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ABSTRACT 

Drexel University, a private university in Philadelphia, is expanding its campus to 

attract more students, faculty, and researchers. The current President, John Fry, envisions 

transforming West Philadelphia into an innovation district. The university is working 

with real estate developers on a $3.5 billion real estate project at Schuylkill Yards, in 

addition to mixed-use student housing and projects. The development goals of the 

university will impact the social conditions of the long-term residents of the two 

neighboring communities, Mantua and Powelton Village. In addition to the larger 

developers who are working with Drexel, numerous small-scale developers are 

developing market-rate student housing around the periphery of the two communities. In 

the process, the developers are disrupting the character of the neighborhoods and 

changing the racial demographics of the Mantua community from a predominantly 

African American community into one that reflects predominantly White and Asian 

demographics of the university. The combination of Drexel University and the developers 

is threatening to “studentify” the Mantua community. In the process Mantua, is at risk of 

losing the cultural elements that have defined the neighborhood for decades, in addition 

to their sense of belonging in the neighborhoods where the residents have lived for 

generations. This research is a qualitative assessment of the social changes to the two 

communities as a result of Drexel’s expansion activities. A social sustainability 

framework was developed based on the results of a cultural landscape assessment and 

structured and semistructured interviews of long-term residents, business owners, 

community leaders, and university officials.  
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CHAPTER 1 

INTRODUCTION 

Joanne parks her car at the 33rd and Wallace playground, in front of Mt. Vernon 

Manor apartments. The spot is a little farther than the parking lot on 34th and Spring 

Garden, where she used to park years ago, but she wanted to show her family the old 

neighborhood. As she and her family exit the car, she takes a pause and remarks that the 

neighborhood is really changing. Her granddaughter notices a big smile as Joanne looks 

around. Joanne notes, “Mt. Vernon Manor is no longer brown. The buildings where I 

lived are fixed up and have so much color now!”  

Her 6-year-old granddaughter taps her on the leg. “Mimi, can we go play over 

there (pointing at the park)?” Immediately, the memories of playing on the swings and 

the midnight basketball games in the playground come flooding back to Joanne’s mind. 

The childhood nostalgia overwhelms her for a second. “Sorry, baby, we have to get to the 

fireworks, they are about to start soon, plus I want to walk through the old neighborhood 

a little.”  

As they start walking down 34th street, Joanne tells her children about growing up 

in Mantua and the community leaders like Mr. Herman Wrice, who, through Mantua 

Against Drugs, got rid of the drug dealers in the neighborhood, and Reverend Jenkins, 

who, through Mantua Community Planners, brought so many things to the community. 

She becomes teary eyed with pride as she speaks about Mr. Wrice and Reverend Jenkins 

and how they loved Mantua so much that they took care of the community and made it a 

better place for everyone. “Through the Young Great Society, they gave kids in the 



2 

community summer jobs, hired the young men to renovate the housing, and even gave me 

my first job!” 

Joanne points out places and tells stories about how Mantua Community Planners 

built the parks and the Mount Vernon Manor apartments, where she grew up. “Wow! 

Mimi, look at that picture, it’s beautiful, look at all of the colors.” Joanne looks up and 

smiles at the mural of her childhood friend Tim Spencer on the side of one of the Mt. 

Vernon Manor Apartment buildings. She beams with pride as she talks about Tim and the 

Mural Arts Program.  

I remember his mural being farther up the street and different than this 
one, but that is definitely Tim. He is one the jewels of Mantua, who made 
it, and gave back to Mantua and Philadelphia. He hired a lot of my friends 
to clean up the city by painting murals. You know all the murals we saw 
driving into Philly? He is responsible for that. 

As they approach the library at 34th and Haverford, she proudly points out that 

the library and recreation center also came about because of Mantua Community Planners 

and it used to be their headquarters. As they continue to walk, she tells everyone that she 

wants to stop by the family church to see the pastor. She would always tell her family 

about New Hope Primitive Baptist Church and its beautiful architecture. Now she would 

get a chance to show it to them. The anticipation builds as they get closer. “It’s right at 

this corner.” Suddenly, Joanne freezes. “NO!, oh my GOD, NO! It’s supposed to be right 

here.” Her family looks at her, bewildered. Her granddaughter asks, “Mimi, what 

happened?” “This apartment building was not here, the church was here, the church has 

always been here!” She pauses for a moment and then quietly continues walking toward 

the fireworks display, trying to process how an historic 125-year-old church could be 

demolished for student housing. As she turns the corner of 34th and Spring Garden, she 
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stops again. It is at this moment that Joanne really begins to look around and to realize 

that her earlier excitement was premature. As her voice cracks, she remarks, “Everything, 

everything has changed.” She points to the new student apartment building, where Mr. 

Herman Wrice’s mural used to be and reads, “2 & 3 Bedroom Luxury Student 

Apartments.” With a mixture of shock, anger, and sadness, she utters, “Mr. Wrice’s 

mural—it’s gone! Even in death, he was always watching over us.” She turns and points 

across the Spring Garden Street to the other student apartment building. “The deli down 

the street where I used to get my hoagies is gone! Everything has been replaced by 

student apartment buildings. This is not my neighborhood.” With a longing for days 

passed, she turns and points to the houses along 34th and tells her family about her first 

boyfriend, who lived in one of those houses.  

Suddenly, she screams, “FAMILY!” She turns to her children and grandchildren. 

“Wait here!” She walks briskly across the street, dodging oncoming cars, to arrive at one 

of the porches.  She proclaims “I can’t believe it! Ya’ll are still here!” The owner of the 

house, Mr. Frederick Garvey, looks over and replies, “I can’t believe my eyes!” He 

exclaims, as he gets up, “Joanne! It’s been years! How you been?” For the next 40 

minutes, they exchange pleasantries. Joanne’s family comes over and meets Mr. Garvey’s 

family. They talk about the neighborhood and how it has changed. “Yeah, the developers 

are buying up everything and building apartments for Drexel students everywhere,” Mr. 

Garvey states. Still in shock, Joanne shakes her head and remarks, “But Mr. Wrice; how 

could they get rid of Mr. Wrice?” With the conviction of a person who lives the realities 

of neighborhood changes every day, Mr. Garvey tells her that Mr. Wrice’s mural was 
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moved around the corner to 33rd and Haverford. “Don’t worry Joanne, he is definitely 

still watching over Mantua.”  

As the first fireworks go off, Joanne walks slowly down the steps with her family. 

Before she leaves, she looks back at Mr. Garvey and smiles. “If you weren’t on this 

porch, I would not have any connection to the old neighborhood. Thank you for still 

being here.” Mr. Garvey smiles and replies, “Three generations of Garveys live here, 

them developers can’t get rid of us that easily.” With of a look of calm, Joanne and her 

family continue on their journey toward the Spring Garden Bridge to see the show. Mr. 

Garvey turns and says, “That there was family. She dated my brother when they were in 

high school. Haven’t seen her in years, but that is the great thing about being from 

Mantua, family is always family. Now what was that question you asked me? Oh, yeah, 

you asked me what is the social impact of Drexel’s expansion.” 

Context: African American Communities and University Expansion 

African American communities are embedded with history, culture, and legacy. 

However, this community is often assigned attributes such as low-income, crime-ridden, 

blighted, dilapidated, all of which do not reflect the true value of the people who live in 

the community. The roughness of the environment produces doctors, educators, reporters, 

entertainers, artists, musicians, and many more people who make significant 

contributions to the world. Unfortunately, this is rarely taken into consideration when the 

communities become the targets of university expansion efforts, especially in urban 

areas. Universities situated in cities are notorious for expanding their campuses at the 

expense of neighboring Black and Brown communities.  
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In the 1960s, universities that participated in urban renewal cemented contentious 

relationships with their local communities as residents were displaced from their homes 

and the spaces that they had occupied were transformed to accommodate the needs of the 

university. For example, the expansion of the University of Chicago in 1954 resulted in 

displacement of 4,979 families (69% were African American) and 790 businesses in the 

Hyde Park section of Chicago (Faraone, 2011, pp. 36-37). Columbia University was 

forced to address 150 students, faculty, staff, and community leaders who engaged in a 

protest against the university’s 1968 expansion into Morningside Park. The expansion 

was recognized as a continuation of the university’s efforts to rid Morningside Heights of 

the African American and Puerto Rican populations: the “alien” group scapegoated as the 

transmitters of blight (Carriere, 2011; Haar, 2010). The University of Pennsylvania 

(UPenn) experienced large-scale protests from community stakeholders who were 

opposed to the relocation and eradication of 600 low-income African American families 

for construction of the University City Science Center, the first urban research park in the 

United States (Ehlenz, 2015, p. 124; Etienne, 2012, p. 19).  

These three examples are a subset of a much more pandemic condition of 

injustice that has been waged against communities of color for decades. The destruction 

of African American communities and displacement of its residents during the 1960s 

through university-sponsored urban renewal has been well documented. Rather than 

recapitulate this 60-year-old narrative beyond the evidence already provided, this 

research examines the tangible and intangible impact of development activities around 

Drexel University. These activities are eroding the cultural heritage of Mantua and 

Powelton Village as real estate developers purchase properties and build rental housing 
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for students and others who seek to move into Mantua or Powelton Village. Many 

developers are purchasing properties to benefit from the anticipated economic windfall 

resulting from Drexel University’s conversion of West Philadelphia into a technology 

hub over the next 30 years.  

Urban universities have a history of expanding campuses at the expense of 

neighboring communities. Often, these neighboring communities consist of Black and 

Brown residents. This research is a case study of Drexel University and the social impact 

of its expansion on the communities of Mantua and Powelton Village. Community 

residents have been and continue to be displaced as the university expands; however, 

Drexel University can do things differently. By identifying social sustainability 

indicators, Drexel can do a better job of expanding its campus in a way that is in harmony 

with the needs of the existing residents.  

Drexel University Expansion and Real Estate Developers 

The promise of economic windfalls resulting from land development in low-

income communities is attracting new businesses and real estate developers (Chizeck, 

2017) into Philadelphia neighborhoods. Developers are helping to “studentify” the 

residential neighborhoods around Philadelphia universities, such as Drexel University 

and Temple University, by expanding student housing and student-centered amenities 

into those neighborhoods (Ehlenz, 2016, 2019a, 2019b; Gibbons et al., 2020). A gated 

urban community is being developed that separates the university students from the 

existing residents. The installation of university flags, emergency telephones, new student 

residences with private parking and controlled access, university-hired private security 

forces, and businesses that cater to student needs are creating a continuum of enclosure 
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that define this new gated community. Universities such as Drexel are utilizing 

ornamental elements to serve as symbolic and psychological gates that mark the entry 

into Drexel and simultaneously signify the boundaries of the university’s control (Grant 

& Mittelsteadt, 2004, p. 923). These ornamental enclosures define the university as a 

gated community within the city of Philadelphia (Atkinson & Flint, 2004, p. 875).  

Drexel University is a private institution (with an enrollment of 24,205 students) 

located in West Philadelphia, Pennsylvania. It comprises 98 acres of land (Drexel 

University, 2016, p. 11), 40% of which is occupied by its building footprint. The Drexel 

Public Realm Plan states, “Today Drexel’s neighborhood is called University City, which 

includes among others, the adjacent residential neighborhoods of Powelton Village and 

Mantua (Drexel University, 2016, p. 13). The university’s expansion goals are “framed 

around partnerships designed to create an urban campus district distinguished by 

livability, sustainability, and innovation” (Drexel University, 2012). They are creating a 

“vibrant urban university district” (Drexel University, 2012, p. 4) that is using student-

centered economic development strategies to restore economic value to the urban 

landscape around its campus. They are “encouraging private development and investment 

[in] student residences, retail, and commercial development to help fund their academic 

mission” (p. 4). They are building a “larger, more active university city neighborhood, 

[by] introducing new housing and neighborhood oriented retail choices on sites . . . at 

34th Street and Lancaster Avenue [that] would enhance [the] quality of life in Powelton 

Village and Mantua, while helping attract top faculty, staff, and students to Drexel” 

(p. 5). 
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The counterargument to Drexel’s vision is that their development plan 

marginalizes the history of Mantua and Powelton Village, mutes their residents’ voices, 

and lessens their pride. For example, historically, University City encompassed only 

Powelton Village, not Mantua; prior to being called University City, the area was known 

as the Black Bottom, a section of West Philadelphia that was predominantly African 

American. It was eliminated in the 1960s to accommodate UPenn campus expansion. The 

attempt to annex Mantua into University City and regard it as a neighborhood of Drexel 

University eliminates Mantua’s rich identity and culture. Mantua is a prideful community 

with its own culture, which has evolved over time. The “Mantua Pride” is exemplified 

through the words of one of its esteemed and long-term community residents:  

When I say pride, and you say Mantua, when somebody say I’m from the 
Bottom, if you ever hear how they say it, they say it with pride! If they 
talk about they church they go to, down here, they say it with “UMPH!” 
There is ownership. They own they pride; they own their faith. (King 
interview, July 2019) 

King highlighted a simple yet little-known fact: A community’s sense of pride 

and strength of faith are intricately intertwined. A Mantua rearing evokes an emotion 

beyond property ownership; it extends to all corners of “The Bottom,” which 

encompasses all of Mantua and extends into Powelton Village and surrounding African 

American communities. King noted that Mantua’s long-term residents share a sense of 

community ownership and define themselves by the neighborhoods and churches that 

they attend. King’s “UMPH,” although brief, carries with it the strength that dwells deep 

within the soul of every “son” and “daughter” of Mantua. To these residents, Mantua is 

much more than a place to call home. Its essence transcends geographic boundaries and 

transforms into an emotional strand that embeds itself in the heart of each resident. 
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When focusing on low-income communities, researchers often reinforce 

narratives that focus on community despair, often unintentionally overlooking the 

resiliency of the residents’ spirits. This study tells a different tale—one that celebrates the 

community’s contributions and recognizes its humanity. The “humanization” of this 

research seeks to lift this community from words on a page and give voice to those who 

feel unheard. The researcher and the long-term residents who live, work, and raise 

children in these two communities began to form a connection through my attendance at 

community events throughout west, southwest, and north Philadelphia and participation 

in social activities. The pulse of the community began to surface, allowing for greater 

appreciation for the strength of the residents’ collective commitment to retain ownership 

of their space. This street-level engagement provided a more holistic view, assisting in 

comprehension of the residents’ interpretation of their neighborhoods.  

According to the U.S. census, Philadelphia is the fifth-largest city in the United 

States. It has a population of 1,584,138 and a median household income of $37,192. It is 

ranked the 13th most populated city for African Americans (42.6%, Whites 34.9%, 

Hispanics 14.1%, Asians 7.1%, Others 1.3% (U.S. Census Bureau, 2016). West 

Philadelphia is one of the most densely populated sections of the city for African 

Americans. However, University City, a subsection that comprises UPenn, Drexel 

University, the University of the Sciences, and Penn Hospital, is the only section of West 

Philadelphia that is more densely populated by Whites and Asians than by African 

Americans (Figures 1, 3, and 4). This research focuses only on two sections of West 

Philadelphia: Powelton Village (located in University City) and Mantua (adjacent to 

Powelton Village and outside the University City boundary; Figures 2 and 3).  
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Figure 4 uses 2016 census tract data to analyze the racial composition of Mantua 

and Powelton Village. Mantua (census tracts 108 and 109), parts of Powelton Village 

(census tract 91), and the census tracts above Market Street are 41% to 100% African 

American. However, the section of Powelton Village where Drexel University is located 

(census tract 90) and the census tracts south of Market Street are 80% to 100% White and 

21% to 40% Asian. According to data collected from City-Data.com (2017), 60% of the 

population in Powelton and 54% of the Mantua population lived below the poverty level, 

compared to 25% for the city of Philadelphia (Zillow Home Value Index, 2020a, 2020b). 

Although both neighborhoods can be classified as poor, the two communities are 

very different. Powelton is a predominantly college rental community, with 80% of the 

population enrolled in undergraduate, graduate, or professional schools (City-Data.com, 

2017). Unlike Powelton, only 20% of the Mantua population is enrolled in 

undergraduate, graduate, or professional schools (City-Data.com, 2017). The difference 

in college student percentages between the two communities is supported by the fact that 

41% of Mantua consists of family households, compared to 10% in Powelton Village 

(City-Data.com, 2017). The saturation of college students in Powelton has established a 

strong student rental market, with an average rent of $931, versus $631 in Mantua and 

$808 in the rest of Philadelphia (City-Data.com, 2017). 
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Figure 1 
 
Demographic Map of the City of Philadelphia, Showing the Percentage of African 
Americans in the City 

 

 

Note. Map created by Kwesi Daniels. Source: U.S. Census Bureau, 2016. 
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Figure 2 

Vicinity Map of Philadelphia and Study Area Map of Mantua and Powelton Village 

 
 
Note. Map created by Kwesi Daniels. 
 
 
Figure 3 

Map of University City Showing the Location of Powelton Village and Its Proximity to the 
Mantua Community 
 

 
 
Note. Source: University City, Philadelphia, PA (n.d.). 
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Figure 4 
 
Distribution of African Americans, Asians, and Caucasians in Census Tracts 90, 91 
(Mantua) and 108, 109 (Powelton Village) 

 
Note. Map created by Kwesi Daniels. Source: U.S. Census Bureau, 2016. 
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The affordable housing market in Mantua is under threat as university students 

move in, seeking lower housing costs, and developers build housing to collect higher 

student rent than they can collect from nonstudents in Mantua and other parts of the city. 

The racial difference between the adjacent census tracts where the African American and 

White/Asian populations are located is so dramatic that it demands an evaluation of the 

racial implications of Drexel’s expansion. If the expansion involves creating a university 

community that reflects the racial demographics surrounding the campus, it will displace 

the existing African American population for a predominantly White or Asian population. 

It will also finalize the urban renewal plans that began to push African Americans away 

from communities surrounding West Philadelphia universities in the 1960s.  

Purpose of the Study 

The research question that guided this study was, What is the social impact of 

Drexel University’s expansion on the neighboring communities of Mantua and Powelton 

Village? The fundamental aim of this study is to develop a social sustainability 

framework to examine the social impact of Drexel University’s expansion. This is an 

important task because Drexel University has committed to expand its campus and 

transform the section of West Philadelphia where Powelton Village and Mantua (a 

predominantly African American neighborhood) are located into a vibrant urban 

university district. Drexel University refers to both neighborhoods in its 2012 Master 

Plan and in its 2016 Public Realm Plan; Mantua and Powelton Village communities are 

recognized as “Drexel’s neighborhood” and a part of “University City” (Drexel 

University, 2016, p. 12). The Campus Master Plan states that Drexel is creating an “urban 

campus district distinguished by livability, sustainability, and innovation” (p. 2), with 
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four principles, (a) distinguish Drexel’s campus as a vibrant modern urban university 

district (Figure 5, Map 1); (b) bring the campus to the street (Figure 5, Map 2); (c) draw 

the community together around shared places (Figure 5, Map 3); and (d) expand the 

innovation community (Figure 5, Map 4). 

All four principles and their associated reference maps highlight Drexel’s 

intention to engage the neighborhoods of Powelton Village and Mantua. Although the 

document uses language that alludes to Drexel as a community partner in the betterment 

of the two neighborhoods, the plan neither mentions the history or culture of the two 

neighborhoods as an important characteristic nor states how the transformation will retain 

the existing long-term residents. However, the plan does project that the neighborhoods 

around its campus will be composed of faculty, staff, students, researchers, and others 

who are interested in the “Vibrant Urban University District” that it is creating.  

The Drexel University Campus Master Plan (Drexel University, 2012) reads like a 

marketing brochure, promoting the Powelton Village and Mantua sections as “vibrant 

neighborhoods” (p. 4; Figure 5, Maps 1 and 2). The two captions where the university 

mentions Mantua and Powelton Village speak about how the neighborhoods will be 

transformed to satisfy the university’s needs. The first mention occurs under the heading 

“BUILD A LARGER, MORE ACTIVE UNIVERSITY CITY NEIGHBORHOOD” and 

states that Drexel will introduce “new housing and neighborhood oriented retail choices . 

. . [that] would enhance quality of life in Powelton Village and Mantua, while helping to 

attract top faculty, staff, and students to Drexel” (Drexel University, 2012, p. 5). 

However, they do not mention providing housing for existing residents in Mantua or 

Powelton Village. This information is also located directly beneath the section titled 
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“ENCOURAGE PRIVATE DEVELOPMENT AND INVESTMENT,” with a caption 

that reads, “Student residents, retail, and commercial development can help fund Drexel’s 

academic mission” (p. 5). 

Figure 5 
 
Maps From Drexel University’s Master Plan Overlaid With the City of Philadelphia 
Google Map to Show How Mantua and Powelton Village Relate to the Maps 

 
 

Note. Map developed by Kwesi Daniels by combining Google and the Master Plan Maps.  



17 

Drexel proceeded in demonstrating this through its partnership with Wexford Science and 

Technology, Brandywine Realty Trust (Drexel University and Wexford Science and 

Technology [Drexel and Wexford], 2014; Schuylkill Yards, 2017). These two parts of the 

first principle of the Master Plan show how the university is encouraging a student-

centric development approach in partnership with private developers.  

The second section where Mantua and Powelton Village are mentioned in the 

Master Plan occurs on page 10, inside the caption of the Use Mix map (Figure 5, Map 4). 

The map describes the categories of future uses for the areas around Drexel’s campus as 

institutional, market office/research/hotel, market housing, and prime retail node. It also 

qualifies these uses as a major or moderate presence. While this map does not define 

whose presence is considered major or moderate, page 4 of the Master Plan (Drexel 

University, 2012), under Principle 1, states that the “surrounding neighborhoods” will 

benefit from “Drexel’s presence” (p. 4). Thus, it is clear that the Use Mix map is an 

illustration defining where Drexel University will have a major or moderate presence in 

the future. The Powelton Village section of the Use Mix map is defined as institutional, 

with a moderate presence, market housing with a major presence, and market 

office/research/hotel with a major presence. The top part of the map that flows from 

Powelton Village into Mantua shows that there will be market housing with a major and 

minor presence. The map in the Master Plan was cropped, so I created an overlay with 

Google Maps to show how the Master Plan maps align with the two neighborhoods. I 

made the assumption that the Use Mix Map analysis, in addition to all of the other three 

maps in Figure 5 continues into Mantua due to the increase in student housing being built 

by developers in Mantua. Based on this assumption, along with the promotion of Mantua 
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and Powelton Village as Drexel neighborhoods, as mentioned earlier, the Mantua section 

is projected to be surrounded on the east, west, and south by a major presence of market 

housing.  

