wellsfargo.com

Wilson Associates
(610) 645-5392

Associate Members, con’t
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Top 10 Reasons to Join PACDC
10. You care about your neighborhood but need help advocating

for your issues.  9. All of your corporate competitors are associate

members, and you are conspicuous by your absence.  8. Learning

that your colleagues in other CDCs have similar challenges makes

you feel better – and helps you reach a solution through PACDC

networking.  7. Your organization is strong, but joining 90-plus

others makes you formidable.  6. You want to enhance your 

organization’s communications, so you tap PACDC’s in-house

expertise 24/7/365.  5. You want your organization’s voice to be

heard—and you want a seat at the table. 4. You need advice on

what funding sources you can tap for a project.  And, you want 

to know how other organizations dealt with a similar project.

Members get assistance from PACDC.  3. You want access to 

top-flight, professional workshops, on-going, comprehensive 

member services, and excellent useful data and research.  2. Your

organization is as good as your neighbor’s award-winning CDC, 

so join now.

1. You are willing to have your organization’s Best Practices 

showcased regionally and nationally in the media and at national

conferences as a member of PACDC. 

There are more reasons, but you get the idea.  
Don’t be left out; Join PACDC today.
Log on to www.pacdc.org click members and Join PACDC.



48 Supporting CDCs 


	pacdc mag 20111-23.pdf
	pacdc mag 2011 pg19-48