As noted earlier, the Master Plan mentions sustainability as one of its frameworks 

for the development of an urban campus district, however, it does not go into detail about 

how this will be accomplished. This necessitates evaluation of the concept of 

sustainability within the context of sustainable development. Sustainable development is 

defined as “development that meets the needs of the present without compromising the 

ability of future generations to meet their own needs” (United Nations, 1987, p. 37). In 

defining this framework, Gro Harlem Brundlant, chair of the United Nations World 

Commission on Environment and Development, emphasized that the idea of needs 

particularly relates to the world’s population of poor people, a defining attribute of many 

of the residents of Mantua. Sustainability is defined as the intersection of economic, 

environmental, and social activities. It is for these two reasons that this research evaluates 

the social impact of Drexel’s expansion to verify whether they are creating a sustainable 

environment for existing residents. The historic link between racism, inequality, and 

urban development in West Philadelphia mandates research into the social aspects of 

Drexel’s development activities to determine whether their contemporary expansion 

strategy will compromise future generations of existing Mantua residents. 

Methodology 

This is a case study that relies on interviews with long-term residents who have 

lived in either neighborhood for 10 or more years. For this research, long-term resident is 

comparable to the terminology used by the city in its Longtime Owner Occupants 
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Program (LOOP) to qualify homeowners who have lived in their homestead for 10 or 

more years (however, this research expands the definition to include residents who may 

also be renters. Business owners (or representatives), Drexel University officials, 

community leaders, government officials, and nonprofit organization representatives who 

have worked in organizations that have been involved in either community for 10 or more 

years were also interviewed. All interviewees are collectively defined as community 

stakeholders.  

The social sustainability framework to assess the impact of Drexel University’s 

expansion into Mantua and Powelton Village was developed through use of the following 

techniques: (a) community stakeholder interviews; (b) documents that local community 

organizations developed to lay out their vision for their respective neighborhoods 

(Community Benefit Agreements, Fair Future Plan, Mantua Transformation Plan, and the 

Powelton Village demographic study); (c) research via Internet websites; (d) analysis of 

spatial and demographic data from OpenDataPhilly (n.d.) and the U.S. Census Bureau 

(2016); and (e) observational analysis using a cultural landscape assessment approach. 

Organization of the Dissertation 

The dissertation is organized into eight chapters which use the social 

sustainability framework to investigate the social impact of Drexel University’s 

expansion into Mantua and Powelton Village. Chapter 1 provides the background of the 

research problem and why it is important to study the social impact of the Drexel 

expansion. Chapter 2, the literature review, provides a discussion of the debates about 

development as a contrast of the neoliberalist approach, valuing financial growth, versus 

development as a humanistic approach based on the position that everyone has a right to 
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the city. Chapters 3 describes the qualitative method that was used to conduct the 

research. Chapters 4 and 5 discuss the relationship between Drexel University and 

Mantua and Powelton Village. These two chapters elaborate on how the West 

Philadelphia universities have urban renewal policies to adversely impact the social 

conditions of the Mantua and Powelton Village communities since the 1960s. The 

chapters conclude with discussions of the current social conditions of West Philadelphia. 

Chapter 6 uses the social sustainability framework to analyze Drexel University’s 

expansion activities, highlighting the impact of small- and large-scale developers as they 

transform Mantua and Powelton to provide student-oriented housing and other amenities. 

Chapter 7 discusses the specific elements of the social sustainability framework 

developed through this research to evaluate Drexel University’s expansion activities. 

Chapter 8 presents implications of this research to assist in preserving Mantua and 

Powelton Village from the forces of development that are currently affecting their 

neighborhoods. Recommendations for additional research are presented. 
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CHAPTER 2 

LITERATURE REVIEW 

Neoliberal Economic Policy 

Urban universities have struggled to address the depressed economic conditions in 

the communities surrounding their campuses for decades. A new model of economic 

development called innovation districts has emerged around the world following 

development of 22@District in Barcelona as the world’s first planned innovation district 

in 2000 (Morisson, 2020). These districts emerged to support the knowledge economy 

(Carrillo et al., 2007; Drucker, 1998). This economy relies on networks that are in close 

proximity to one another in order to spur innovation. Florida et al. (2017) described the 

city as an innovation machine that contains ingredients to produce great creative persons 

such as “Beethoven and Mozart, DaVinci and Michelangelo to Picasso and Warhol, 

Stravinsky, Armstrong and Coltrane, McCartney and Lennon, and Hendrix” (p. 87) and 

that can be tapped to produce the same quality of creative innovation required to spur a 

new economy. American universities in urban areas are pursuing innovation districts as a 

solution to the economic disinvestment that has plagued their cities for generations. The 

district capitalizes on the city’s assets—universities, hospitals, downtown centers, vibrant 

social life, public transit, and density—and transforms the space into a destination for 

innovative entrepreneurs to engage in planned and unplanned networking (Carrillo et al., 

2007; Katz & Wagner, 2014, Pancholi et al., 2015). This is done by encouraging real 

estate development in cities where research universities and technology companies exists, 

in order to attract innovation entrepreneurs. 
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West Philadelphia joins cities across the country that are developing spaces 

around their universities into innovation districts: Detroit (Michigan) and Wayne State 

University; St. Louis (Missouri) and Saint Louis University; and Boston (Massachusetts) 

and Massachusetts Institute of Technology (Economic Innovation Group, 2018; Katz & 

Wagner, 2014; Morisson & Bevilacqua, 2018). However, the innovation district is also 

being viewed as a producer of gentrification (Morisson, 2020; Swyngedouw et al., 2002; 

Vey, 2017) that encourages place-based policies that support the transformation of the 

urban landscape by real estate developers. These place based policies promote developing 

the land with high yield business, in order to maximizing the land value. West 

Philadelphia was designated as an opportunity zone in 2019, which is a place based tax 

incentive policy designed to increased the land value in poor neighborhoods. This new 

designation has negative social implications for residents in poor neighborhoods because 

as the land value increases, renters and homeowners who cannot afford the new cost of 

living are forced to move. These place based incentives are in contrast to the people 

based programs that are tailored to specifically improve the living conditions of the 

people who live in poor neighborhoods, by providing jobs, housing, education and any 

other needs. 

Historically, cities have encouraged financial investment into poor areas with two 

types of tax incentives: place-based incentives and people-based incentives. Place-based 

incentives give a tax break to companies that invest in a geographic location; people-

based incentives provide tax breaks to companies that focus their business strategies on 

providing a direct benefit to the people who live in a specific geographic area (Ladd, 

1994; Layser, 2019a, pp. 433–437; Pinto, 2016, p. 120). As noted above, the Opportunity 
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Zone is a place-based tax incentive and it gives a capital gains tax break to a company for 

relocating its business to an area or investing its capital gains in an investment fund that 

focuses on improving the economic potential of a designated economically distressed 

location. The Opportunity Zones program is the latest financial incentive strategy to spur 

economic growth and redevelopment in cities. It was developed as a component of the 

Tax Cuts and Jobs Acts of 2017. The program encourages companies to fund 

development projects by offering capital gains tax breaks for business activities that are 

performed in specific geographic locations (Eastman & Kaeding, 2019; Internal Revenue 

Services, n.d.). 

 In contrast, a people-based incentive gives a tax break to the same company only 

if the company hires people or contracts with businesses that are from the economically 

distressed area (Eastman & Kaeding, 2019, p. 7). An enterprise zone was one of the 

programs because it provided direct investment dollars to low-income areas as defined by 

census tracts or other geographically defined boundaries. The distinction between these 

two types of incentives is important because, while the influx of capital into lower-

income environments may be viewed positively, the impact on the environment will be 

different (Pinto, 2016, p. 20). 

People-based incentives are designed to improve the conditions of the people in 

the designated environment by providing jobs or encouraging the people who live in 

those environments to start businesses (Ladd, 1994, p. 194). These incentive programs 

can help people to increase their income and reduce their reliance on social service 

programs such as reduced-price lunches for their school children, subsidized housing, 

food, medical expenses, and telephone and transportation assistance. Layser (2019b) 
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argued that, by using techniques such as mind mapping to learn the needs of people in 

poor communities, lawmakers can target investments to the area to addresses their needs. 

For example, if unemployment is an issue, as reported by the people who live in the 

community, investment can be made to companies that hire people. If the people state 

that they need access to specific services such as day care services, laundries, grocery 

stores, or affordable housing, incentives can be targeted to companies that provide these 

amenities (Layser, 2019b, p. 810).  

In contrast, place-based incentives are directed toward improving the conditions 

of the environment; they do not provide direct funding for projects that meet the needs of 

the residents. These programs are linked to gentrification in low-income communities 

because the programs are designed to benefit the wealthy. Since residents who live in 

economically distressed communities do not have capital gains, for which they need tax 

shelters to reduce tax liabilities, it is clear that the wealthy are the focus of the program 

(Layser, 2019a, p. 429). Layser (2019b) argued that place-based investment receives 

bipartisan support because lawmakers can create incentives to improve the economic 

conditions while simultaneously meeting the needs of the poor, such as providing new 

housing and jobs. Unfortunately, place-based programs do not stipulate the types of jobs 

to be created, require existing residents to be hired, or require affordable housing to be 

built. As a result, jobs can be created that are outside of the expertise of the existing 

residents, creating an influx of workers from outside the area. These programs can also 

encourage development of market-rate housing that prices the existing residents out of 

affordable housing, ultimately pushing them away from the city in search of affordable 

housing to rent or purchase (Layser, 2019b, pp. 757–759). People-based and place-based 
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policies emerged in the early 1990s as neoliberalism policies that encouraged the 

financial sector to be engaged in addressing issues that historically had been addressed by 

the federal government.  

Studentification 

This section discusses the debates about “studentification” and its relationship to 

gentrification. The first point addresses the dearth of scholarship focused on 

studentification in the United States. The existing scholarship discusses studentification 

in the context of European universities and rarely acknowledges how it is also 

transforming communities near American universities. The second point focuses on 

studentification as a contemporary strategy to promote racism and classism around 

universities through use of gentrification strategies. The third point investigates the role 

of studentification and its intersection with broader urban development strategies. 

There is extensive research on the impact of gentrification on urban areas; 

however, there is a paucity of information on studentification around American and, 

specifically, Philadelphia universities. Gentrification is characterized by a geographic 

shift in the economic, social, and environmental conditions of neighborhoods, resulting in 

the replacement of lower-income residents by higher-income residents (Kennedy, 2001, 

p. 1). The physical environment is rapidly modified to accommodate the needs of the 

higher-earning population that moves into the area. Housing is either built or renovated 

and new businesses that cater to the new population are established; the infrastructure is 

improved. An increase in police resources emerges to provide protection and to secure 

the public realm for the newly arrived affluent population (Madanipur, 2013).  
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Studentification is an elaboration of gentrification that describes the physical 

transformation of the spaces surrounding university campuses. It explains the way in 

which students, developers, and universities work in collusion to expand campus 

boundaries. These groups create a geography focused on implied and perceived needs of 

students. The space that is created favors the consumption patterns of students and the 

cultural conditions—nocturnal living, social engagement, financial practices, and living 

conditions—that are unique to students (Munro et al., 2009; Munro & Livingston, 2012). 

Sage et al. (2013, p. 2630) found that a neighborhood is recognized as studentified once it 

exceeds a 20% concentration of students. The resulting space is uncomfortable for 

nonstudents because their lifestyle is not compatible with the lifestyles of the students 

(Sage et al., 2013). 

The current literature on studentification focuses heavily on students as 

transformation agents in urban areas who promote establishment of student ghettos 

around universities in European cities and are affecting the way of life for city residents 

(Hubbard, 2008; Sage et al., 2012; D. P. Smith, 2004). Based on research on European 

cities, scholars (e.g., Munro et al., 2009; Munro & Livingston, 2012) have documented 

that student ghettos reduce property values within and around the neighborhoods. They 

argue that students tend to congregate and, as a result, create spaces that are conducive to 

their social needs, which include staying up late, vandalizing property, having loud and 

unruly parties, and showing disrespect to existing residents. Hubbard (2009) noted the 

role that universities and developers have begun to play to attract students to their 

campuses through development of purpose-built housing that caters to the needs and 

desires of students. Although many landlords experience an economic windfall, there is 
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also a negative social cost borne by existing residents when landlords consistently fail to 

maintain their properties. European universities benefit from studentified neighborhoods 

temporarily; however, it is not a good long-term strategy for urban growth because 

students are not permanent residents of the neighborhoods and do not contribute to the 

existing tax base. They are also not very connected about the local community. 

Race or low income as generators of studentification are an outgrowth of 

gentrification (Foote, 2017, p. 1344). N. Smith (2002) argued that gentrification is a 

neoliberal strategy that promotes “new urbanism” development focused on repopulating 

urban environments with White residents and gradually pushing African Americans or 

Latinos out of the neighborhood. However, rather than explicitly stating racialized 

intentions, the city supports “colorblind neoliberal development policies and zoning 

ordinances that encourage free market gentrification, making cities an open global market 

for developers and development” (Hetzler et al., 2006, p. 20). This results in economic 

development that favors developing properties for the “best and brightest” (N. Smith, 

2002) use, creating economic development strategies that are based on land development 

decisions that will yield the greatest financial returns, in spite of the negative impact on 

the social fabric of the existing community (Wolf-Powers, 2005). In the case of urban 

areas immediately around universities, studentification, rather than gentrification, 

emerges as the development strategy. The major difference between gentrification and 

studentification is that the latter focuses primarily on the role of students, rather than 

affluent people, as the gentrifier. D. Smith (2008) described studentification as a special 

form of gentrification. However, there is a conflict regarding how to classify 

studentification, as it can be regarded as a subcategory of gentrification because it shares 
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aspects of the space transformation process found in gentrification (D. P. Smith, 2004), 

whereas Bromley (2006) claimed that it is not gentrification because it does not result in 

improvement of the community. 

There are major concerns about studentification. Students generally live in the 

community only from August to May; because they are renters, they live there for only 

1 to 4 years, which prevents them from connecting to the local neighborhood. There is 

also conflict between schedules as students often have parties at night, which conflicts 

with the sleeping schedules of residents in the communities in which they are renting 

(Bromley, 2006, p. 6). This relationship between part-time residents (students) and full-

time residents presents a problem as they battle over ownership of the living space. 

Residents claim ownership because they live there 365 days a year; students claim 

ownership because of the high level of support provided by the university, including 

heightened security to maintain student safety (D. Smith, 2008). An additional concern 

regarding studentification has developed due to off-campus attacks on students as a result 

of the universities expanding their borders into residential communities. 

It is argued that studentification is a place-based strategy used to prepare 

apprentice gentrifiers to gentrify other similar locales when they leave college (D. P. 

Smith, 2004, p. 87; D. P. Smith & Holt, 2007). Through the process of studentification, 

middle-class students become less apprehensive about moving into and transforming the 

culture and physical orientation of the communities near college campuses (D. P. Smith 

& Holt, 2007). Based on Smith’s rationale, student-based securitized zones will curb any 

racially based student apprehensions about living in the communities adjacent to the 

campus. 
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University Approach to Community Development 

Some scholars contend that the university has a responsibility to improve the 

community through outreach (Alperovitz et al., 2008; Mathie & Cunningham, 2003). The 

research in this area looks at community-based research focused on the needs of local 

communities and challenges to their success (Ferman & Hill, 2004), strategies to use 

community services to improve social conditions (Reardon, 2006), and the use of service-

learning curriculum as a solution to urban social problems (Zimpher, n.d.). The work by 

the UPenn in West Philadelphia is recognized nationally for its success in “neighborhood 

revitalization and off-campus real estate development” (Bromley & Kent, 2006, p 46). 

The university set a precedent for the strategies and universities across the country have 

used them to promote contemporary neighborhood revitalization. In Ohio, the University 

of Cincinnati (UC), the University of Akron (UA), Ohio State University (OSU), and 

Youngstown State University (YSU) used urban revitalization efforts to transform the 

neighborhoods near their campuses. All participated in urban renewal programs in the 

1960s and 1970s and are now pursuing revitalization efforts to address issues of 

dilapidation, crime, and safety. Similar to UPenn and Drexel and their University City 

District (UCD), UA developed the University Park Neighborhood Association, which 

was responsible for outreach and revitalizing the areas around the UA campus. UC 

pursued outreach and revitalization through collaboration with local community 

development corporations, serving on their boards and promoting real estate development 

close to their campus. OSU developed Campus Partners to coordinate revitalization 

efforts between OSU and the city, particularly within the dilapidated neighborhoods 

surrounding its campus (Bromley & Kent, 2006). Reardon (2006) studied 10 universities 
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that were engaged in university-sponsored community revitalization. His findings 

revealed that universities focused most of their efforts on housing and neighborhood 

development, economic growth, and education. 

University Expansion 

The contemporary research on university expansion generally focuses on the need 

for community participation and the impact of gentrification (Bromley & Kent, 2006; 

Cortes, 2004; Ehlenz, 2015; Hirokawa & Salkin, 2010). Cortes (2004) evaluated the 

impact of proximity to an urban university on housing prices, noting that “the proximity 

to major urban universities can affect neighborhood housing markets” (p. 371). A case 

study by Hirokawa and Salkin (2010) examined the sustainability impact of Columbia 

University’s proposed expansion into Harlem. They identified the challenges associated 

with pursuing sustainability within universities, including competing objectives between 

the university and the local community, and the cost and benefit of gentrification.1 From 

a sustainability perspective, the emphasis is placed on universities respecting a 

fundamental tenet of sustainable development, which is community participation in the 

decision-making processes that will affect their neighborhoods (Hirokawa & Salkin, 

2010, p. 670). The difficulty with Hirokawa and Salkin’s research is that it evaluates 

Columbia University’s expansion as an outside observer, without discussing how their 

research could be used either to empower the community to influence the university or to 

 
1Hirokawa and Salkin (2010) noted that gentrification can be beneficial to local communities by 

bringing in a new economic base and pushing out undesirable businesses and people. They also acknowl-
edged that the drawback to gentrification is that it also pushes out desirable businesses and people who 
contribute to the cultural fabric of the neighborhood. 
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influence the university to be more responsive to the community. It is not action oriented 

and does not provide further guidance. 

Hirokawa and Salkin’s research recognizes the difficulty with defining 

sustainability, acknowledging that, while it encompasses environmental, economic, and 

social equity responsibility, it does not provide a formula for assessing the correct 

combination of each element to create sustainable development. The researchers noted 

that sustainability must incorporate all three elements in order to diverge from “business 

as usual” strategies, which emphasize a singular concern, such as economic growth, at the 

expense of environmental and social concerns. Sustainability is recognized as a strategy 

that engages a pluralist approach, which recognizes the engagement of diverse voices and 

issues to produce change (Hirokawa & Salkin, 2010, p. 646).  

Sustainable Development 

In 1986 the United Nations defined sustainable development as “development that 

meets the needs of the present without compromising the ability of future generations to 

meet their own needs” (United Nations, 1987, p. 41). Since that time, researchers have 

explored the numerous aspects of this definition, giving particular attention to two of its 

most important concepts: needs of the poor and the limitation of resources; these 

elements are elaborated on in the report. Three elements emerged as the structure for the 

sustainable development argument: economics, environment (which deals with resource 

availability), and society (which deals with the needs of people, specifically the poor; 

Basiago, 1995). Despite the convergence of these three elements, the social aspect is 

often the least developed in sustainability initiatives (Cuthill, 2010; Davidson, 2011; 
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Valance et al., 2011) due to the difficulty in finding consensus when defining social 

sustainability (Kierstad & Leach, 2008). 

Polese and Stren (2000), in their research on social sustainability in cities, defined 

socially sustainable development as  

development that is compatible with harmonious evolution of civil society, 
fostering an environment conducive to the compatible cohabitation of 
culturally and socially diverse groups while at the same time encouraging 
social integration, with improvements in the quality of life for all segments 
of the population. (pp. 15–16) 

In this definition, the idea of harmony and integration of diverse segments of society is 

emphasized. Polese and Stren recognized that social sustainability occurs when society is 

improved in concert with diversity, as opposed to sacrificing diversity. Basiago (1999), in 

his research on social sustainability in planning, defined it as “economic growth 

constrained by the requirements of social equity” (p. 153). Basiago introduced the idea of 

equity as a delimiter for economic growth. Colantonio and Lane (2007) noted that  

social sustainability refers to the personal and societal assets, rules and 
processes that empower individuals and communities to participate in the 
long term and fair achievement of adequate and economically achievable 
standard of life-based on self-expressed needs and aspirations within the 
physical boundaries of places and the planet as a whole. (p 7)  

Colantonio and Lane spoke to community agency supported by larger societal processes 

as a requirement in the development process.  

These three definitions demonstrate the variety and points of emphasis that 

various scholars place on the idea of social sustainability. Despite the many themes, there 

is consensus among scholars regarding ideas of equity, economics, livability, and 

democracy (Basiago, 1995, 1998; Colantonio & Lane, 2007; Enyedi, 2002; Littig & 

Griesler, 2005; Omann & Spangenberg, 2002). 
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These elements can be organized based on concrete structures (housing, social 

amenities, attractive environment, and walkable neighborhoods) and abstract constructs 

(quality education, social justice, social capital, culture, and community; Bramley & 

Power, 2009; Chan & Lee, 2008; Dempsey et al., 2011; Littig & Griessler, 2005; Meegan 

& Mitchell, 2001). Thus, creation of a socially sustainable society recognizes the inherent 

responsibility of communities to share physical and abstract elements within them to 

ensure long-term viability of everyone in the community. As Polese and Stren (2000) 

noted,  

To achieve social sustainability, cities must reduce both the level of 
exclusion of marginal and disadvantaged groups, and the degree of social 
and spatial fragmentation that both encourages and reflects this 
exclusionary pattern. Social sustainability, in this respect, may be seen as 
the polar opposite of exclusions. (p. 16) 

Social sustainability is an important concept in this research because, as was 

noted earlier, university development strategies are using neoliberal policies to promote 

gentrification and studentification. Both of these strategies marginalize the existing 

resident populations around universities. However, sustainable development demands 

that existing populations be integrally involved in the development process of their 

communities in order to produce equitable development outcomes.  

Just Sustainability 

Scholars such as Agyeman et al. (2003) have explored the idea of equity within 

sustainability, particularly the “just” allocation of resources in public space. The idea of 

“just” sustainability has emerged as the fourth element of sustainability, which argues for 

equitable distribution of resources. This component of sustainability is important because 

“inequality within societies effectively excludes large proportions of citizens from a 
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sense of citizenship and collective responsibility” (Agyeman et al., 2003, p. 324). They 

also recognized that meeting the needs of the poor and resource availability—

fundamental elements of sustainability defined in the Brundtland report—cannot be 

attained by all if the divide between the haves and have nots grows broader (Agyeman et 

al., 2003). Concerns about exclusion and displacement raised by community residents 

when their neighborhoods are experiencing any quality of gentrification undermine all 

efforts for social sustainability. One of the arguments made by researchers—high resident 

turnover—is an indication of lower social sustainability of an area (Bramley & Morgan, 

2003; Bramley & Power, 2009; Forrest & Kearns, 2001; Silburn et al., 1999; Wilson & 

Taub, 2006). The development of indicators is necessary to understand whether a 

development project is producing social sustainability outcomes. 

Social Indicators 

According to Keirstead and Leach (2008), local governments develop and assess 

urban sustainability indicators (USIs) to assist in guiding policy decisions; however 

development of the indicators is generally aligned with the measurability and relevance 

of the indicators to existing policies. Because this approach is based on policy 

requirements, the indicators are not designed to measure the social sustainability needs of 

residents. Another strategy used to assess the social sustainability of a development 

project is that of prescribed indicators. Boeing et al. (2014) found that prescriptive social 

sustainability indicators may not be an appropriate measure for all communities. Their 

analysis of Temescal, California, found that the residents defined the livability of their 

neighborhood in ways that were contrary to those specified in the Leadership in Energy 

and Environmental Design-New Development (LEED-ND) criteria, which the city used 
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to assess the social sustainability of the community. They concluded that prescriptive 

measures are useful tools to create more sustainable neighborhood designs; however, the 

views on livability may differ depending on years of tenure in the neighborhood. 

McKenzie (2004), in his research on social indicators, found that developing social 

indicators at the local level produces the best indicators and definitions for social 

sustainability. Because of the unique challenges at the local level, predetermined 

definitions and indicators can produce results that do not accurately assess the social 

sustainability needs of a community. His research revealed that preconceived information 

often establishes the information that is used to develop indicators and metrics. The 

indicators are presented to community members for approval without consulting 

members of the community (McKenzie, 2004, p. 17). The three methods of developing 

indicators to assess the social sustainability of development projects mentioned 

previously—lawmaker policy requirements, third-party programs that use predetermined 

indicators, or preconceived notions of the community needs—fail to provide indicators 

that can evaluate accurately the impact of development projects from a resident’s 

perspective. This research builds on the existing literature by advancing the scholarship 

about the social dimension of sustainability, particularly the sustainability of urban 

communities near universities, because universities should assess their impact to improve 

the relationship between themselves and the communities adjacent to their campuses 

(Gavazzi, 2016).  
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CHAPTER 3 

RESEARCH METHODOLOGY 

Type of Research 

The research question that guided this study was, What is the social impact of 

Drexel University’s expansion on Mantua and Powelton Village? This question was 

addressed by developing a community-based framework to evaluate Drexel University’s 

expansion activities. Drexel University in its 2012 master plan outlined its strategy to 

expand its campus sustainably and convert West Philadelphia into a technology hub—a 

form of innovation district. The section of West Philadelphia where Drexel University 

and Mantua and Powelton Village (adjacent neighborhoods) are located is classified as a 

Promise Zone and an Opportunity Zone. Large- and small-scale real estate developers are 

purchasing property in these two communities and developing it in a way that has been 

inconsistent with the desires of these two neighborhoods.  

Based on the social sustainability literature, it is imperative to speak with 

residents to develop social sustainability indicators that can respond to their needs and 

evaluate the impact of real estate development in their community. I spoke with the 

residents about what they thought was important and, based on their feedback, I created 

an inventory of tangible and intangible social conditions that should be considered when 

evaluating the impact of university expansion activities. 

Research Method 

I used a qualitative methodology to conduct research on the social impact of 

Drexel University’s expansion on Mantua and Powelton Village. Methods included 
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structured interviews, semistructured interviews, and an observational analysis that 

utilized a cultural inventory analysis process. A cultural inventory analysis involves 

looking at historic documents to understand the history of a community, analyzing 

historic photos to understand how a community has changed over time, and analyzing the 

physical landscape of the community to determine the assets that define the culture of the 

community. This strategy of evaluating a community provides the researcher an in-depth 

understanding of the community that can be used to develop social sustainability 

indicators. 

The interviews were conducted to receive feedback from the long-term 

community residents about the social impact of Drexel University’s expansion into the 

Mantua and Powelton Village communities. The feedback from the interviews was used 

to develop social impact indicators. Responses from 44 people located in or near these 

two communities were recorded. The timeline of the research is summarized in Table 1. 

Structured Interviews 

The structured interviews were conducted in the Lancaster Avenue business 

district by approaching business operators directly. The questions were designed to allow 

the residents to communicate their feelings about the tangible and intangible elements of 

Mantua and Powelton Village in order to understand the assets of the two communities. 

This was done to understand the elements that the community residents deemed valuable, 

as these are the things that would affect residents negatively if they were destroyed or 
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Table 1 
 
Research Timeline, February 2017 to February 2020 
  
 
 Time period Activity 
  
 

  
 
 
 
or positively if they were enhanced by economic development activities. The strength of 

this approach was that I gained appreciation for the community from the vantage point of 

the long-term residents. 

Semistructured Interviews  

The semistructured interviews were designed to produce a dialog with 

strategically selected people in order to determine their feelings about the social impact 

February 2017 to May 2017 Conducted field observations and structured 
interviews 

May 2017 to January 1, 2019 Transcribed interviews and conducted historical 
research on Drexel University, Mantua, and 
Powelton Village 

January 1 to 2, 2019 Conducted field observations around Mantua and 
Powelton Village 

January 3 to January 25, 2019 Transcribed data and recorded results 

January 26 to 27, 2019 Conducted field observations around Mantua and 
Powelton Village 

June 30 to July 7, 2019 Conducted field observations around Mantua and 
Powelton Village and conducted semistructured 
interviews with long-term residents 

July 8, 2019 to February 2020 Transcribed semistructured interviews and recorded 
the results  
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of Drexel University’s expansion. For these interviews, participants were asked one 

question: “What is the social impact of Drexel University’s expansion on your 

community?” Follow-up questions were asked of the interviewees based on their 

response to that question. The flexibility of the semistructured interviews allowed me to 

gain insight into other aspects of the two communities that were not revealed in the 

structured interviews. The first set of semistructured interviews occurred on Lancaster 

Street between 37th and 36th Streets. The second set occurred along the sidewalks and on 

the porches of homes throughout Powelton Village and Mantua. For each interview, I 

introduced myself as a doctoral student from Temple University and asked whether the 

person would be interested in being a part of the research. Once participants agreed, they 

received a copy of the research protocol, which I read to them. After reviewing the 

protocol, participants were asked, “What do you feel is the social impact of Drexel 

University’s expansion on the Mantua and Powelton Village communities?” 

Field Observations and Interviews 

The field observation data and interview data for this study were collected over 

the course of four time periods organized by when I lived in Philadelphia and when I 

moved from Philadelphia. The first period occurred from February 2017 to May 2017, 

when I lived in North Philadelphia. I was able to visit West Philadelphia freely during 

this time frame. The second to fourth periods occurred from January 1 to 2, 2019; 

January 26 to 27; and June 30 to July 7, 2019. These time periods were significantly 

shorter than the first time period because I traveled back to Philadelphia and was able to 

stay in the city for only a short amount of time. 
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The first period, February 2017 to May 2017, involved interviewing residents 

around Drexel University. The second and third periods involved collecting observational 

data around Mantua and Powelton Village. The observational data included 

photographing important sites mentioned by interviewees and photographing signs of 

expansion. Signs of expansion included elements that showed Drexel University’s 

informal boundary, such as flags and blue emergency phones. Expansion activities 

included the presence of students (For Rent signs, abundant amounts of trash, bicycle 

parking stations), restaurants and retail establishments, Drexel University police and 

UCD security personnel, and new construction activities. The period of June 30 to July 7, 

2019, was devoted to interviewing residents around Mantua and Powelton Village. In 

addition to the previously noted field observations, I utilized Google Street View® to 

conduct virtual field observation. 

On the Google Maps website, one can view Philadelphia neighborhoods using 

Google Street View (GSV) photos, which captured the changes around West Philadelphia 

from 2007 when Google began to offer GSV as a service to Google Maps, through 2019, 

the date of the most current photo. Because the photos were captured at different time 

increments between 2007 and 2019, this process was very useful for conducting repeat 

photography analysis (RPA). This analysis method involves comparing photos from 

different time periods to determine how things have changed. GSV and RPA were helpful 

in understanding the changes along the 34th Street corridor from the 34th Street Bridge to 

Market Street, where extensive development has occurred. Without GSV, I would not 

have been able to conduct this analysis for older time periods, since I did not begin the 

research until 2017.  
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GSV was also used to view the street changes in Mantua before the current real 

estate development began. This process was useful because it allowed me to compare the 

historic GSV photos from 2007 with on-the-ground photos that I collected when I visited 

Philadelphia and it allowed me to verify the construction projects that were listed in the 

new permit datasets that I downloaded from OpenDataPhilly. The combination of 

OpenDataPhilly, Google Street View, and my own observations allowed me to develop a 

clear understanding of the changes that are taking place in Mantua and Powelton Village. 

GSV allowed me to view conditions that residents discussed with me in my interviews 

but were no longer around when I began my research. For example, I located old murals, 

historic sites, the University City High School to understand how the streetscape and 

architecture in West Philadelphia have changed in the past 13 years. Analysis with the 

GSV provided an invaluable street-view experience that would not have been possible 

prior to 2007. 

Research Design 

Phase 1: Spatial Analysis of the Neighborhoods Around Drexel 

Step 1: I collected census data, current and historic photographs, and maps to 

determine how the area around Drexel University has changed since African Americans 

began living in West Philadelphia. U.S. census data using 10-year intervals starting from 

1940 and ending in 2010, and American Community Survey demographic data for 2015, 

2016, 2017, and 2018 were also collected. The overall boundaries of the census tracts 

stayed the same; however, the naming convention was different for years 1940–1960 

(census tracts, 24-D, 24-E, 24F, & 24-I) and for years 1970–2018 (census tracts 90, 91, 

109, & 108). The following demographic data were collected: race and median household 



42 

income to understand the historic and contemporary racial and economic conditions in 

Mantua and Powelton Village. OpenDataPhilly was used to collect the following social 

sustainability shape file data: vacant housing, vacant lots, L&I permit data (for new 

construction information in Mantua and Powelton Village), historic sites in Philadelphia, 

modes of transportation, municipal services, and lots (to locate the churches around 

Mantua and Powelton Village. 

Step 2: Microsoft Excel and ArcGIS was used to analyze the census tract data and 

the OpenDataPhilly in order to communicate how Powelton Village, Mantua, and Drexel 

University have changed over the years. Photographs were analyzed using RPA to 

determine how Drexel University and the neighborhoods around it have changed since 

2007. I was looking specifically for changes to murals, the architecture, building 

characteristics, the heights of new buildings, examples of development activity that 

respect the existing environment and activities that disrespect the environment. I also 

evaluated changes in the density in the neighborhoods over the years. 

RPA is a component of cultural landscape assessment that provides a process of 

investigation that can be conducted efficiently and quickly and provides a strategy to 

assess the current impact on the communities. It provides a mechanism for assessing the 

tangible and intangible impacts of development and is a useful tool to assess the 

consequential changes in Drexel University’s expansion goals. It provides a mechanism 

to preserve community assets in the midst of development, it provides the opportunity for 

state protection of critical cultural artifacts, and it can become an economic engine for the 

benefit of existing residents. 
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 I used the cultural landscape assessment process to capture the current conditions 

of Mantua and Powelton Village by walking through the areas and collecting notes and 

photos showing the conditions of the housing, businesses, and street quality in these 

neighborhoods. I gave particular attention to clear examples of university expansion into 

these communities, for example, to signs showing “Students Only” rental signs, restricted 

parking regulations, buildings under construction, buildings constructed with styles that 

do not respect the existing architecture, and Drexel University flags. 

The cultural landscape assessment begins with an integrity analysis, which 

investigates the seven criteria about the impact of development on a cultural resource. 

These items help to establish the baseline for evaluating the social impact of the 

development activities on neighboring communities. Not all criteria may be applicable to 

every environment; however, they provide the dimensions for documenting, tracking, and 

assessing the change. 

Location 

This criterion relates to the physical position of residents and cultural resources 

within a community. This is a geographic analysis of the area that involves creation of a 

map showing the existing conditions. This helps to develop the social sustainability 

indicators by highlighting the location of the community assets and showing how the 

community is positioned in context with its surroundings. Resident displacement is a 

social sustainability concern, particularly because residents may lose access to 

community assets such as their place of worship, cultural sites, and transportation. 

Mapping the current location of the environment provides a baseline to measure what 

residents have lost or gained. 
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Design 

Design relates to the architectural style of the buildings, the spatial organization 

of the neighborhood, and vegetation that constitute the tangible character-defining 

features of the community. This criterion relates to the changes in building types, spatial 

layout of the neighborhood, and the overall character of the neighborhood. By focusing 

on the design and architecture of the community, unique character elements that structure 

how people operate in their community become clear. This criterion helped me to 

recognize the lack of regard for the existing neighborhood character by developers and 

the breakdown in social engagement through elimination of the porch as an architectural 

feature. By recording these features, anyone who measures the changes can note the 

appearance, disappearance, or replacement of these elements. 

Setting 

The neighborhood type refers to the demographic and social composition of the 

neighborhood. It examines elements such as whether the neighborhood is a single-family 

or multi-unit neighborhood; high, medium, or low density neighborhood; and affordable 

housing or market-rate housing. This criterion relates directly to the impact of 

development on the composition of the neighborhood. The measurement of this criterion 

focuses on tracking how the neighborhood is changing and evaluating who is benefiting 

from the change. For example, if the neighborhood is being converted from a single-

family neighborhood into multi-story, multi-unit neighborhood, as some streets in 

Mantua are, then the housing is contributing to an increase in neighborhood density and 

possibly a change in the racial, ethnic, or economic characteristics of the neighborhood. 
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By recording the changes as they happen, one can quickly assess how the community is 

being transformed to accommodate existing residents, students, or wealthy residents,  

Workmanship 

This criterion focuses on the quality of construction employed in the erection and 

adornment of buildings in the neighborhood. The criterion can be tracked by comparing 

new buildings to existing buildings. Mantua and Powelton Village have many buildings 

that were built more than 50 years ago. Many have extensive outside ornamentation. A 

visual analysis of the new buildings in contrast to the old ones provides a way to track 

whether the workmanship is improving or diminishing.  

Material 

Material, such as a pallet of construction components used to assemble buildings, 

define pathways, and establish wayfinding elements comprises this criterion. It involves 

tracking the types of materials used on the buildings and roadways and noting when the 

materials change. For example, most of the buildings in Mantua were made of brick and 

stone but many of the new buildings are made of stucco and metal. This criterion is 

measured by tracking the changes and noting whom the changes are benefitting.  

Feeling 

This criterion focuses on the immersive experience of the culture or traditions of 

the environment. For Mantua and Powelton Village, this is measured primarily through 

conversations with residents, attending community events, and immersing oneself in the 

community. Block parties are one of the major immersive experiences in Mantua. These 

are tracked through the city permitting process and can be measured based on changes in 

the frequency of their occurrence. 
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Association 

This criterion focuses on the cultural orientation of the environment established 

through local imagery, neighborhood names, and activities affiliated with the 

neighborhood. The criterion results in recording historic sites, famous individuals, and 

any other elements that are related to the neighborhood. This criterion can be used to 

track the appearance or disappearance of identifiers to the community. For example, 

Mantua marked the entrance and exit to its community with signage signifying. It has 

numerous murals that speak to the history of the neighborhood. This criterion involves 

tracking the elements that define the neighborhood and noting whether they change. 

Phase 2: Evaluation of the Communities Around an Expanding University 

In Step 1, semistructured and structured interviews were conducted with Mantua 

32 residents and 12 Powelton Village residents to understand the perceived social 

sustainability needs of the community residents and expansion plans of the university.  

Step 2 consisted of interview analysis. Once the above interviews were 

completed, a content analysis was conducted to gain in-depth views of Powelton Village 

and Mantua community stakeholders’ views about Drexel University’s expansion. The 

content analysis looked for comments that discussed one of the seven cultural landscape 

elements described above. 

 Step 3 involved examination and evaluation of Drexel University’s current and 

proposed expansion plans to understand whether they address the needs of the existing 

residents or discuss elements of the plans that the residents prepared for themselves. The 

results from the structured interviews were used to evaluate the alignment of Drexel 



47 

University’s current and proposed expansion plans with the social sustainability needs of 

the local community, based on the community’s stated goals in their planning documents. 

Four types of participants were interviewed for this study: (a) local residents, (b) 

business owners, (c) community leaders, and (d) university officials. I approached 

residents via sidewalk conversations, in home visits, or at community events. To recruit 

business owners, I walked into the local businesses and spoke with the owners or 

managers on duty. Based on referrals from participants or results of Internet searches, I 

chose and contacted local leaders, university officials, and developers by calling their 

offices or emailing. I identified participants by snowballing—obtaining their names from 

other interviewees. 

Research Geographic Boundaries 

The geographic boundaries of this research are shown in Figure 6. I conducted 

this study in Philadelphia, Pennsylvania, in the Mantua and Powelton Village 

communities of West Philadelphia. The boundaries for the study commenced at the 

intersection of Lancaster Avenue and North 34th street and went north along North 34th 

Street. At Powelton Avenue, the boundary went east toward North 31st Street. At North 

31st street, the boundary turned north and continued along North 31st street until it turned 

into Mantua Avenue. It continued along Mantua Avenue to Parrish Street. At Parrish 

Street, it went west to North 40th Street. At North 40th street, the boundary went south 

along Lancaster Avenue and ended at North 34th Street. Powelton Avenue divides the 

two communities of Mantua and Powelton Village, with Mantua situated north of 

Powelton Avenue and Powelton Village situated south of Powelton Avenue. 
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Participants in the study were required to have lived or worked within the 

boundaries of Mantua and Powelton Village for 10 or more years. I spoke with elected 

leaders based on whether their political boundaries captured either the entire section or 

portions of Mantua and Powelton Village. Nonprofit organization representatives who 

worked in Mantua and Powelton Village were not required to live in the community so 

long as the organization had served in the community for 10 or more years. The time 

period was selected to ensure that selection of those who had lived or worked in the area 

long enough to recall with finer accuracy the physical and social conditions of the 

neighborhoods prior to the major redevelopment and displacement of residents. The 

 
 
Figure 6 
 
Vicinity Map (Left) and Study Area (Right) 
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10-year time frame corresponds with the City of Philadelphia’s criteria for long-term 

occupants used in the Long-Term Owner Occupant Program.  

Participant Recruitment 

I arranged the dates, times, and locations for the interviews via face-to-face 

meetings, e-mails, or telephone calls with each participant. The setting for the interviews 

depended on whether they were impromptu or scheduled interviews. I conducted 

impromptu interviews in the location where I approached the person and conducted 

scheduled interviews in a mutually agreed location. Participation was solicited from 

persons who lived or worked in Mantua and Powelton. The interviews were conducted on 

the public streets in the City of Philadelphia, particularly along Lancaster Avenue and 

throughout Mantua and Powelton Village, including on the porches of the residence of 

the participant or inside the home.  

Prior to beginning the interviews, I e-mailed or provided in-person instructions 

regarding the purpose of the research. These instructions informed the participant that the 

research would be used to develop an assessment tool to evaluate the alignment of 

university expansion goals with the needs of local community residents surrounding 

Drexel University. I informed all participants that the intent of the research was to 

determine the key factors that should be evaluated when measuring the social impact of 

Drexel University’s expansion on the Mantua and Powelton Village communities. 

Participants were informed that their participation was completely voluntary, that they 

were not obligated to continue if they desired to stop, and that their participation in the 

study would not be disclosed to anyone.  
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All participants were coded to protect their identity and were notified that their 

comments would be kept anonymous. Their responses to the questions were anonymized 

to protect their identity. Some participants volunteered to provide contact information. 

All contact information was retained for follow-ups to the research and to share the 

results once the research was finished. A summary of the research will be provided to 

participants who voluntarily provided their contact information. All participants signed 

the consent agreement, and no payment was issued to participants for participating in the 

study. 

Instrumentation 

Interviewing is the best approach for gaining in-depth insight into how people feel 

about a situation (Denzin & Lincoln, 2008; Gray, 2013; Opoku et al., 2016); the goal is to 

collect data that capture the points of view of a sample of the population of the study area 

(Gray, 2013). Interviews allow the researcher to develop a personal connection with 

respondents as they are answering questions by viewing their body language; the 

interviewer may ask follow-up questions to clarify ambiguous or incomplete responses.  

Interviews are classified as structured, semistructured, or nonstructured. I used 

structured and semistructured items for this study. Structured interviews are useful for 

organizing responses and are the easiest method for analyzing data. Semistructured 

interviews are also useful for organizing responses, and they allow for greater flexibility 

in responses. Nonstructured interviews provide the greatest flexibility for data capture 

and are the most time-consuming method for data analysis when there are multiple 

questions (Gray, 2013). One of the concerns about interviews is how to arrive at an 

adequate sample. Unlike quantitative data collection methods, the sample is not a 
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proportionate sample of the overall population. In a qualitative study, only 12 interviews 

are necessary to collect a representative sample of data from a homogenous group 

because, after 12, the subtopics in each interview become repetitive (Guest et al., 2006).  

Informed Consent 

All participants were provided an informed consent form, which discussed the 

parameters of the research. This form was developed for the following reasons: (a) to 

ensure that the research aligned with all rules and regulations established by the Temple 

University Internal Review Board (IRB), (b) to ensure that all of the residents understood 

the requirements and purpose of the research, (c) to ensure that all participants had my  

contact information and could contact others who could answer any questions regarding 

the research, (d) to ensure that participants understood how the research would be used, 

and (e) to assure them that their identity would remain anonymous. The informed consent 

was based on the “INVESTIGATOR GUIDANCE: Informed Consent (HRP-802)” 

regulation document provided by the Temple University IRB. It informed participants 

that the consent gave me the right to use the results of the data collected in any 

publications so long as I did not divulge their identity. 

Nature of the Data 

The data for this study were both primary and secondary, qualitative and 

quantitative. The primary data came from speaking with residents surrounding Drexel 

University and my observations as a researcher. The current changes that are taking place 

may result in many of the residents no longer living in the community in the next 10 to 15 

years. Gathering primary data from the existing residents via interviews and personal 

observation allowed me to document the social culture of the people living in Mantua and 
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Powelton during this time. The attitudes and perceptions of the residents are encapsulated 

in this research for future generations to learn about the lives of the men and women who 

call Mantua and Powelton Village home. 

The secondary data came from Internet searches, documentaries about historic 

and contemporary events about Mantua and Powelton village, the Temple University 

Library Archives, review of historical documentation about Mantua and Powelton 

Village, and newspaper articles. This was useful in understanding the relationship 

between historical and contemporary challenges that the residents of Mantua and 

Powelton have confronted.  

Useful data were collected from community residents who addressed concerns 

about the changes in the racial composition of the neighborhood, lack of respect for the 

long-term residents by students and people moving into the neighborhood, increases in 

property taxes, and the proximity of the neighborhood to all parts of the city. Some of the 

most significant data related to the history of Mantua, the impact of community leaders 

on the city and the nation, and personal experiences of loss in the face of development. 

One resident discussed the health damage suffered in a fight to have the city return 

property after it had been taken under the eminent domain law; another shared the 

experience of being displaced from their apartment when the owner sold it to a developer; 

and multiple residents spoke about encounters with police (from being harassed for 

drinking a beer on the porch to being forced to more the car to accommodate a student. 

This type of data reveals the human experiences of living in an environment that is being 

transformed. It uncovers the pain associated with losing a neighborhood to developers 
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and the fight to keep a neighborhood from being taken by developers. These data are 

about the pride of growing up in Mantua. 

Transcription of Data 

I transcribed the data collected from the interviews by listening to the recordings 

of the interviews and typing the conversations into transcripts. The data were coded based 

on the extracted data from the content analysis; I assigned each participant a unique name 

that would maintain anonymity. Once I had finished transcribing the interviews, I 

analyzed the content to identify unique and similar themes for all participants. The 

transcribed elements are summarized and presented in the results chapter. 

Humanization 

As a social researcher, it is essential to humanize oneself to the communities 

where one works. “Humanizing research is a methodological stance which requires that 

our inquiries involve dialogic consciousness-raising and the building of relationships of 

care and dignity for both researchers and participants” (Paris, 2011, pp. 139-140). All 

communities operate in accord with the conditions that define their environment, and the 

way in which they engage with those conditions is not unique. The members of any 

community will respond to the impulses of their environmental conditions in a way that 

they deem to be appropriate for their situation. When outsiders enter these communities, 

there is a tendency to impose beliefs that are formulated in response to the conditions of 

their own experiences. When the outsider is a researcher, the researcher’s beliefs 

influence the approach to the environment and how the researcher views how people 

engage with their environmental conditions. Although Mantua is a predominantly African 

American community and I am an African American man, I am an outsider to Mantua. 
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Although Powelton Village has become transformed into a student enclave of Drexel 

University and I am a student at Temple University, I am an outsider to Powelton 

Village. Because I am an outsider, I chose a humanistic approach to this research to 

improve my ability to relate to the residents of the two communities.  

African American communities, other communities of color, and impoverished 

communities are often marginalized by media outlets and other outsiders who report on 

the conditions in their communities. Too often, these communities are measured based on 

the amount of crime, poverty, and degradation that plagues the community. The people 

are victimized, which can result in a researcher approaching the community with a 

skewed understanding of conditions. Humanizing research is a methodological approach 

to research that seeks to break down the conditions of oppression and colonization that 

are imposed on marginalized communities. As Django Paris (2011) noted, humanizing 

research attempts to “end the colonizing inquiry of looking for deficits in the cultures of 

oppressed communities, of treating participants like subjects, of pretending like our 

relationships with them did not change us, of seeking to take but not give” (p. 147). It 

acknowledges the troubled historic power relationship between the researcher and the 

subject and seeks to equalize it.  

Because I was a representative of Temple University, many of the people with 

whom I spoke with were reluctant to participate in any type of university-related 

research. The three major universities in Philadelphia, (Temple University, UPenn, and 

Drexel University) have a contentious relationship with the communities of color 

surrounding their campuses.  
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The process of humanizing myself to conduct research in Philadelphia began 

before I started my first class at Temple University. I selected Temple to pursue the 

doctorate because a public housing development was located between the regional rail 

train station and the entrance to the campus and Gladfelter Hall, the building where the 

Department of Geography and Urban Studies was housed. I believed, at the time, that 

studying at a university whose faculty had to pass by a public housing development 

everyday meant that they would be sensitive to the needs of the community residents 

outside the gates. Next, I chose to move my family to North Philadelphia, blocks outside 

of the patrol boundaries of the university, so I could understand the challenges and 

opportunities of living in Philadelphia. My family and I joined the local YMCA, 

participated in block parties, enrolled our children in summer camps, walked throughout 

the neighborhood, played in the neighborhood parks, regularly swept our street and 

shoveled snow, attended Capoeira classes in the neighborhood community center, utilized 

social services, and frequently volunteered at a local urban garden in North Philadelphia. 

Individually, I attended community meetings in North Philadelphia at the Church of the 

Advocate, RCO meetings at the Kingsessing Community Center in Southwest 

Philadelphia, and university/community meetings at the University of the Sciences. When 

I started this research, I attended community meetings at the United Lutheran church in 

Mantua while they were pursuing zoning changes, participated in community clean-ups 

in Mantua, walked every street of Mantua and Powelton Village multiple times, and slept 

overnight in the 30th Street station. Often, when I did this, I wore a bow tie, dress shirt, 

vest, slacks, and dress shoes. The last time I was in Philadelphia, conducting field 

research during the July 4th weekend, I shed my normal attire for sneakers, T shirt, and 
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pants. Through humanizing myself to Philadelphia and Mantua and Powelton Village, I 

was exposed to the cultural fabric of the neighborhoods. Long-term residents shared the 

locations and narratives of undocumented cultural sites and they helped me to understand 

the traditions that make their community unique.  
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CHAPTER 4 

PHILADELPHIA HISTORY PART 1: WEST PHILADELPHIA 

UNIVERSITIES AND THEIR NEIGHBORS 

Background of Drexel University 

Drexel University was established in Philadelphia in 1891 as a small, private, 

nondegree-granting institution (Drexel University, 2020a, para. 3). Since that time, it has 

grown in size, with three campuses in Philadelphia and satellite sites throughout the 

region. It competes with Temple University and UPenn as one of the three largest 

educational institutions in a city that houses 21 colleges and universities.2 Given its 

enrollment of 24,190 students,3 its position as one of the top employers in the city,4 and a 

major promoter of economic development in the region,5 Drexel University is recognized 

as a major economic engine for the City of Philadelphia. Over the years, it has purchased 

large tracts of land in adjacent neighborhoods to expand the camps and stay aligned with 

the economic growth of other parts of the city (Drexel Institute of Technology, 1964; 

Palmer, 2009). Land acquisition was made possible through policy, particularly the 

Philadelphia Urban Redevelopment Law of 1945, which gave Drexel permission to 

expand into areas that are “generally characterized by physical, social, and economic 

conditions such as to warrant renewal action by the City Redevelopment Authority” 

 
2Drexel is one of 45 colleges and universities in the greater Philadelphia and South Jersey area 

(ThoughtCo , 2019). 
3Drexel University, 2020a. 
4In 2013, technical.ly/Philly used Pennsylvania State data to rank Drexel University 14th among 

city employers. The University of Pennsylvania and Temple University were the only universities ranked 
higher, at 3rd and 8th, respectively (Technical.ly, 2013). 

5Giankaris, 2012. 
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(Drexel Institute of Technology, 1964, p. 2). Much of the housing around the campus, 

particularly in the poorer neighborhoods, remained in a state of deterioration and 

dilapidation for decades. The current low property values and financial incentives are 

encouraging contemporary urban renewal (Palmer, 2009). 

A 2012 report by Kitchen & Associates (2012) noted, “The demand for housing in 

neighborhoods surrounding [Drexel University] will continue to grow, primarily for 

graduate student housing” (p. 64). Residents in the neighborhoods adjacent to the 

university are concerned about the current population growth and increased residential 

development throughout the city, the expected increase from 23,500 to 34,000 students 

by 2021 (Drexel University, 2012a, p. 23), the current lack of on-campus student 

housing, and Drexel’s Employee Home Assistance Program6 that will encourage 

university-sponsored gentrification (Palmer, 2009), also call studentification. 

Investors have been developing properties around Drexel University in the 

neighboring communities of Mantua and Powelton Village, communities that have a rich 

history of racial and economic diversity. However, as a result of the recent development, 

both the economic and racial demographics of these neighborhoods are dramatically 

changing. 

Expansion of Drexel University into the Mantua and Powelton Village areas has 

occurred for decades. In the 1960s, Drexel acquired much of the eastern portion of 

Powelton Village and now the majority of the neighborhood is predominantly occupied 

 
6The Drexel Home Assistance Program provides a $15,000.00 forgivable loan for full and part-

time faculty to purchase a home and $5,000 to renovate a home within Mantua, Powelton Village, in 
addition to other neighborhoods within the boundary of “31st to 48th Street going from east to west and 
from Girard Avenue to Chestnut Street from north to south.” The university is also committed to matching 
up to $2,500.00 for any renovation costs beyond the $5,000 (Drexel University, n.d.). 
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by students. The rising rents in Powelton Village and the areas closer to Drexel 

University, along with the significant student housing being built in Mantua, are 

attracting students into the Mantua community. Although Drexel University developed a 

2-year residency policy that requires first- and second-year students to move into on-

campus housing or university-approved housings (Drexel University, 2020a), there is still 

a significant shortage of housing for university students.  

In the past 25 years, Drexel University’s student population has increased by 

more than 250%; however, as of 2010, it was meeting the housing needs of only 17% of 

its student body on campus (Brown & Keener Urban Design, 2011). Given the current 

population of students, the university is seeking to meet their needs by increasing the 

availability of on-campus housing and student-based amenities. Drexel is also involved in 

two projects: the development of the former University City High School and the Charles 

Drew Elementary School site into housing, retail stores, and a K–8 middle school, and a 

14-acre, $3 billion expansion project along the Schuylkill River, called Schuylkill Yards, 

which is expected to continue for the next 30 years (Drexel University, 2012, 2016; 

Schuylkill Yards, 2017). 

The university’s current strategic plan is promoting its expansion goals as civic 

minded and aimed at engaging the local neighborhood as the university meets the 

growing needs of its student body. John Fry, current Drexel University President, stated, 

“Drexel’s success depends on collaboration within and outside our University 

community, and we will thrive by building spaces that bring people together . . . [and] 

[draw] the community together around shared spaces” (Drexel University, 2012, p. 1). 

Prior to serving as Drexel University’s President, Fry served as Vice-President and Chief 
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Operating officer for UPenn from 1995-2001. He worked directly with Judith Rodin, then 

President of UPenn, on development of the UCD and is expanding the geographic 

boundaries of the work that he started at UPenn over to Drexel. 

The university intends to “build a larger, more active university city neighborhood 

[by] introducing new housing and neighborhood-oriented retail choice . . . [that] would 

enhance the quality of life in Powelton Village and Mantua, while helping attract top 

faculty, staff, and students to Drexel” (Drexel University, 2012, p. 5). However, there is 

concern by local residents that the expansion may not be beneficial to the existing 

residents living in these communities (Palmer, 2009). This raises issues about the history 

of racially motivated displacement that has occurred around West Philadelphia for 

decades. 

University City and West Philadelphia 

The urban planner Sydney Martin developed a master plan for the West 

Philadelphia universities in 1948, with the aim to convert the land around them into 

“compatible neighborhoods for universities” (Puckett & Lloyd, 2015, p. 62) to boost the 

excellence of academia and create a moat between the universities and the realities of 

poverty, inequality, and racial injustice that surrounded the campuses. University City 

was developed in the 1950s in an area known as the “Black Bottom.” This was a 

predominantly African American community that “stretched from 32nd Street to 40th 

Street and from Sansome to Lancaster Avenue. It was dubbed the name ‘Black Bottom’ 

because it was at the bottom of West Philadelphia and its dominant racial demographics 

were African Americans (Oswald & Allen, 2012). As Dr. Walter Palmer noted, “The 

average family had four or more children plus two adults. Many homes were owned by 
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African American families while still more families rented. All homes were occupied–not 

one was vacant” (Palmer, 2009, para. 4). This section of Philadelphia, similar to other 

predominately Black sections, had consistently managed economic, racial, and social 

relationships dating back to when African Americans initially arrived in the city.  

UPenn’s Takeover of the Black Bottom 

The UCD began with acquisition and redevelopment of the “Black Bottom” 

neighborhoods around UPenn via Section 112 of the 1959 Urban Renewal policy. Section 

112 incentivized elimination of homes that were designated by the City of Philadelphia as 

blighted. The federal government subsidized up to two thirds of the cost for universities 

and cities to acquire properties, relocate residents, and demolish the homes. 

One of the results was mass elimination of the “Black Bottom” community. When 

University City was initially proposed, existing residents7 of Mantua and Powelton 

Village protested and pushed back against efforts by UPenn and Drexel University to 

acquire property in their respective communities.  

Between 1966 and 1967, Powelton Village residents formed the East Powelton 

Concerned Residents (EPCR) and the West Powelton Concerned Residents (WPCR) and 

aggressively fought against Drexel University’s expansion into the Powelton community. 

The university stated that they needed to expand the campus to provide more dormitories 

 
7The Philadelphia City Planning Commission used the term indigenous as a descriptor for the 

locally organized planning organizations that were leading the planning decisions for the Mantua section in 
1968. This included the Mantua Community Planners, the Mantua Workshop Young Great Society,  and 
other local community groups, which were composed of long-term residents. The introduction to the 
Mantua Area Plan, West Philadelphia Redevelopment Plan, stated, “It is hoped that the  important 
institutions showing interest in the Mantua Area will cooperate with the indigenous planning groups to 
accommodate and facilitate the needs and desires of the Mantua Community, to build a self-sufficient, self-
sustaining community with a variety of good housing and community facilities” (Philadelphia City 
Planning Commission, 1968, p. 1). (Emphasis added) 
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for students. The residents rejected Drexel’s assertion and instead claimed that the 

purpose of the expansion was to connect scattered university properties into a contiguous 

campus. Powelton residents rejected the assertion by Drexel to make plans for their 

community without considering the needs of the existing residents. When Drexel 

demolished the housing and businesses at 33rd and Race Street and erected a fence to 

start construction, Powelton residents tore the fence down and decided that the lot would 

be best used as a park for residents rather as a dormitory for the university. The EPCR, 

WPCR, Summer and Winter Streets Association, the Philadelphia Community Union, 

and the Philadelphia Women for Community Action requested a meeting with the 

President of Drexel University, Dr. William Hagerty. They stated that, if Drexel did not 

remove the fence, they could not “be held responsible for the consequences of 

community action” (Community Confrontation, 1969, p. 7). In response, President 

Hagerty stated that he would be willing to meet with community residents but that the 

construction at the site would continue per the university’s plans. The Concerned 

Community Council, a coalition of Powelton Village residents, continued to organize and 

tore down subsequent fences that were erected at the site (Community Confrontation, 

1969, p. 7). Eventually, Drexel erected a dormitory at the site and completed its 

expansion into Powelton Village. In spite of Drexel’s success, residents of Powelton 

Village opposed Drexel’s expansion with actions that demonstrated to the university that 

they were organized and serious about their community. They secured a judgement from 

a federal court in February 1968 that barred Drexel from using federal funding for one of 

the sites that the university planned to develop because “irreparable damage [would] be 

done to properties in the area” (Community Confrontation, 1969, p. 7). The expansion 
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efforts of Drexel during this period were a part of a larger strategy of development that 

had begun in 1959 with development of the West Philadelphia Corporation. 

The West Philadelphia Corporation was formed in 1959 by UPenn, Drexel 

Institute of Technology (now Drexel University), Presbyterian Hospital, Philadelphia 

College of Pharmacy and Science, and Philadelphia College of Osteopathy to expand and 

to address blight in the areas adjacent to their campus (The Corporation, 1963). As 

Puckett and Lloyd (2015) noted, it was used as a strategy for West Philadelphia 

universities to expand their campuses and coalesce into a research hub. The corporation 

worked in collaboration with the Philadelphia Planning Commission and the 

Redevelopment Authority to reorganize the land in West Philadelphia. The West 

Philadelphia Corporation succeeded in creating a scholarly environment for research in 

West Philadelphia; however, that success was not realized in all neighborhoods. A steady 

struggle between the needs of the universities and the needs of the community residents 

continued as the universities around West Philadelphia claimed residential land.  

The growth of the University District, of which Drexel is a part, is rooted in a 

vision going back more than 70 years and is being continued by the current 

administrative leadership of Drexel University. As Puckett and Lloyd (2015) noted, the 

growth of the West Philadelphia university campuses consisting of UPenn, Drexel 

University, and the University of the Sciences began via the leadership of UPenn and has 

been orchestrated by successive UPenn presidents. The present iteration is now being 

championed by John Fry, the 14th President of Drexel University and the former 

Executive Vice President under UPenn President Judith Rodin. His alignment with the 
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lineage of West Philadelphia university leaders makes Drexel University’s current 

development plans an offspring of the 1948 Sydney Martin master plan. 

The Creation of the University City District 

The UCD is a nonprofit community organization that claims responsibility for an 

area of 2.4 square miles to the west of Center City, across the Schuylkill River. It is 

bounded on the north by Spring Garden Street to 40th Street, on the south by Civic 

Center Boulevard, University Avenue and Woodland Avenue, on the east by 29th Street 

and the Schuylkill River, and on the west by 50th Street (University City District, 2017). 

The organization was founded in 1997 to address “a declining neighborhood 

infrastructure and combat crimes such as theft and burglary” (Vicino, 2010, p. 340) while 

simultaneously promoting new growth and business in its district. It focuses on providing 

public safety, public space maintenance, marketing, and neighborhood improvement 

within its service area and currently commits the bulk of its funding to public safety. 

UCD was spearheaded by UPenn under the leadership of then-President Judith 

Rodin. Rodin developed a five-point plan called the West Philadelphia Initiative to 

leverage UPenn’s financial and political influence toward improvement of neighborhoods 

surrounding its campus. The plan included the following goals: (a) clean, safe, and 

attractive streets and neighborhoods; (b) excellent school options; (c) high-quality, 

diverse housing choices; (d) reinvigorated retail options; and (e) increased job 

opportunities through economic inclusion. 

The UCD was a byproduct of the West Philadelphia Initiative and formalized the 

community engagement of UPenn, in addition to Drexel University and the University of 

the Sciences in West Philadelphia. These three universities provide 65% of the 
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organization’s funding (Daily Pennsylvanian, 2005; Perry & Wiewel, 2005; University 

City District, 2017; Vicino, 2010). 

The Mantua Community Improvement Committee (MCIC), a local community 

group of Mantua residents, filed a $10 million racial discrimination lawsuit against 

Drexel University, UPenn, and UCD in 2005, claiming that those entities were neglecting 

the needs of the Mantua community because the community is predominantly African 

American (Garofalo, 2009; Kaufman, 2005). The impetus for the concern was the level of 

positive engagement of UCD with Powelton Village over the years. The UCD, UPenn, 

and Drexel University have assisted with trash cleanup and restoration of dilapidated 

housing and have sponsored community services in the UCD zone, which encompasses 

Powelton Village. The concern of the MCIC was that engagement stopped at the borders 

of Mantua and Powelton Village. As of 2018, this concern subsided as Drexel expanded 

in Mantua. It is now offering security services to students and residents and campus 

transportation for students. 

Powelton Village 

Powelton Village is a racially diverse community. Based on the 2000 census, it 

was 44% White, 26% Black, 16% Asian, and 5% Hispanic. Much of the commercial 

corridor in Powelton Village along Lancaster Avenue has been developed to 

accommodate student needs through repurposing of former commercial and industrial 

property into student-centered housing (KSK Architects Planners and Historians, Inc., & 

Real Estate Strategies, Inc. [KSK], 2015, p 5). The past two decades have witnessed a 

shift in the local community structure in both Mantua and Powelton Village from owner-
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occupied housing to investor-owned housing, occupied by student renters (Kitchen & 

Associates, 2012, p. 32; KSK, 2015, p. 5). 

Powelton Village has been a melting pot of diversity for decades. In an interview 

with an elderly White woman named Diane (pseudonym), a long-time former resident of 

Powelton Village, it was explained to me that, in the 1970s, Powelton was a space where 

radical political beliefs were celebrated and the only place in Philadelphia where an 

interracial couple could live safely. Diane said,  

It was challenging to find housing as an interracial couple because people 
would not rent to Black people, or they did not want to see Black-and-
White people together. Powelton Village was a conglomeration of a very 
diverse group of people, which included students, university faculty, 
working-class, homeowners, renters, and Quakers. 

The diverse culture of people created an ideal environment for radical movements that 

pushed for equality throughout Philadelphia and speaking out against the war in Vietnam 

and other events. Philadelphia, at that time, was experiencing turmoil. Diane recalled the 

experiences of living in Powelton Village at that time with her husband, who was very 

active with many of the radical revolutionary social organizations. The Quakers, 

Citizen’s Commission to Investigate the FBI, MOVE, and everyday residents were very 

radical in their thinking and promoted alternative lifestyles to the social experiences in 

other parts of Philadelphia. 

Mantua 

Mantua is a predominantly African American community that is growing in 

diversity. Between 2000 and 2010, the African American population decreased from 

94.4% to 82.7% and the Asian, Hispanic, and White populations increased by 1.4%, 

1.1%, and 9.4%, respectively (Kitchen & Associates, 2012, p. 31). As of 2010, 31% of 
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the population did not have a high school degree (the city rate was 21%), 54% of the 

population was living below poverty (the city rate was 24%) and 17% of the residents 

were on public assistance (the city rate was 7.4%). Further, there has been a 20% vacancy 

increase (Kitchen & Associates, 2012, p. 33). 

In the 1960s, the Mantua Planners Association was organized to protect the 

residents of Mantua from the impending movement of Drexel University. They organized 

men and women around the city and policed themselves. Through organizations such as 

Mantua Against Drugs and the Young Great Society, Mantua citizens reduced the drugs 

in their community and fought back against crime in the community. In spite of the news 

reports about the social problems in Mantua, the residents found ways to empower 

themselves to address their own needs. 

Despite the challenges noted in this chapter, African Americans from the 1800s to 

the present day continue to find ways to grow their wealth, build their community, and 

organize. They have attained political power and capital and purchased land throughout 

the city. Many have attained higher education and pursued occupations that elevated 

them to leadership positions in Philadelphia.  

Many vestiges of racism continue to permeate the American landscape that are 

equally impactful on Philadelphia and the West Philadelphia community. The negative 

racial connotations associated with low-income Black communities affect how 

universities relate to the men and women who live in these communities. Rather than 

seeing incidents as isolated and removed from the standard practices of the African 

American community, singular actions are projected onto the entire body of citizens. 
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Students at Drexel University are often dissuaded from engaging with community 

members surrounding the campus due to inflated narratives of criminality. 

The rape of a graduate student and other college students and the murder of a 

student were attributed to the entire West Philadelphia community and were used as the 

catalyst for divestment in the 1960s and now re-investment in pushing out long-term 

residents by Whites through studentification. The Black community surrounding Drexel 

University’s campus is being transformed based on historical connotations of criminality, 

despite the community’s ability to organize, attain wealth, perform educationally, and be 

homeowners. The failure to invest in these communities economically continues to keep 

poverty at the forefront of the residents. Drexel is pursuing a strategy to provide quality 

education and jobs for residents in these communities by recreating another school and 

recruiting higher-wage residents such as researchers, students, and employees. 
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CHAPTER 5 

PHILADELPHIA HISTORY, PART 2: UNIVERSITY-SPONSORED  
URBAN RENEWAL 

Urban renewal in inner cities began in the 1950s with the passage of the Housing 

Act of 1949. The Act stated the need for urban renewal to address the shortage of quality 

housing in the inner-city communities. Legislators fought over what constituted a 

significant amount of housing to be replaced in urban areas to be qualified as an urban 

renewal project. They also noted that the federal government would pay for the initial 

cost of the projects, which included clearing vacant and distressed properties in 

dilapidated areas (Foard & Fefferman, 1960, pp. 673-674).  

In the 1959 amendment to the Housing Act, universities and colleges (hospitals 

were included in the subsequent Housing Act of 1961) were included in the legislation 

and were allowed to use federal funding to pay for clearance of blighted or slum 

conditions. The authority was also extended to areas around campuses that might not 

have been deemed blighted or slum conditions but were beneficial to the university’s 

expansion. In recommending the 1959 amendment, the report of the Senate Committee 

on Banking and Currency stated, 

The committee agrees that the basic objective of the program is to 
eliminate slums and blighted homes but also recognizes that no 
community can survive without an orderly plan for renewing its 
commercial and industrial areas. Urban renewal in its broadest sense 
would renew the entire living environment of the community including its 
commercial areas where families must shop and its industrial areas where 
families must work, as well as its residential areas where families live. It is 
appropriate, therefore, that a reasonable percentage of Federal assistance 
should be used to assist a community in renewing nonresidential as well as 
residential areas. (Foard & Fefferman, 1960, p. 669) 
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The quote highlights how the federal government justified distribution of federal 

funding to address slum and blight conditions in urban areas. Despite perceived 

community benefits, universities that pursued urban renewal developed contentious 

relationships with their local communities, mainly as long-term residents were displaced 

from inner-city communities surrounding the campuses. For example, the University of 

Chicago was responsible for displacing residents in the communities surrounding its 

campus; Columbia University dealt with significant pushback from students, faculty, 

staff, and community leaders in Morningside Heights as it displaced African Americans 

and low-income residents from areas surrounding the campus; and UPenn experienced 

large-scale protests from community stakeholders who were opposed to the relocation 

and eradication of the Black Bottom (Kadaba, 1999).  

The rapid deindustrialization of Philadelphia that created blight in West 
Philadelphia and other areas of the city in many ways created a 
justification for the university’s first large-scale attempts at comprehensive 
campus planning and real estate development. As some have noted, the 
expansion and development of the West Philadelphia campus was also 
driven by the university’s desire to join the ranks of Stanford and MIT as 
part of the Cold War science-military complex. (Etienne, 2012, p. 26) 

As Etienne (2014) noted, in West Philadelphia, urban renewal was used to 

develop the UCD, a space slated to be a research park that would help UPenn, Drexel 

Institute, and the University of the Sciences to compete against neighboring universities 

for talent and students. 

Figure 7 shows the boundary of the UCD in Philadelphia, along with patrol zones 

of the security forces of the University of the Sciences, UPenn, and Drexel University. 

  



71 

Figure 7 
 
Map Showing the Boundary of the University City District in Philadelphia, Along With 
Patrol Zones of the Security Forces of the University of the Sciences, The University of 
Pennsylvania, and Drexel University 
 

 

Note. Source: Penn Patrol Zone and University City Area Map, 2016. 
 
 
 

The universities cited poor-quality living conditions as the impetus for using 

federal funding to clear the areas surrounding their campuses. Deaths, sexual assaults, 

and robberies of students and faculty became headlines under which universities received 

internal and external support for their actions (Etienne, 2012, pp. 29-30; Puckett & Lloyd, 

2015, p. 92). The City of Philadelphia specifically sought funding from the federal 

https://www.google.com/url?sa=i&url=https://www.publicsafety.upenn.edu/about/penn-patrol-zone-and-area-map/&psig=AOvVaw06BdA-Pycu8OUVOnBmxtAv&ust=1594467669867000&source=images&cd=vfe&ved=0CAIQjRxqFwoTCICi37_MwuoCFQAAAAAdAAAAABAS
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government to encourage development of a research park on the west side of Philadelphia 

through Section 112 of the 1949 Act. 

In order to encourage urban renewal activities near the many colleges and 
universities which have been affected by blight in neighboring areas, 
section 418 of the 1959 Act added a new section 112 to the 1949 Act. The 
major effect of this new section is to permit a local urban renewal agency 
to obtain non-cash grant-in-aid credit for expenditures made by a college 
or university for acquiring land and buildings within or in the immediate 
vicinity of an urban renewal project area. The buildings may be acquired 
by the educational institution with the intention of rehabilitating or 
clearing them, and the clearance expenditures made by the educational 
institution would add to the local public agency’s grant-in-aid credit. 
(Foard & Fefferman, 1960, pp. 681-682) 

The above quote provides support for the relationship between the federal 

government and the West Philadelphia colleges to acquire land in West Philadelphia 

around their campuses and to transform it into a science park to support the educational 

objectives of the universities. In addition to the university visions for the development of 

West Philadelphia, west of the Schuylkill River, the City of Philadelphia has desired to 

bridge the gap between West Philadelphia and Center City and even considers West 

Philadelphia as Center City West. During my visit to Philadelphia in 2019, I saw a 

presentation in the 30th Street Amtrak Station lobby discussing development of Center 

City West (a portion of this area is the Schuylkill Yards that Drexel University is 

currently developing) as a space that would “redefine the city’s dynamic skyline with 

towering offices, luxury hotels, residential housing . . . linking the traditional Central 

Business District with the Universities and Science Center west of the river” (see quote in 

Figure 8). The current expansion goals of Drexel University are aligned with the Ed 

Bacon “Better Philadelphia” urban planning strategy for West Philadelphia and the City 

of Philadelphia’s Urban Renewal strategy developed in the 1950s.  
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Figure 8 
 
Image of the Center City West Plan on Display in the 30th Street Station on January 26, 
2019 
 

 

  
 
Note. Photo taken by Kwesi Daniels in 2019. I am captured in the last photo on the right, 
taking the picture. 

 
 
 
 
Boundary of the 
Schuylkill Yards project 
currently being developed 
by Brandywine & Drexel 
University. 
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The planning for the research park began with UPenn starting the West 

Philadelphia Corporation in 1959 as a strategy to use urban renewal funding to lobby for 

an urban research park in West Philadelphia in 1959 (Puckett & Lloyd, 2015). Each 

successive UPenn president since President Harnwell (1953–1970) has positioned the 

UCD to be a world-class environment that is competitive and unique from any other 

competing institution of higher education in the region and the world (Puckett & Lloyd, 

2015, p. 149).  

Drexel University, Temple University, and UPenn participated in urban renewal 

to stay competitive with universities outside of Philadelphia. The universities also aimed 

to acquire cheap land to prevent themselves from being landlocked (Ashworth, 1964; 

Etienne, 2014) to create scholarly enclaves to attract students and researchers and to 

address issues related to crime and dilapidation surrounding their campuses. As noted by 

Secretary of Housing and Urban Development Henry Cisneros, through the creation of 

the Office of University Partnerships,  

The university’s prime motivation for addressing urban problems stemmed 
from its spatial immobility. Higher education was rooted in place, and 
given the magnitude of its investments, the university could not just leave. 
Because it was a fixed asset, the growing problems of the city affected its 
operations, including the ability to recruit faculty and students. So, it was 
in its “enlightened” self-interest to work with government and neighbor-
hood residents to help find solutions to urban problems originally through 
urban renewal projects. (Taylor & Luter, 2013, p. 3) 

Urban universities acquired real estate property and land via eminent domain, 

which subsequently allowed them to expand their campuses (Foard & Fefferman, 1960; 

Somin, 2011). For local residents, urban renewal exacerbated the poor living conditions 

that they were already dealing with prior to the renewal (Kleniewski, 1986, pp. 572-573). 
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Between 1950 and 1970, universities collaborated with city governments to 

acquire land around their campuses and subsequently displaced many families, reduced 

or eradicated affordable housing, and constructed buildings from which existing residents 

received little to no benefit (Carriere, 2014; Hackworth & Smith, 2001; Lees, 2008). 

University-sponsored urban renewal was met with strong resistance from community 

residents throughout the country because of the negative externalities associated with the 

unequal allocation of benefits between communities and the respective universities 

(Silverman et al., 2014, p. 160). On February 28, 1968, 12 students and community 

members in New York City were arrested while protesting Columbia University’s 

construction of a gymnasium in Morningside Park (Carriere, 2011, p. 7). In the early 

1960s, Chicago residents protested the urban renewal sponsored plans for construction of 

the University of Illinois at Chicago (Teaford, 2000, p. 447) and in 1962 University of 

Chicago students protested the clearing of housing to support the expansion of the 

University of Chicago by staging a sit-in in the Administration Building and real estate 

offices for 2 weeks. In response to the University of Chicago protest, the Defender, a 

local Black newspaper, noted that the student demonstrations were the only way the 

University of Chicago would understand that it was morally obligated to address the 

needs of the African American community surrounding its campus (Winling, 2011, 

p. 76). The issues in Chicago and New York City were also witnessed in Philadelphia. 

Philadelphia universities cited poor-quality living conditions as the impetus for using 

federal funding to clear the areas surrounding their campuses.  

Through urban renewal policies, Philadelphia universities collaborated with 

federal, state, and city governments to acquire the land around their campuses, which 
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subsequently displaced many families (Etienne, 2012). For instance, in 1964, UPenn, in 

collaboration with the Philadelphia Urban Redevelopment Authority, displaced more than 

600 West Philadelphia families during their urban renewal program as they built the 

University City Science Center (Etienne, 2012, p. 12). Figure 9 is a map of the 

displacement area. 

 
 

Figure 9 
 
Image of the Black Bottom, the Section of West Philadelphia Occupied by African 
American Families in the 1960s That Was Cleared to Accommodate Expansion Activities 
by The University of Pennsylvania 
 

 

 
Note. The light blue areas indicate housing and commercial buildings; the numbered 
areas show existing buildings in the neighborhood. Source: Palmer, 2009. 
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Residents in other sections of the city were equally affected by similar university-

sponsored urban renewal projects. On February 6, 1970, residents around Temple 

University persuaded the university to sign on to a Moratorium Agreement with 

community residents. The agreement halted university expansion east of the campus, 

between Susquehanna and Montgomery Avenue, “in an effort to improve community 

relations” (Community-Temple Agreement, 1970, p. 2) in the moratorium area and 

required future development to be done in conjunction with community groups. The 

agreement was the product of a series of community/university “charrette” meetings, 

convened to address community outrage about the 20 years of displacement of 

approximately 7,000 Black and low-income residents and insufficient affordable housing 

throughout the city (Community-Temple Agreement, 1970, p. 1).  

The CIRA Center, a high-rise transit-oriented development was constructed in 

2005 at the 30th Street Station, in close proximity to Drexel University. The developer, 

Brandywine Realty Trust, was recognized by the Pennsylvania Legislative Budget and 

Finance Committee in its Evaluation of the Keystone Opportunity Zone (KOZ) Program 

report for completing “one component of Philadelphia’s continued westward expansion 

of the central business district, linking Center City to the University City area” (p. 114). 

The report also stated, “According to the Philadelphia KOZ Coordinator, program 

benefits served as the ‘tipping point’ for many Cira Centre tenants to return to the city; 

often from locations in nearby counties...and facilitates University City’s rise as a 

destination neighborhood” (Legislative Budget and Finance Committee [KOZ], 2007, pp. 

114-115). The significance of this aspect of the report is that it validates concerns raised 

by residents that the real estate development occurring around Drexel University is being 
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done to spur development in their neighborhoods and push residents out of the 

neighborhood. 

The Mantua area was designated as blighted, and a redevelopment plan was 

developed for it in 1968. Mantua and the other parts of the city previously mentioned are 

being repopulated by younger, higher-credit-score residents from higher-value areas 

within and outside of the city (Ding et al., 2016, pp. 13-14).  

University-Based Gentrification 

Gentrification is defined as the relocation of higher-income residents into lower-

income neighborhoods and is characterized by the subsequent higher cost of living in the 

neighborhood (D. P. Smith & Holt, 2007). Housing, businesses, employment, income, 

and racial characteristics of the neighborhood are changed to reflect the interest of the 

new higher-income residents. The lower-income residents are displaced from the 

neighborhood through rent becoming unaffordable or increased property taxes. Areas 

around universities are experiencing their own version of gentrification, called 

studentification. This is a geographic phenomenon that is unique to areas around 

universities, as students, rather than wealthy residents, become the gentrifiers. 

Studentification also acknowledges how the geography of the neighborhoods surrounding 

university campuses is modified to cater to the needs of students rather than those of 

long-term residents (D. P. Smith & Holt, 2007).  

The current relationship among city government, university leadership, and 

developers continues to impact local neighborhoods surrounding city universities. For 

years, private real estate developers acquired land and housing adjacent to the UCD to 

profit from students seeking university housing. Mantua and Powelton Village are two of 
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the adjacent neighborhoods, positioned to experience change as Drexel University 

expands its footprint along the Schuylkill River. Currently, Drexel University, in 

collaboration with the large private real-estate developer Brandywine, is developing a 

multi-billion-dollar technology hub that will transform the urban landscape in University 

City and will significantly affect long-term residents of the Mantua and Powelton Village 

communities. The development of Schuylkill Yards is just the most recent development 

strategy on the part of the local universities to promote development that places greater 

focus on the needs of the university community than on the needs of the long-term 

community residents. Opposition from community activist and local organizations has 

kept the development at bay in the past, and they are continuing to fight the current 

changes to ensure that the cultural fabric and identity of Mantua and Powelton Village is 

not eradicated in pursuit of urban renewal and revitalization around their communities.  

The Mantua and Powelton Village communities have pushed back against the 

changes by requiring developers and Drexel University to sign community benefit 

agreements (CBA). The following is an extrapolation of some of the concerns that 

community groups have expressed in the CBAs (Drexel University and Wexford Science 

and Technology [Drexel and Wexford], 2014; Lancaster Mews Partners and Powelton 

Village, 2016; Schuylkill Yards, 2017): (a) housing will no longer remain affordable; (b) 

the existing architectural character of the neighborhood will not be retained; (c) the 

development will not be consistent with the existing land use; (d) students and others 

affiliated with the university will displace indigenous residents who are not affiliated with 

the University; (e) parking and traffic related to the new development will increase and 

negatively affect current residents; (f) local businesses will not be able to take advantage 
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of the economic growth; (g) local residents need meaningful employment; and (h) there is 

a need to hire minorities, women, and disadvantaged businesses. 

School Closures 

As an example of the geographic changes taking place around the Philadelphia 

universities, in 2012, the Philadelphia school board began to auction neighborhood 

school buildings. Drexel University, Temple University, and the University of the 

Sciences acquired school buildings adjacent to their campuses. Each university has 

demolished them and, in conjunction with private developers, is pushing its campus 

further into the surrounding neighborhoods, under protest by local residents. Temple 

University acquired the old William Penn High School and converted it to a track and 

outdoor sports field. The University of the Sciences acquired the Alexander Wilson 

Elementary School and is converting it to a mixed-use development consisting of 

institutional spaces, retail, and student dormitories. Drexel University acquired University 

City High School, Charles Drew Elementary School, and Walnut Center and is 

developing them into a mixed-use development property.  

Community resident concerns regarding studentification (Powell, 2005) are 

exacerbated by the influx of Drexel University students who have moved into the Mantua 

community over the years; their concerns regarding unequal engagement are supported 

by the CBA between Drexel and Powelton Village organizations. In June 2014, Drexel 

University entered into the CBA with Wexford Science and Technology, the Powelton 

Village Civic Association, the Lancaster Avenue 21st Century Business Association, 

West Powelton/Saunders Park, and the People’s Emergency Center as a result of the 

outcry from the Powelton Village community. The site previously housed the University 
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City High School, the Charles Drew Elementary School, and the Walnut Center; it was 

sold by the city without community input regarding future development. In order to 

ensure that the community would support the final sale, all interested parties entered into 

the CBA (Brey, 2014). The aim of the agreement was “to work cooperatively, with the 

involvement of other community groups and the office of the district City 

Councilmember, in the planning and development of the 14-acre site” (Drexel and 

Wexford, 2014, p. 1). Drexel noted when they purchased the site from the School District 

of the City of Philadelphia that they “plan to transform the space into a mixed-use 

building with residential, commercial and educational functions” (Cohen, 2014, para. 10). 

The resident outcry from both Mantua and Powelton Village (via the resulting CBA) 

demonstrates that the community wants to be involved in the decision making process for 

their environment. As Webber and Karlstrom (2009) noted, “Strategies for urban and 

community development must reflect local needs and circumstances” (p. 5) in order to be 

effective. 

As this chapter shows, West Philadelphia universities have steadily pursued goals 

to transform the landscape around their campuses to be more engaging of a scholarly, 

predominantly White environment. In the 1960s, urban renewal was the policy, as they 

bought land and changed it to accommodate their needs. In the 2000s, urban renewal has 

transformed into gentrification and studentification, as the university has attracted 

students, faculty, researchers, and administrators to live in communities around their 

campuses. In all of these situations, community residents continue to be marginalized and 

displaced from the communities where they have lived for generations. 
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CHAPTER 6 

ASSESSING THE IMPACT OF DREXEL UNIVERSITY’S EXPANSION 

The Historic Preservation Act of 1966 was enacted by Congress to provide a 

mechanism for the federal government to preserve the heritage of communities that 

would be impacted by changes resulting from massive development. The government 

recognized the irreversible impact that resulted from construction of the interstate 

highway system starting in 1954. Many communities of color were eradicated and 

residents were displaced as their neighborhoods were razed to accommodate the new 

highway system. Religious institutions, burial sites, and housing in a diversity of 

ethnically and racially saturated communities were destroyed. Sadly, many of these 

facilities were integral to the culture of the communities where they were housed. These 

areas were where communities expressed their individual cultures. Following the Act, the 

federal government mandated that all federal construction work and work supported by 

federal funding was required to perform Section 106 analysis prior to commencement of 

any building activities in areas where people would be impacted.  

The Section 106 review requires the federal government to evaluate the impact of 

its proposed work, prior to its commencement, in order to determine whether the work 

will affect the integrity of an area. Cultural landscape inventory is the process used to 

determine how people are affected by the change; it uses historic preservation criteria to 

mitigate adverse effects. Through the cultural landscape inventory analysis, the 

community’s cultural artifacts can be catalogued; through historic preservation 

designation, they can be preserved. 
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Change in urban communities is often called urban development, revitalization, or 

renewal. All of these terms are rooted in the idea of economic growth as a panacea for 

dilapidation and blight. Assessments of environmental conditions of dilapidated 

communities include the quality of the housing, the economic conditions, and the 

residents. The solutions often involve improving all of these elements by demolishing the 

housing, bringing in higher-income businesses, and bringing in people who have higher 

incomes and more education and who are non-Black. Terms such as urban renewal, 

revitalization, and urban development reflect the belief that neighborhoods go through a 

life cycle and that blight is the last stage of the life cycle. Urban change is essential; when 

it occurs, it should build on the heritage of the people who currently live in the 

community. 

Urban renewal was employed in West Philadelphia 60 years ago; the maps 

developed during that time still organize the way development is performed in the 

redevelopment zone. For example, at the last city council meeting of 2020, outgoing City 

Councilwoman Jannie Blackwell introduced a nonprivileged resolution to approve the  

redevelopment contract of the Philadelphia Redevelopment Authority for 
the redevelopment and urban renewal of a portion of the Mantua Urban 
Renewal Area identified by street addresses 3601 through 3615 Haverford 
Avenue, 3623 through 3637 Haverford Avenue, 3603 through 3627 Mount 
Vernon Street, 622 through 624 North 36th Street and 628 through 634 
North 36th Street. (Council of the City of Philadelphia, 2019, p. 35) 

This is important because it demonstrates how the city is still utilizing urban renewal 

policy to transform sections of Mantua. James Dupree is a local artist engaged in a major 

legal battle with the city to retain the property where his art studio is located. The 

property is located on the same block addressed in the nonprivileged resolution. His 
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property is now the only property on the block. At the April 12, 2017, Philadelphia 

Redevelopment Authority (PRA) board meeting, the PRA selected LM Real Estate, Inc., 

as the redeveloper of 3715 Mount Vernon Street. The resolution noted that the property is 

“located within the West Philadelphia Redevelopment Area, Mantua Urban Renewal 

Area” (Philadelphia Redevelopment Authority, 2017). These two examples are a small 

sample of evidence demonstrating how the plans for urban renewal oriented development 

continue to define the land development of Mantua. Community leaders acknowledge the 

existing challenges to the community as Drexel University and developers move into the 

neighborhood. One of the civic leaders, who I refer to as King, was raised in Mantua. 

It’s nothing new under the sun basically, so what goes around comes 
around. We’re at the same point that where we was in the ‘60s, and 
basically, it was we had the plan for our communities. We’re right back at 
it, we’re right back, you know when it was urban renewal, and Reverend 
Jenkins had to sit at the table. He had a seat on the table to help plan for 
the community. And it was the same thing with the Mantua 
Transformation Plan. We had to have a seat on the table. (King interview, 
Mantua, 2017) 

King recognized that history is important and Mantua residents were able to 

maintain control over their community when the Urban Renewal maps were first 

developed for Mantua by ensuring that the leaders of Mantua were organized and were 

consulted regarding changes to their neighborhood. How did they do this? Reference is 

made to Reverend Jenkins and the Mantua Community Planners (MCP). This 

organization was started in the 1960s by Herman Wrice and Andrew Jenkins and other 

members of the Mantua community to control redevelopment of Mantua. Through the 

MCP, Wrice and Jenkins were responsible for developing the Mantua strategy to control 

the outcome of their community; they pushed back against Drexel University’s first 
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expansion campaign into their neighborhood. Through civic planning, the Mantua 

community ensured that their plans were factored into the 1968 Philadelphia City 

Planning Commission Mantua Area Plan for West Philadelphia Redevelopment Area. 

The introduction of the plan noted the following:  

There is presently within Mantua an active leadership performing physical 
and social planning. The leadership for programs in the Mantua Area must 
continue to come from within the community. Only through the inter-
action of the different organizations within Mantua can physical, social 
and economic renewal be accomplished. It is hoped that the important 
institutions showing interest in the Mantua Area will cooperate with the 
indigenous planning groups to accommodate and facilitate the needs and 
desires of the Mantua community. To build a self-sufficient, self-sustain-
ing community with a variety of good housing and community facilities 
covering the wide spectrum of relevant programs should be the objective 
all concerned. (Philadelphia City Planning Commission, 1968, p. 5) 

The above quote is important to understanding how Mantua protected itself in the 

1960s from urban renewal by developing its own plans and using existing planning 

policies to protect the neighborhood. The 1960s urban renewal strategies and the current 

challenges that Mantua is navigating between the city, developers, and Drexel University 

demonstrate that community members appreciate the continued role of history in 

contemporary practices. The MCP no longer exists but its mission lives on through the 

Mantua Improvement Association (MIA), which has developed a more congenial 

relationship with Drexel University and has sought to bridge the gap between 

development and the needs of the community. MIA and long-term residents of Mantua, 

Powelton Village, and adjacent neighborhoods brokered CBAs8 for Mantua, West 

Powelton, and Powelton Village and large-scale developers, including Drexel University, 

 
8A CBA is a strategy that communities use to encourage developers to be socially responsible and 

to respect the rights of local citizens.  
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to ensure that community residents benefit directly from new development projects. As of 

2018, three Mantua- and Powelton Village-based CBAs had been signed by community 

organizations, Drexel University, and developers. Signatories to the agreements were (a) 

Powelton Village Civic Association (RCO/Community Organization), (b) Lancaster 

Avenue 21st Century Business Association (RCO/Community Organization), (c) West 

Powelton/Saunders Park (RCO/Community Organization), (d) Mantua Civic Association 

(RCO/Community Organization), (e) Mantua Community Improvement Committee 

(RCO/Community Organization), (f) People’s Emergency Center (RCO/Community 

Organization), (g) Mount Vernon Manor CDC (RCO/Community Organization), (h) 24th 

Democratic Ward (Political Organization), (i) Drexel University (University), (j) 

Brandywine Realty Trust (Developer), and (k) Lancaster Mews Partners (Developer). 

Figure 10 illustrates the social needs of the two communities. 

A content analysis of the CBAs was conducted, looking for repeating themes. The 

analysis revealed the following topics that the developers and Drexel University had 

individually agreed to satisfy per their respective CBAs: (a) stabilizing homeownership 

and affordable housing for existing residents, (b) maintaining parking availability in the 

neighborhoods, (c) strategies to ensure new construction meshes with the existing 

neighborhood character, (d) management of new traffic patterns in and around the 

neighborhoods, (e) economic development for the neighborhoods, (f) education for local 

children, and (g) university student conduct in the neighborhoods. These topics were also 

addressed by the community residents who were interviewed for this study and form the 

basis of the social impact assessment criteria to evaluate Drexel University’s expansion 

into Mantua and Powelton Village.  
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Figure 10  
 
Social Needs of Mantua and Powelton Village 

 

 
 
Note. The data for this figure are based on the content analysis of the Community Benefit 
Agreements signed by the following stakeholder groups: Drexel University, Powelton 
Village Civic Association, Lancaster Mews Partners, Lancaster Avenue 21st Century 
Business Association, West Powelton/Saunders Park, Mantua Civic Association, Mantua 
Community Improvement Committee, People’s Emergency Center, 24th Democratic 
Ward, Brandywine Realty Trust, Mount Vernon Manor CDC. 
 
 
 

There is a negative narrative about West Philadelphia, particularly Mantua. This 

narrative is used to support development in the area. People outside of the community 

consider it to be a high-crime, poverty-stricken neighborhood. As recently as 2013, 

Mantua was selected as a Choice neighborhood. In 2014. President Barack Obama 

declared it and Powelton Village a Promise Zone; in 2017, it and Powelton Village were 

also recognized as Opportunity Zones. Both of these designations are assigned to low-

income communities to attract resources to the area.  
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Although the area is defined as low-income, in speaking with residents of the 

community, there is an entirely different view that counters the narrative from the 

outside. The experience of growing up in the Mantua community is worn as a badge of 

honor. Residents appreciate the community where they were raised because they were a 

family. The pride of Mantua is referenced via my interview with King, when he spoke 

about a green MANTUA box that the community came together to create, in conjunction 

with the Mural Arts Program (Figure 11).  

 
 

Figure 11 
 
The Planter Box That the Residents of Mantua Created, Showing Their Pride for Their 
Neighborhood, Next to the Mural Developed by the Mural Arts Program 
 

 
 
Note. Source: “Google Maps Street View,” n.d.  

 
The box is located at the end of the Spring Garden Bridge and defines the 

entrance into the Mantua community. King recognizes Mantua community as a singular, 

autonomous unit. The photo at the left in Figure 10 shows the Mantua sign by itself and 

the photo on the right shows the sign in relationship with the other acknowledgments for 
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the mural developed by the Mural Arts Program. The Mural Arts acknowledgment plaque 

recognizes all of the many organizations and individuals who gave time and money for 

the mural (including Mantua Civic Association), which now decorates the Spring Garden 

Bridge. In contrast, the Mantua Box does not list contributors. It is a sign that marks 

Mantua as a territory that belongs to the Mantua community. It acknowledges that 

Mantua, as a community, is open to working in conjunction with other entities; however, 

even in working with those entities, it will define itself and own its image. One can be 

proud of one’s neighborhood and want there to be improvements. 

Me: When you see these changes taking place, there’s a statement that you 
can’t stop the change, change is a constant, but, I assume that there is 
something that folks are saying, “I don’t want to change,” what is that, 
what is that something, that if, when all the smoke settled and you looked 
at Mantua, that was there, you would say this was a good transition as 
opposed to something else? 

King: I think that just like yesterday, it was it was it was a perfect example 
like a, like a, like a dog, a dog will mark its territory, piss on its, on the 
post, let anybody else know, this is mine, I think a, by us puttin’ that little 
box there, Mural Arts did a lot of that stuff, we, we did a lot of sweat 
equity, an in, in, that piece, but that little green box that said Mantua, we 
did that, that was from us, our families did, us doin that.” 

Historically, Mantua has had its issues with drug and gang violence, in addition to 

other types of crime; however, the “Bottom” was respected throughout the city. It was 

regarded as a tough community in which to grow up; however, because of its conditions, 

it produced strong men and women. The conditions created community leaders such as 

Tim Spencer (Anti-Graffiti Network), Herman Wrice (Mantua Against Drugs & Young 

Great Society), Falaka Fatah (House of Umoja), Miles Mack, and Reverend Jenkins 

(Mantua Community Planners & Young Great Society); jazz artists such as Shirley 

(Scott) Turrentine and Stanley Turrentine; and visual artists such as James Dupree 
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(painter), Andrew Thompson (painter), Joe Bailey (sculpture), John Simpson (sculpture), 

and the Tiberino Family (painters and sculptures). All of these people are from Mantua or 

Powelton Village and have achieved national or international recognition for their work. 

Long-time residents also acknowledge the anchor businesses that have served Mantua 

and Powelton Village for more than 30 years, such as Black Star Hardware, Zara’s Bar & 

Grill, New Angle Lounge, and La Pearl Beauty Emporium. These two communities have 

a very strong spiritual base of religious institutions, with more than 30 churches that have 

served the people for decades, such as the Metropolitan Baptist Church and Grace 

Evangelical Lutheran Church (Figure 12). A testament to the transformative power of the 

Philadelphia institutions of higher education is the fact that all of the community leaders 

noted above were trained at universities in Philadelphia. 

 
 

Figure 12 
 
Grace Lutheran Church 
 

 

Note. Photo by Kwesi Daniels, taken in 2019. 
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King: Yea, I think, like growin’ up, I never, ever felt how I was raised, 
that I was poor, never, my gramma, my mom, always found a way, either 
it came from food, if it came from education if it came to going to the 
doctor’s if it came to even goin to church, they found a way that I didn’t 
have to go out there and be stressin’ just to survive, they found a way, they 
taught me, like you, you have to earn it, you have to learn, you have earn, 
and you have to own whatever you do you be the best at what you do. And 
I think for some people might lived out there in the suburbs for a child that 
was my age being raised in, in, in, down at the Bottom, they would 
consider, they could survive, they wouldn’t. Because you know, like I 
said, I said mom and grandma, I didn’t say, dad, mom, grandpop, and 
grandmom. These are the individuals that helped me. Some people can get 
handed stuff in a silver spoon; some people just have to get, might have to 
get somethin’ broken off of somebody else plate, and we all eatin from 
that one plate. That, that’s the difference. And at the same time, that’s the 
difference, and for me to be older, that is traumatic. But one thing that I 
learned about trauma, you can navigate trauma and still rise to the top. 
Sometimes people might not never ever face the trauma, and they can be 
so disfunctioned because of bein spoiled. So it, it’s, it’s, it’s a difference 
like I probably couldn’t understand their world and they probably couldn’t 
understand my world, so, that’s just how I uh, that’s my opinion.  

The last sentence, “I probably couldn’t understand their world, and they probably 

couldn’t understand my world,” underscores the challenge faced by residents of Mantua 

and Powelton Village. University administrators and developers who live outside of the 

city (or other parts of the city) are making decisions that impact the lives of residents 

living in these areas.  

Their decisions are based on experiences in living in other locations and do not 

share the perspective of the local residents. Through equitable communication, the 

positive features of the community that the community cherishes can be retained and the 

negative ones that affect the university, Mantua, and Powelton Village can be eliminated. 
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Mantua has many symbols that confirm the existence of an intact community, 

even though there is a high percentage of vacant lots and abandoned housing. The major 

threats to the Mantua community are the vacant lots and abandoned housing. As these are 

bought and fixed by outside developers, the community is at risk of being displaced by 

higher-income residents. (This is discussed in greater detail in Chapter 7.) Also, the 

residents of Mantua are at risk of losing their identifying features, particularly the murals. 

Some new housing developers have respected the murals by purchasing the lots next to 

the murals and integrating them into neighborhood design (Figure 13). 

 
 
Figure 13 
 
Positive Example A of How to Preserve the Murals 
 

 

Photo by Kwesi Daniels, taken in 2019. 
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Figure 14 
 
Positive Example B of How to Preserve the Murals 
 

 

Note. Photo shows how a lot next to one of the murals was left empty so the mural could 
remain visible. Photo by Kwesi Daniels, taken in 2019. 
 
 
 

Positive Beliefs Regarding Development 

Drexel University’s expansion is changing the neighborhoods around its campus. 

Between the time that I began this research in 2017 and the end of the research in 2020, I 

observed many changes to the properties in the Mantua and Powelton Village 

communities. I watched three businesses close their doors, vacant lots become occupied 

with new housing, structures demolished to make way for new housing, which increased 

diversity in the demographic composition. More significant, there was a large increase in 

construction activity throughout both neighborhoods. Although the changes are 

occurring, their impact is received with mixed feelings by long-term residents. 

Interviewees expressed support for the changes taking place in Mantua and Powelton 
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Village. Residents appreciate the new businesses, increased amenities, and cleaner 

streets; however, they also recognize that the new developments in the neighborhoods are 

pushing out residents and raising property values. Some long-term residents also noted 

challenges with racism, disrespect, and a lack of affordable housing. Figures 15 through 

30 show the changes that have occurred in Mantua and Powelton Village as a result of 

Drexel University’s expansion. 

 
 

Figure 15 
 
New Housing Development Being Built on Mantua Avenue 
 

 
 
 
Note. The sign states that prices will start in the mid-$250,000s. This is a sign of the new 
developments. Photo by Kwesi Daniels, taken in 2019. 
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Figure 16 
 
Sign of a Business That Had to Move From Its Former Location 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019.  

 
 

Figure 17 
 
Sign of Demographic Changes: White Students Are Walking Along the Street at the 
Boundary Between Mantua and Powelton Village 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019.  
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Figure 18 
 
Sign of Demographic Changes: White Students Walking Along the Street at the Boundary 
Between Mantua and Powelton Village 
 

 
 
 
Note. Photo by Kwesi Daniels, taken in 2019.  
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Figure 19 
 
Sign of Demographic changes: White Students Walking Along the Streets of Mantua and 
Living in Areas Where They Would Not Have Been in Prior Years 
 

  

  

 
 
Note. Photos by Kwesi Daniels, taken in 2019.  
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Figure 20 
 
Construction in Mantua at 35th and Spring Garden Streets 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019.  

 
 
 

Figure 21 
 
New Construction in Lancaster Avenue Business District 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
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Figure 22 
 
New Construction in Mantua 
 

 
 
 
Note. Photo by Kwesi Daniels, taken in 2019.  

 
 

Figure 23 
 
New Construction in Progress, Looking West Along the 3700 Block of Brandywine Street, 
Mantua 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019.  
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Figure 24 
 
New Finished Construction, Looking East Along the 3700 Block of Brandywine Street, 
Mantua, Showing How the New Student Housing Is Reshaping the Existing 
Neighborhood 
 

 
  
Note. Photo by Kwesi Daniels, taken in 2019.  

 
 

Figure 25 
 
New Construction in Mantua Showing How the New Student Housing Is Reshaping the 
Existing Neighborhood, as Seen From Across the Street From the Photo in Figure 24 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019.  
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Figure 26 
 
New Construction Along Mantua/Powelton Village Border, Looking Southwest Along 
Spring Garden Street 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
 
 
Figure 27 
 
New Construction at the Old University City High School Site, Showing a Rendering of 
the New Powel Elementary & Science Leadership Academy Middle School 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019.  
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Figure 28 
 
New Construction at the Old University City High School Site 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019.  
 
 
Figure 29 
 
New Construction in the Lancaster Avenue Business District, Showing That the Owner of 
the Project Is from Chicago 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
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Figure 30 
 
Entrance and View Along Haverford Avenue of the West Philadelphia Community Center 
(the Club), Purchased by Drexel University 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
 
 
 

Improved Conditions of the Existing Community 

The influx of new residents into Mantua and Powelton Village invites businesses 

that are unique to existing residents. Some nonprofits organizations are now working in 

the community with a focus on helping children and residents. The low-income 

environment has fostered a strong interest among Caucasian nonprofit workers to save 

the members of the community. During one interview it was revealed that the nonprofits 

expose local youth to opportunities that would not normally be available to the residents. 

Kalil, a young man, described how one nonprofit organization had exposed him to the 

world of bicycling.  
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You get the nonprofit programs like when I was 16, somebody stole my 
bike. I went to a nonprofit program that teaches youth how to fix bikes, 
right across the street. Taught me how to fix bikes, um and then they 
introduced me to the like the cycling culture in Philly and that’s when I 
learned to appreciate a lot more . . . that’s the transition, I’m 16, I’m just 
becoming a young adult, started paying bills, started growing up in the 
sense right, and those people, same people, they don’t look like me, right, 
but were very open in teaching me things and yo!, I wouldn’t be doing this 
right now because these opportunities are presented by people who have a 
different outlook on life, have a different experiences and were able to 
teach me a skill. Not necessarily a skill that I wouldn’t have never learned 
it but like, they introduced it in a way that was nonthreatening, like a black 
man ridin’ around in Spandex. 

One of the most visible examples of Drexel’s expansion into Powelton Village is 

the Dornsife Center for neighborhood partnership, established in 2014. The center was 

purchased with a $10 million donation from David and Dana Dornsife and is a part of a 

larger West Philadelphia community outreach initiative by Drexel. The Dornsife Center, 

the West Philadelphia Community Center, and the Lindy Center for Community 

Partnership were funded by Dana and David Dornsife and the Lindy Family, respectively. 

All of these outreach centers are aimed at providing social programming to the local 

community. The 2018 purchase of the West Philadelphia Community Center raised 

concern by long-term residents regarding Drexel’s intentions in the community. 

Residents have mixed feelings about Drexel’s outreach work. Kalil also shared, 

Not every Black man is the angry Black man and not every White man is a 
colonizer. So that’s how I approach the situation. I’m like, we’ll see, time 
will tell. We don’t know yet. Dornsife seem to be a good thing. Like I 
went there for the first time when I was like 18-19, got to file my taxes. 
Never filed taxes before. It’s like the programs they provide, what I can 
say about it is not a lot of people know about it. That’s what I can say. Not 
a lot of people are hip to what’s going on and can say the spectrum on the 
scope of what they’re doing so when you hear Drexel bought the com-
munity center that’s been around since my mom was playing basketball 
here. It’s like damn, that’s corny, they keep buying the block. But then 
like they not kicking nobody out- yet. You can see I keep saying yet, 
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because anything is possible. Whatever makes sense they gonna go wit. 
So, we’ll see.  

The Dornsife Center provides community programming such as tax filing 

services, technology programming, career assistance, and nutrition and cooking 

workshops. They also offer community dinners on Friday. In spite of the community 

programming that they are providing, some long-term residents adamantly reject Drexel 

as a community partner and are concerned that these strategies are ways to appease the 

community residents as Drexel and their proxies take over the community (discussed in 

detail in Chapter 7). In reference to attending the Friday dinners at the Dornsife Center, 

one resident said that he did not believe in volunteering to “be fattened for the slaughter.” 

He stated that residents are being complicit in their own demise through selling their 

agreement to Drexel’s expansion into these two communities for a “free” dinner. The 

contentious urban renewal history between Drexel University, its expansion goals into the 

Mantua and Powelton Village communities, the current studentification of Mantua, and 

the increased studentification of Powelton Village add credibility to his concerns. 

One of the challenges that Drexel University faces is the negative feelings that 

members of the community have about its engagement with the local community. Drexel 

promotes itself as an advocate for community engagement. It speaks highly of its 

academic divisions that are addressing the needs of local citizens. The university 

highlights work of the Dornsife Center, an outreach center located in the heart of Mantua, 

on the border of Mantua and Powelton Village, which hosts dinners and community 

events. One resident, Kalil, expressed the sentiment of some residents about the role of 

Drexel University through the Dornsife Center’s engagement with the community. 
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What they been doing with the Dornsife Center, it’s kinda cool, it’s not 
really too much from my understanding of the community. I don’t really 
know what’s going on, I knew someone who was, she’s a farm to table 
chef, so she goes out grows food and then shows people how to cook it. 
And does very extravagant meals and stuff like that. So she was teaching 
cooking class over there, which I though was pretty dope. Like oh, crap, 
you getting a check from Drexel.  

But they bought the community center from what I understand because the 
overhead was too much and they, the people who owned it, whoever 
owned it, they just couldn’t handle it. So Drexel bought it and from my 
understanding they still. They not doin anything yet, they didn’t kick 
anybody out I don’t believe they stopped any of the programs, but then 
again, like, my ears only to the ground but so much so I don’t really know 
what’s happening, so I don’t know exactly what’s going on but like all I 
can say is from my point of view, if they just bought it to help the 
community that way it didn’t close down and all those youth that utilized 
those programs aren’t kicked out and now they gotta find something else 
to do after school, if that’s why they did it, frekin awesome! But if they 
had a grand scheme and plan like cool so uh, in five years we’re going to 
knock this down build a bunch of condos for graduate students, that’s 
corny.  

So, time will tell, right, but as of right now, I’m pretty neutral on it. 

Kalil’s position demonstrates how unsure residents are about Drexel’s goals with 

the Dornsife center due their history with the community. As he noted, the center is 

Drexel’s conduit to reach out into Mantua and Powelton Village and assist local 

residents. The work of the Dornsife Center in concert with the other expansion activities, 

particularly at the former University City High School site, presents a strong case that the 

university is supportive of improving the conditions of local residents. However, another 

resident, Pablo Guernica (pseudonym), a long-term Mantua resident and business owner, 

expressed grave concern about the work of Drexel University in Mantua. 

What you have is the foundation to the infiltration to the neighborhood 
and their all talking about education, uh education is really, will be for the 
next gentrified families that move into these communities, so their, their 
planning for the Drexel teachers, the Drexel students, the Drexel uh people 
that will move to this community in the next 10 to 20 years and hey see so 
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you’re not, we’re not supposed to be that astute because we have already 
been decimated again this has been planned for seven years so, you’re too 
late and then if you’re left, like me then they tax you out. Taxes went from 
900 dollas to 4, 5 thousand eight hundred dollas. Now they passed a bill to 
reassess. “Oh, you think your parcel is worth 2 million, okay. What 
happened to my 10-ear tax abatement?” 

Mr. Guernica has been directly affected by the real development boom in Mantua. He 

explained how his property was taken by eminent domain and he fought the city to get it 

back. He expressed that his fight to retain his property was detrimental to his health and 

caused him to have a stroke. Unlike Khalil, he is more adamant that Drexel’s plans are 

not for the benefit of the long-term residents. He illustrated the sentiment shared by 

people who have been impacted by rising taxes, lost their property through eminent 

domain, or cannot find affordable housing because of the prevalence of student housing, 

that Drexel is the enemy.  

In Philadelphia you have Temple, you have Penn, and now Drexel. It has 
umm, impacted on us as a people. It has killed us, it has ruined our 
families, it has ruined our lives. It has displaced us to communities that are 
not going to be on the outskirts. White flight has move back into the cities. 
My, my Baby Boomers are moving back, baby boomers are moving back 
to inner cities with wealth. New York in moving to Philadelphia. 
Philadelphia is a boom town. 

The university has been strategic in its acquisition of properties around the West 

Philadelphia community. It started with the acquisition of the site for the Dornsife Center; 

next, the university purchased the former University High School and Charles Drew 

Elementary school sites and, within the past year, purchased the Haverford Community 

Center. Mr. Guernica state that he is concerned that Drexel is taking these spaces to 

transform them into facilities to meet student needs rather than the needs of the local 

residents. If that is true, then the demographics of Mantua will become more aligned with 
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Drexel University:  White, Asian, and some African Americans, rather than the existing 

dominant African American demographic. 

Studentification 

As noted previously, studentification is a specific form of gentrification in which 

students, rather than wealthy transplants, take over lower-income neighborhoods. 

Observational research conducted on multiple occasions revealed that the student 

population in Mantua and Powelton Village is growing through development of student 

housing, increased policing, and student-centric amenities. The student population is 

visibly infiltrating sections of Mantua that historically have been off limits to non-Mantua 

residents. The influx of students into these areas is very visible and the students tend to 

be very obvious due to age and racial and ethnic demographics. The following are 

excerpts from interviews discussing how the neighborhood is becoming studentified. The 

interviewees are Regan, a manager of a local business along Lancaster Avenue; Edith, a 

passerby on the street in Powelton Village; Brohim, a shop owner along Lancaster 

Avenue; Erv, a student housing developer in Mantua; Anton, Darren, Ed and Tate, four 

Mantua residents who were sitting outside their house relaxing; and Sam, a Powelton 

Village resident who was painting his house (all names are pseudonyms). 

Regan was interviewed, in front of his business, about the social impact of Drexel 

University’s expansion. He stated that one of the impacts was that the area was being 

subsumed by Drexel. He was asked whether he knew how long the changes had been 

taking place and whether there were more White people walking on the street near his 

business. His business is located along a section of Lancaster Avenue that was 

predominantly African American and rarely frequented by students. 
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Oh, yes! Far more! It’s like we’re starting to call it um, what do people 
say? It’s, it’s what Mantua and all of them, well they’re renaming all of 
the sections, that Powelton is gone now, it’s University City now. So it’s, 
uh, this is considered University City and uh, but these old neighborhoods 
that have existed forever, why do you have to come in and change them? 
Everybody loved Powelton Village and now it’s University City. Because 
it’s more of a college neighborhood now, you know. It’s no more families, 
all of the families are gone. Uh, you don’t see little kids out in the front 
playing and going to the playground anymore. It’s just these stick builds 
like that thing that they put up across the street. They are built out of 
nothing but particle board and 2x4’s have no real value. They are not built 
to last like these old homes that I lived in. You know, I think, like, my 
home was what, 175 years old that I lived in. And what are they putting up 
now cardboard boxes. And they don’t even, they’re not even attractive. 
They might look nice inside but how long are they gonna last? So, so it’s 
just eerie, it’s very irritable.  

Edith was approached on Lancaster Avenue and asked what she felt was the 

social impact of Drexel University’s expansion. She appreciated the changes taking place 

but acknowledged the new developments in her neighborhood and the college students 

who were now living in the newly erected buildings. 

And it’s all Drexel students that have moved in on my block into the 
places that were built on the empty lots. When you look at the housing 
that’s being put in, uh, so the older buildings are all very small single 
family homes, the new ones are uh, six bedroom, houses, which are signed 
as group leases, and so that’s all Drexel students and again, not a bad 
thing, everybody needs a place to live, but it changes the dynamics. 

Erv, a young developer from outside the community, who is renovating housing 

around Temple University and recently began renovating a property in Mantua, was 

interviewed in his Mantua row house. Erv was empathetic to the needs of the residents 

and saw himself as a good example for the local children in the neighborhood because he 

is in his 20s. He said that developers have a responsibility to give back to the residents. 

When he was asked about the social impact of Drexel’s expansion into Mantua and 

Powelton Village, he stated, 
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Well, it’s really changing the landscape of things, um, especially on this 
block, on the 3500 block of Mount Vernon, it’s all public housing. And 
since Drexel has been infiltrated, infiltrated into this section of Mantua, 
like the neighbors definitely are aware of it and they notice that Drexel 
power is overwhelming, there’s nothing they can do, you know, they just 
sit back, they literally sit back and watch them come in as more and more 
investors related to Drexel or not come in and buy up the area, yeah, and 
umm, I can’t say if its negative or positive though, but they [the residents] 
are definitely aware of the impact of Drexel’s expansion.  

Anton, Darren, Ed, and Tate were approached while they were sitting between 

their homes in one of the lots where a home used to exist. The lot was transformed into a 

relaxing space with a bar-b-que grill and a tent. All of them had lived in Mantua for their 

entire lives and worked in construction. Anton was about 35 years old and Darren and Ed 

were recognized as his “ol’ heads” (a term signifying his respect for them as older men) 

who trained him in construction and helped to raise him in the neighborhood. When 

asked about the social impact of Drexel’s expansion into Mantua, one of the changes they 

mentioned was how the police and the city were accommodating the increased student 

population by installing 2-hour parking regulations.  

Ed: They, they, pushin’ us out, that’s what the fuck they doin, they taxes, 
go up, shit, they, they shit 

Anton: Her you go, prime example, you, you see that block…  

Anton: Look at it prime example, this block was you know, no, no parking 
meter, none of that, that block now it’s a parking meter 

Darren: 2 hours 

Anton: You got bout 12 houses on the block three houses might drive, 
now it’s a parking jawn. They go through there give out tickets. It’s 
comin’ man. 

Me: How long ago, how long did they put that in there? 

Anton: That been there for a while now, but I’m just sayin’ 
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Darren: People who own homes down here can’t even park in front of they 
door. 

Anton: That, that, that’s crazy. 

Darren: Cause the development that they doin, there so many college 
students here. 

Anton: YEP! 

Darren: That you can’t even park in front of the door. 

Anton: ERBODY DRIVE, ERBODY! 

The influx of students into Mantua has increased the police presence. While a 

police presence in Mantua is not new, the Philadelphia Police Department used to be the 

only security force patrolling the neighborhood. Now Drexel University, UCD, and the 

Philadelphia Police Department patrol the neighborhood (Figure 31). The increased 

security presence is considered to be due to the influx of college students who are now 

living in the neighborhoods.  

Anton, Ed, Darren, and Tate also discussed how they are harassed and racially 

profiled by the security forces that patrol their neighborhood now (this is particularly 

important, given the 2020 Black Lives Matter protest that occurred in Philadelphia in 

response to the death of George Floyd and the demand for police reform around the 

country). Their sentiments were shared by other young men in the community with whom 

I spoke. Many noted a double standard exists for long-term residents versus the college 

students.  

Ed: And we singled out though, cause that what it got, it used to be white 
people walkin, I don’t care if they college students, black college students, 
white college students, they can walk down the street, they will not say 
nuthin’. We standin’ right, we sittin’ right here, right now, cop pull up 
right now. 
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Figure 31 
 
University City District Security Officer Assisting a Motorist 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
 
 
 

Anton: Yeah, they say somethin’. 

Ed: He gonna stop and look at us and say yo, you got a ID, “why.” 

Anton: Yeah (Chuckles). 

Ed: “Come here,” why, I’m older than you. 

Anton: Racial profile. 

Me: So the cops are patrolling over here now. 

Anton: Yeah, and you got they cops, right up Drexel. 

Ed: You got Drexel Cops, Pennsylvania Cops, Regular Cops. 

Anton: Yeah you got like three different areas of cops. Penn cops. 

Ed: Why give these mugs that much power to come over here?  

Anton: Well you know why, college students, more white folks in the 
hood, that’s why. 
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Ed: They all the way up, they all the way up Union, all the way, they here. 

Anton: Yeah. 

Ed: They here. 

Anton: Yeah. 

Ed: They [students] can drink, do anything they want to. 

Darren: Maaan, you ain’t lyin’, they [students] be up on the roof getting’ 
high, but ass nekid. 

Tate: Sittin’ on your own property, sittin’ on your porch. 

Anton: And you can’t sit there and drink. 

Tate: You gonna haf to go in the house with dat, (chuckle) but you on your 
own property. 

Brohim and his customer, Slim, when asked about the social impact of Drexel, 

shared a sentiment similar to that of Regan, the manager. They spoke about the 

geographic changes happening in Mantua and Powelton and acknowledged that the 

neighborhoods are being subsumed by Drexel. Brohim elaborated beyond Regan and 

noted that the boundaries are extending well beyond the immediate neighborhoods. 

Brohim: So far [greets a person walking by], within the past, I’ll say three 
years, you know it’s be trematic change around. You’re talkin about from 
30th Street Station. 

Me: Traumatic or dramatic? 

Brohim: Dramatic, sorry about that, dramatic change. Your talkin’ about 
from 30th Street Station, all the way up to over to the zoo around the zoo 
to Parkside Avenue, to 52nd and, 52nd and Parkside Avenue where the 
Mann Music Center is at, all the way over to 52nd and Woodland and then 
back down Woodland to where the Pharmaceutical and Science is at and 
then Civic Center Boulevard back around to 30th Street Station. This is all 
university now.  

Me: Wow! 
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Brohim: It’s no longer the Bottom or whatever they call the other parts of 
the city. 

Me: Wow! 

Brohim: So you talkin’ about a big change is comin’ so you know so what 
is the social impact is gonna be on the on the people that live here. If you 
don’t have the money again, you don’t have the money to sustain your life 
you gotta move somewhere else. 

Me: So how do you know those boundaries? 

Brohim: Oh, I was, I’m not gonna say I was a part of it but I went to some 
of the meetings and seen the drawings and the drawings, it’s huge, man.  

Me: Wow! 

Brohim: I mean you’re talkin’ about where Mann music center is at, they 
used to be a bar right on the corner of 52nd and Parkside. It’s now more of 
a high-class bar and I don’t mean a liquor bar it’s like a, it’s almost 
something similar to a sushi type style bar and all, so you have changes 
like that comin’ in the neighborhood. They have a whole bunch of stores 
right there now, whereas they never did before. They have stores there, 
umm used to be a gas station on the opposite side of the street from that 
there uhhh where that bar used to be at and they done put a high rise 
building on it, I would say I think it’s a four-story building now, apartment 
complex. So that’s the change that’s going on in this area down here. And 
It’s no tellin’ how far it’s REALLY goin’ a go because jus because they 
stop at 52nd Street don’t necessarily mean that me as a contractor gonna 
stop right there.  

All of these narratives noted the clear awareness on the part of the residents about 

the change and acknowledged the impact of the increased student presence in Mantua and 

Powelton Village. When I talked with Sam, a Powelton Village resident, she stated, 

And it’s all Drexel students that have moved in on my block into the 
places that were built on the empty lots. When you look at the housing 
that’s being put in, so the older buildings are all very small single-family 
homes, the new ones are six-bedroom houses, which are signed as group 
leases, and so that’s all Drexel students and again, not a bag thing, 
everybody needs a place to live, but it changes the dynamics. 
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Sam noted that, as the developers build housing to meet Drexel’s student and 

housing demand, the dynamics of the neighborhood are being transformed. Residents of 

both neighborhoods feel that they are losing the neighborly connection with the other 

residents as the student presence in the neighborhoods, particularly Mantua, becomes 

more prevalent. The Black residents in both neighborhoods are concerned about racism 

and disrespect by students. 

Racism 

Black residents and business owners said that the students who walk up and down 

the neighborhood often do not acknowledge them. Business owners and long-term 

residents cited examples of disrespectful and racist behavior by students and other White 

residents who now move through the neighborhood. As I was conducting research in 

Mantua, I witnessed an incident of student behavior that mirrored the experiences shared 

by the residents. As one of the long-term residents, Frederick Garvey (pseudonym) and I 

were speaking, a student parked in front of Mr. Garvey’s house. Two students exited their 

car and began to unload items from the car. Mr. Garvey greeted them but the students did 

not reply with a greeting. One of the students took a very large television out of the car. It 

was clearly too big for the student carry comfortably. Mr. Garvey and I extended an offer 

to assist the student with the television but the offer was rejected and the student 

continued to struggle with the television. The rejection of the assistance was not a 

problem; the problem was the way the assistance was rejected. The student did not look 

at us as she rejected the offer and dismissed the assistance as if she was afraid we would 

steal the television. As the student walked away, Mr. Garvey and I spoke about the 

incident and were dismayed by how the student had missed an opportunity to build a 
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relationship with a long-term resident. This experience is one example of many that were 

shared with me by the business owners and long-term residents. Below are three 

additional narratives shared by Kalil, Brohim, and Regan. 

Kalil noted that one of the social impacts of Drexel’s expansion is entitlement 

behavior by White people who move through his community. He expressed his dismay at 

the way he has to adjust his behavior to not be perceived as an “angry Black man” when 

he rides his bike through the neighborhood and encounters White people who feel 

entitled to occupy the neighborhood. 

Kalil: I mean, mind you, I’m only 24 so, as a youth I didn’t really under-
stand the impact it had on the community, I’m just like okay, cool just a 
bunch of people who don’t really look like me, cool uh, it’s whatever, 
there’s definitely been situations where if certain things weren’t happen-
ing, like certain people [white people] weren’t around- I ride bikes right, 
you’re double parked in the bike lane [referring to a Caucasian vehicle 
driver], cool, [but] you’re double parked cursing me out because I’m 
trying to ride my bike in the bike lane, not cool. Folks that look like me 
okay, they understand, they chill. But they don’t look like me, they feel 
entitled, and you can’t be angry black man all the time, so. 

It’s crazy so, I’ve learned to like, so what I’ve started to do is like have 
very intelligent conversations with people like “Oh, what you just said is 
very unacceptable and not appropriate for the situation!”  

What you are doing is clearly against the law. This is a lane of traffic and 
by you blocking it you’re impeding me. Aw man, to handle it, I’ve just 
learned to handle the situations differently, cause like yeah, before it 
wasn’t like that. 

Regan emphatically protested disrespectful and racist behavior. He discussed how 

the new housing development is attracting people to the neighborhood who walk around 

as if they are more important than the long-term residents. He spoke about how he often 

greets people who walk past his business and the new people do not greet him back. The 

people walk past as if he does not exist, which “kills his soul.” He attributes their 
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disrespect to his race. He is a long-time Black resident and they are new White patrons of 

the neighborhood. They show a disregard for the people who have lived in the 

neighborhood for generations. 

Regan: I don’t like to do the race card thing but it seems like, you know, 
they’re generating a situation, just for White people you know, the way 
they’re taking over the neighborhood. We speak to a lot of new people in 
the neighborhood and people treat you like people, like you don’t even 
exist. Like this is ours, and we’re taking it back. That’s how I feel.  

I mean, there are those that are very friendly, they’ll even come in this 
black bar and have drinks and get to know people, but for the most part, 
most of them are just very snobbish. 

So, and it’s like, so now when I sit out here a lot and I speak and some 
speak, some don’t. You may have groups of white people that’ll come by 
and look at, look like you don’t even exist, and it kills my soul. You know 
your just tryin to be friendly to people, I don’t know, I don’t know what 
this whole thing is generating here, this country is so screwed up right 
now, with the whole race thing and uh, I don’t know what level every-
body’s on as far as money and all that sort of thing, but it seems like 
people generally, look at the people that been here- I been here since I was 
3 years old.  

You know, it sucks when people walk by and you speak to them and they 
just look at you like, like, your nothing. And I’ve actually challenged 
people, I’ve actually followed people to the corner and stuff and asked 
them, ‘why would you [not speak], like when [Black] people [speak to 
you]’ and they are like “Oh, we are soo sorry!” Um- Sorry for what? All 
you had to do was speak. You know and it’s, it’s, it’s a very painful thing. 
I don’t believe in that. I don’t like black people that are racist, I don’t like 
nobody that’s racist. I believe were all a part of the universe and we’re all 
here for a reason, but um, this hate this is bad and that’s what I feel. 

Brohim reinforced the sentiment that people who are new to the neighborhood 

tend not to engage with the existing residents and act as if they are better. Brohim noted 

that people walk on the outside of the sidewalk so they do not interact with Black people. 

This lack of engagement is contradictory to the neighborly experience that exists among 

the business owners on Lancaster Avenue. One of the businesses that used to operate on 
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Lancaster Avenue was owned by a young female artist. She noted that she appreciated 

the comradery among the business owners because she felt safe, especially in the 

evenings. During the summer months, she opened her doors when the bar across the 

street had its doors open because she knew that someone was keeping an eye on her and 

her business. At that time, the area was frequented by people who loitered near the 

businesses. Her experiences with the other businesses reinforces the familial environment 

that exists among business owners on Lancaster Avenue. When new residents or students 

walk past the long-term residents and do not speak or move to the far side of the sidewalk 

so they do not cross paths with the Black residents, the long-term residents feel offended. 

Unfortunately, this behavior is reinforced by the Drexel University public safety office on 

its website, when it encourages students to “avoid talking to strangers.”  

Brohim: So you can imagine the change that’s gonna have on jus that 
alone up on that end so you pushin’ out people, but-chu bringin’in a lotta 
people. But who knows how diverse these people are gonna be? Because 
there’s a lot of ignorance still taken place down here though. Not so much 
as witha, witha police, I’m just sayin’ that certain people’s comin in the 
area they still got they nose in the air. They still lookin, they still actin’ 
like you know you nobody, you know. So it’s like you know there’s some 
different things that takes place you know when it comes down to this 
diversity that you have to be very aware of.  

Me: Now are these students or these are just others? 

Brohim: Some are students and some are others and I ain’t gonna lie, a 
lotta students they come through here, they, they, instead of them just like 
walkin straight down the middle of the block, they walk on the outside of 
the curb and stuff, when they come past me. 

These residents are noting how the social conditions of the neighborhood are 

changing as the demographics are shifting from a predominantly Black neighborhood to 

an increase in White passersby on the street and student residents. Within Black culture it 

is customary to greet others on the street, stranger, associate, or friend. It is customary to 
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give a simple head nod or a more formal “hello” to people who pass by. Failure to 

respond can be seen as disrespectful.  

Residents appreciate the land development in Mantua and Powelton Village 

because it is resolving some of the concerns of dilapidated housing and empty lots that 

have been in the neighborhoods for years. However, the residents do not agree that they 

should have to leave their homes to accommodate new people moving into the 

neighborhoods. The problem is the total “bleaching, whitewashing,” eradication of 

everything that was ever there, in order to create space for White people to be happy 

(DeFilippis, 2007). Whitewashing eradicates the cultural artifacts that define the 

neighborhood environment (Hargrove, 2009, p. 98).  

Cultural Preservation 

Mantua and Powelton Village are communities with a rich cultural landscape. 

Events in both communities have shaped American culture. For example, residents of 

Powelton Village were responsible for the FBI break-in in Media, Pennsylvania, which 

blew the whistle on COINTELPRO, a major government domestic spying program. A 

headquarters for the Black Panther Party was in Mantua. The work of Herman Wrice to 

eradicate gang violence in Matua was recognized by President George H. W. Bush on 

July 24, 1990, at the West Philadelphia Community Center, 3512 Haverford Avenue, 

Philadelphia, PA. The first significant act of resistance by members of the MOVE group 

and the Philadelphia police department occurred in Mantua. In addition to their impact on 

social conditions, the Mantua community is associated with the lives of many significant 

persons tied to the performing and visual arts. The following jazz and visual artists lived 

and performed around the Bottom: John Coltrane, 33rd and Girard; Paul Robeson, 54th 
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and Walnut; and visual artists John Simpson, Tipperino’s, James Dupree, Walt Edmonds, 

Barbara Bullock, Stanley Turrentine, Shirley Scott, and Andrew Turner.  

Mantua and Powelton embody distinctive characteristics of a type, period, and 

method of construction that tells the story of West Philadelphia. The architecture of 

Mantua and Powelton Village is unique. It is significant to the industrial era. The large 

homes were the homes for the upper-class residents and the smaller ones were the servant 

homes. That period of time is significant for the shaping of West Philadelphia; it is being 

eroded as development is growing in and around these two communities. 

Changes to the Character of the Neighborhood 

The defining elements of the neighborhood are rooted in its architectural 

character, which includes the porches and the stoops, building height line, style of the 

buildings, which are attached and detached row houses, and the ornamental designs that 

define and decorate the elevations of the row houses. As developers have acquired 

properties around Mantua and Powelton Village, they have not respected the existing 

architectural character of either neighborhood. The developers are creating significant 

changes that threaten the architectural integrity of both neighborhoods. Powelton Village 

is home to many Queen Anne Victorian-style homes, attached single-family homes, and 

very elaborate row houses with porches. Mantua has a large assortment of single-family 

row houses, which are not as elaborately decorated as the homes in Powelton Village. 

The differences in the architectural features are primarily due to the historically higher 

economic conditions of Powelton Village and how that section of the city was developed. 

Figures 32, 33, and 34 show how Drexel University has changed the block between 34th 

Street and Spring Garden Avenue and 34th Street and Hamilton Street. 

Student Rental 
Sign 
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Figure 32 
 
July 2012 Photo Showing the Contrast Between the New Student Housing and the Old 
Row Houses 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
 
 
Figure 33 
 
July 2012 Photo Showing the Appearance of the Blue Emergency Phone, Symbolizing the 
Expansion of Drexel’s Influence at the Corner of 34th Street and Spring Garden 

 
 
Note. Source: “Google Maps Street View,” n.d. 
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Figure 34 
 
July 2011 Photo Looking South Down 34th Street, Showing the Former Laundromat, 
Deli, and Parking Lot on the Site of the New Student Housing Building 
 

 
 
Note. Source: “Google Maps Street View,” n.d.  
 
Figure 35 
 
July 2011 Photo Showing the Laundromat and Deli and Parking Lot on the Site of the 
New Student Housing Building 
 

 
 
Note. Source: “Google Maps Street View,” n.d.  
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Using the cultural assessment and PRA described in Chapter 3, the July 2019, 

2012, and 2011 images in Figures 31 through 34 show changes in workmanship, 

materials, design, and setting. Figure 31 shows a new student housing building made of 

brick and metal. It is a monolithic structure with a workmanship that is completely 

different from that of the row homes across the street. The areas around the windows, 

doors, and roof line of the row homes have ornamentation, whereas the new student 

housing structure does not. The designs of the two buildings are completely different, as 

well. The row homes were designed as single-family, three-story buildings, with porches 

for people to engage with one another. The student housing is designed as one three-story 

multi-unit building, which does not promote any exterior methods of engagement with 

other residents of the building, passersby, or other residents in the neighborhood. Finally, 

the setting of this street has completely changed, as communicated by the large “2&3 

Bedroom Luxury Student Apartments” sign on the building. The sign and scale of the 

building communicate the tension between the new housing and the old housing, between 

the increased student density and the lower single-family density that previously 

dominated the street. Two additional elements that address the changes in the setting of 

the neighborhood are the bicycle locked on the porch of the row home and the rental sign 

prominently displayed on one of the buildings farther down the block (see red highlighted 

areas in Figure 31). The bicycle is a sign that indicates where students live in the 

neighborhood and the For Rent signs are designed to attract student renters, just like the 

large sign on the new building across the street.  

A final analysis of this street relates to the new student building that was erected 

on the site where a deli, laundromat, and parking lot had been located and a blue 
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emergency phone station that was installed on the corner of 34th Street and Spring 

Garden Street in 2012. These two changes are signs of the extent of Drexel University’s 

control (Figure 33). All of these elements (except the blue emergency phone) were shared 

community assets that no longer exist on this site and were not replaced by publicly 

accessible amenities. The new student housing provides amenities (fitness center, bike 

storage, 24-hour surveillance and intercom, free van shuttle service, on-site laundry 

facility); however, these amenities are restricted to use by student residents. Based on this 

assessment, this block is not promoting a socially sustainable environment for the long-

term residents because the social services for the long-term residents have been replaced 

by students and student-centric services. One of the interviewees, a member of the local 

Powelton Village Community Association (PVCA) and long-term resident of Powelton 

Village, spoke about the changes to this site. 

It’s the multifamily housing that that say at 34th and Hamilton. That was 
not a wonderful block. There was you know it’s a dry cleaner and a store 
and a parking lot and stuff. But the people that came in they, they do the 
same which I’m sure you can remember it’s called by right development 
and that is a huge problem umm for our neighborhood and other neighbor-
hoods, including Mantua. They came in and they just built a really terrible 
building there. And one of the classifications for the zoning and a bunch of 
us have become pretty aware of zoning rules and regulations is they had to 
have a commercial space. And that building for example, they have a 6x6 
foot closet which they call commercial space. So they’re doing, its serious, 
they’ve done that on three or four buildings in the neighborhood, umm, 
and it’s by right so we can’t see the floor plans. They never come in front 
of the community and it’s just a pure profit motive box which is sort of 
disrupting the pleasantness. (Interview with Powelton Village Association 
member, 2017) 

The term “by right” refers to development projects that are in accord with the 

local zoning regulations and, as a result, the developers of the project are not required to 

seek approval from community organizations. As long as the developers are building 
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properties that are “by right,” neither the city, the residents, nor the Registered 

Community Organizations (RCOs) have very little control over what type of building the 

developer constructs. This PVCA member discussed how the student housing developers 

had demolished the cleaners and store that used to be on the site of the multi-unit student 

housing building in Figures 31, 33, and 34. He expressed dismay at how powerless the 

community organizations who are responsible for approving the community changes 

were because of the zoning laws that were in place at the time. He noted that the 

architectural characteristics of the neighborhoods were threatened by new high-density 

student development.  

Changes in the Building Architecture 

Historically, West Philadelphia was known as the land of sun porches. It was a 

section of the city where African Americans purchased homes with porches that allowed 

them to relax outside. As Jane Jacobs noted, one of the essential features of an urban 

community is its ability to have eyes on the street to provide safety for residents (Jacobs, 

1961). The porches around West Philadelphia provide eyes on the street. They are a space 

where neighbors gather, friends converge, and residents experience a cool breeze on hot 

summer nights when interior temperatures become uncomfortable for homes that do not 

have central air conditioning. On one of my trips to West Philadelphia during the July 4th 

weekend, the porch served as an essential node of engagement for me to meet residents 

and conduct impromptu interviews. On multiple occasions, residents were relaxing 

outside on their porches and I was able to walk up, greet them, and converse about their 

community. We were able to connect with different experiences. Most of the 

neighborhood interviews were conducted on porches in West Philadelphia. The story in 
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the introduction was an extrapolation of an experience that I had while interviewing a 

long-term resident on his porch. Residents sitting on porches provided an easy 

opportunity to approach the house and ask for feedback on the changing conditions, in 

addition to the impact of those conditions on their neighborhood.  

 

Figure 36 
 
New Student Housing Building Showing the Lack of Porch and the Contrast Between It 
and the Architecture of the Adjacent Row House 
 

 

Note. Photo by Kwesi Daniels, taken in 2019. 
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Figure 37 
 
New Student Housing Building Looking Southeast Along the 3700 Block of Haverford 
Avenue 
 

 

 
Note. The picture shows the new housing in the neighborhood context, demonstrating the 
lack of porches and the new bay window style. Photo by Kwesi Daniels, taken in 2019.  
 
Figure 38 
 
Elevation of a New Student Housing Building Along the 3700 Block of Haverford Avenue, 
Showing the Lack of Porch and the New Bay Window Style 
 

 

Note. Photo by Kwesi Daniels, taken in 2019.  
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Figure 39 
 
Affordable Housing Built to Respect the Character and Setting of the Existing 
Environment 
 

 

Note. Affordable housing developed by Mount Vernon Manor Civic Association. The use 
of the colors breaks up the appearance of the monolithic building to match the rhythm of 
the rowhomes. The stoop is retained at the entrance and is defined with an overhead 
portico that is analogous to the portico above the porches of the row homes. Photo by 
Kwesi Daniels, taken in 2019. 
 
 

The porch is a characteristic that is shared in both Mantua and Powelton Village. 

The covered porches are being eliminated from many of the new developments, replaced 

by walk-up steps with a landing. The landing is, in many cases, high above the ground, 

discouraging engagement between residents and passers-by. In some cases, the steps are 

turned to the side, which discourages residents from talking across to each other. Another 

characteristic that is affecting the neighborhoods is the change in height of some new 

structures. Developers are maximizing the number of students that can be housed by 

creating multifamily dwellings that are four stories high. The developers are staying 

within the maximum 38’ height established by the zoning code; however, they are turning 
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the basement into apartments by building down into the ground in order to provide 

enough space for residents. This change is requiring them to start the first floor 4 to 5 feet 

above the ground, rather than at ground level. By raising the first floor above the ground, 

they are eliminating the lower-height stoop. Like the porch, the stoop serves as a prime 

nodal point of convergence for neighbors and strangers to meet. The elimination of the 

porch and stoop is changing the characteristics of the neighborhood.  

It’s happened you know it’s happened a couple of times in Mantua, it’s 
happened a number of times here in Powelton including to the point of a 
lot of these are Victorian twins they call them- right. Umm, and one 
family they lived in this house for a while. They sold it, it was a developer 
that bought it and they completely tore the Victorian house down and built 
a big box next to it. So you have one half of the buildings an old house and 
the half is a big stucco square so umm, those kinds of, those kinds of 
buildings are what I am referring to and others find it difficult as well. 
(Interview with Powelton Village Association Member, 2017) 

 
Figure 40 
 
Image Showing the New Development Not Respecting the Architecture of the Existing 
Buildings Adjacent to It 
 

 

Note. The porch is removed, the height line is lower than that of adjacent buildings, the 
windows do not have ornamentation, and the building is set back from the façade of the 
adjacent buildings. These show the social unsustainability of the new development. Photo 
by Kwesi Daniels, taken in 2019. 
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Figure 41 
 
Image Showing Changes to the Architecture Along the 3700 Block of Brandywine Street 
 

 
 
Note. Original streetview image source: “Google Maps Street View,” n.d. Overlay by 
Kwesi Daniels. 
 
 
 

These types of changes to the architecture reinforce instability in these 

neighborhoods and demonstrate the lack of regard by developers for the existing culture 

and traditions of the long-term residents. Powelton Village pushed back against this type 

of development by changing the zoning ordinance to reorganize their community into a 

Neighborhood Conservation Overlay District. Bill No. 170399 was passed by the City 

Council on June 22, 2017, and signed as an ordinance by Mayor Jim Kenney, on July 11, 

2017. The new ordinance recognizes the significance of the architectural features of 

Powelton Village and, as of July 11, 2017, requires all new residential structures to 
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adhere to design guidelines, which will ensure that the new buildings will match the 

character of the existing neighborhoods. The new regulations require the façade of new 

residential buildings to be set back to align with the adjacent facades; they restrict the 

building heights to three stories and 35 feet; they restrict the height of windows along the 

street façade to at least 5 feet and the width to 25%, requiring the new structure to match 

building setback lines. A conversation with one of the local politicians regarding the 

conservation district noted the following: 

It’s guidelines that the community comes up that are voted on uh by the 
community then passed onto the planning commission who then reviews 
all of them legally, and then finally writes legislation to the councilperson 
who then puts in play . . . . It does say that the porches have to be lined up. 
It does have to have a porch, it has be set back the same as the house next 
to it the windows have to be lined up. Simple things like that which would 
we hope umm discourage developers from coming in and maximizing 
their profit with just a box. So they have to think twice, like well I can’t 
have many students in it if I have to set it back 10 feet like everybody else. 
Those kinds of umm legislative rules we hope will slow down the kind of 
thing we are seeing going on. (Mantua and Powelton Village politician, 
2017) 

The politician noted how the new conservation district guidelines establish criteria to 

curb some of the “box” development seen in the photos and acknowledged that the 

developers are doing everything to maximize the number of students in a building, which 

is having an adverse impact on the character of the neighborhood. They are quickly 

changing the neighborhood setting, as the population density is increased, with the 

introduction of more students. This was an important discussion because it reveals how 

the community retained its power to control the developers by changing the zoning laws. 

Powelton Village and Mantua pursued similar zoning law changes, which resulted in 

major wins for each respective community.  The conservation overlay (Figure 42) 
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established guidelines that developers are now required to follow in order to respect the 

historic character and maintain the historical integrity of the Powelton Village 

neighborhood. This demonstrates the strong association that Powelton Village has with 

its architecture history and how it has leveraged that history to ensure, at least on the 

exterior of the neighborhood, that it will continue to be respected.  

 
 
Figure 42 
 
Maps Showing the Boundaries Established by Powelton Village and Approved by the City 
of Philadelphia for the Two Conservation Overlay Zones in Powelton Village 
 

 

Note: Source: “Conservation Overlay,” 2017. 
 
 
 

Mantua also rezoned its neighborhood; however, the citizens did not choose to 

address its historic character when they pursued zoning changes. Rather, they chose to 

focus on the density of the neighborhood in order to preserve the single-family housing 

units. They did this by using the same zoning process that Powelton Village used, as 

outlined above, to rezone the neighborhood from residential multi-family to single-family 
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units. This was done because developers were building large multi-unit apartment 

buildings and were increasing the density of the neighborhood with students rather than 

homeowners. 

 

Figure 43 
 
Example of a New Single-Family Home on Aspen Street, Designed to Retain Home 
Ownership, Built in 2010  
 

 
 
Note. Although the building design is different, the porch and height lines match the 
existing character of the neighborhood. Original street view image from “Google Maps 
Street View” (n.d.). Overlay analysis by Kwesi Daniels. 
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Figure 44 
 
Example of a New Single-Family Home on North 40th Street, Built in 2007 and Designed 
to Retain Home Ownership 
 

 
 
Note. Although the building design is different, the porch and height lines match the 
existing character of the neighborhood. Original street view image from “Google Maps 
Street View” (n.d.). Overlay analysis by Kwesi Daniels. 
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Figure 45 
 
Zoning Map Showing How Mantua Was Zoned Prior to the Zoning Change From 
Residential Multi-Family to Single-Family in 2017. 
 

 
 
Note. Source: Re-Zoning Mantua (2017). 
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Figure 46 
 
Criteria for Residential Multifamily Structures Based on the City of Philadelphia Zoning 
Code 
 

 
 
Note. Source: “Department of Planning and Development” (2020, p. 12). 
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Figure 47 
 
Criteria for Residential Single-Family Structures Based on the City of Philadelphia 
Zoning Code 
 

 
 
Note. Source: “Department of Planning and Development” (2020, p. 18). 
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Cultural Preservation of Mantua 

Mantua is rich with culture, from jazz greats who became recognized nationally 

and internationally for their talents to visual artists and sculptors whose work has been 

shown around the world and featured in some of the most prominent art galleries. These 

individuals not only got their start in the Bottom but also incorporated the sounds, the 

imagery, and their experiences of growing up in the Bottom in their work. Many of the 

jazz artists played in night clubs that no longer exist or that have been converted from 

jazz clubs to more contemporary night clubs.  

Figure 48 shows that the City of Philadelphia has protected many historic spaces 

throughout the city, including in Powelton Village. However, Mantua has no historic sites 

recorded (see Table 2 for a list of undocumented historic sites). This means that many of 

the sites are in danger of being lost to development, which will erase the culture of the 

people of Mantua. Throughout West Philadelphia, specifically Powelton Village and 

Mantua, there are historically significant spaces remaining where people can learn about 

the contributions of the globally, nationally, and locally renowned Mantua residents. The 

cultural resources should be preserved to protect their legacy. For instance, a steel gate, a 

piece of artwork on one of the streets, was designed by John Simpson, a famous Mantua 

sculptor (Figure 49). James Dupree and the Tiberino family (see Figure 51) also have art 

galleries in Mantua and Powelton Village. Dupree’s studio can be seen from the sky (see 

Figure 50) and becomes a place marker for Mantua in the midst of the changes. Many of 

the homes where the artists lived, as well the artifacts and cultural resources that define 

the cultural fabric of living in Mantua during the 1960s, 1970s, 1980s, and 1990s, 

continue to exist (Table 2). 
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Figure 48 
 
Map of the historic sites surrounding Mantua and Powelton Village. 

 

 

Note. Map created by Kwesi Daniels. Source: OpenDataPhilly (n.d.). 
 

  



140 

 

Table 2 

 
Undocumented Historic Sites Around Mantua and Powelton Village 
  
 
Number Historic site 
  
 

1 John Simpson House 
2 Walt Edmonds House 
3 Stanley Turrentine House 
4 Shirley Scott House 
5 Andrew Turner House 
6 Barbara Bullock House 
7 Grace Lutheran Church 
8 First MOVE site 
9 Black Panther Party Headquarters 
10 Mantua Against Drugs Headquarters 
11 Herman Wrice Home 
12 Andrew Jenkins Home 
13 Mantua Community Planners Headquarters 
14 Store where Herman Wrice and Andrew Jenkins wives were almost killed 
15 Charles L. Durham Library and James L. Wright Recreation Center 
16 Miles Mack Playground 
17 Natalie’s Jazz Lounge 
18 Mantua Halfway House 
19 Young Great Society 
20 Mt. Vernon Manor Apartments 
21 33rd& Wallace Street Playground 
22 37th& Mt. Vernon Street Playground 
23 Norman “Butch” Ellis Playground, formerly 39th & Olive Street Playground 

  
 

Note. Sites in red no longer exist. 
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Figure 49 
 
Steel Door Designed by John Simpson, Philadelphia Artist 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
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Figure 50 
 
Dupree Studios, From Above and Street View. 
 

 
 
Note. Image source: “Google Maps Street View” (n.d.). 
 
 
Figure 51 
 
Outside of the Tiberino Family Gallery Located in Powelton Village 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
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In addition to the hidden cultural resources, there are very visible murals 

depicting the history and paying homage to community leaders (Figure 52). Philadelphia 

is a city known for its street artwork. The Mural Arts Program, created to deter graffiti, 

found a positive outlet for graffiti artists to tell their story and the stories of the many 

communities around Philadelphia on the sides of abandoned buildings. Those stories are 

found all over Mantua. The story of Mantua and its culture is contained in the murals that 

decorate the neighborhood. Every time one of the murals is covered, moved, or replaced, 

a piece of the culture of Mantua is lost. This is one of the most significant elements that 

should be protected to ensure that the social impact of Drexel’s expansion does not 

adversely affect the sense of belongings for the residents.  

Local residents have commissioned artists to tell the story of public figures and 

community leaders such as Herman Wrice, who championed the elimination of gang 

violence and drug violence in Mantua. He worked with Andrew Jenkins, other 

community members, and youth in the community to establish coalitions and community 

groups to defend Mantua against the onslaught of the harmful social conditions, primarily 

gang violence, in the 1980s and 1990s. He was so instrumental in eliminating gang 

violence in West Philadelphia that he caught the attention of President George Herbert 

Walker Bush, who stated, 

Right here in this precious neighborhood [Mantua] in Philadelphia the 
good guys still wear the white hats, still stand firmly and proudly for those 
same virtues [of morality]. Now, Herman put it this way. He said he'll take 
off his hat on the streets of Philadelphia “only when we win this war.” 
Well, I know that I'll return one day and find you out there bareheaded, 
with your neighbors—strong, drug-free—at your side. Thank you for this 
example that you are setting for the entire United States of America. I 
leave impressed, inspired, and determined. (Bush, 1990, para. 13) 
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On July 4, 1990, President Bush visited the West Philadelphia Community Center and 

acknowledged the impact of Herman Wrice on drug violence and its elimination in urban 

areas through his grassroots protests in the street and active engagement with gang 

leaders. He recognized Mantua Against Drugs as a national model for how community 

organizations can reclaim their communities from drug violence. 
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Figure 52 
 
Murals Around Mantua 
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Note. Photo by Kwesi Daniels, taken in 2019. 
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CHAPTER 7 

A NEW APPROACH TO UNIVERSITY ENGAGEMENT 

Social Indicators 

Social indicators of Drexel University’s expansion into Mantua and Powelton 

Village were developed based on data collected from the CBAs, interviews, and my 

observations over time. These indicators do not require specialized knowledge to track 

and can be evaluated by community residents. They categorize the changes taking place 

in Mantua and Powelton Village as producing a result that is beneficial either to the long-

term residents or to Drexel University, or to both entities. While all of the indicators are 

important to both communities, most are specific to the Mantua community. As a low-

income community with extensive vacant land, Mantua is vulnerable to the 

studentification changes and has organized to preserve its cultural resources, particularly 

the Herman Wrice and Tim Spencer murals. However, the major cultural resource that 

needs the greatest preservation is the current residents’ existence in their community. The 

following are the social indicators and their associated subindicators that should be 

tracked to evaluate the social impact of Drexel University’s expansion on the long-term 

residents of Mantua and Powelton Village. The indicators are (a) culture, (b) sense of 

belonging, (c) changes in architecture, (d) reduction in block parties, (e) preservation of 

historic sites, (f), retention of houses of worship, (g) preservation of murals, (h) density, 

(i) changes from multi-unit to single-family ratio, (j) increase in students moving into the 

neighborhood, (k) physical environment, (l) affordable housing to market rate housing 
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ratio, (m) reduction in on-street parking, (n), rising land values and property theft, and (n) 

reduction in vacant lots. Each indicator is discussed in detail.  

Sense of Belonging 

As discussed throughout this dissertation, Mantua is a community with much 

pride. That pride gives its leaders and residents strength to fight Drexel University, 

developers, the City of Philadelphia, and anyone who seeks to claim ownership of their 

neighborhood. As their community is carved up and transformed, their sense of belonging 

is threatened by overpolicing, racism, and an overall lack of respect for their past and 

present existence. Many of the current changes to the neighborhood can be traced back to 

conditions of systemic racism. The current transformation of Mantua is the result of 

economic and racial demographic shifts, changes in architecture, heightened security, and 

an elimination of cultural signifiers (people, art, and historic sites). All of this contributes 

to reduction in residents’ sense of continued belonging in Mantua. Cultural ethnographer 

Dr. Eli Anderson described these social changes as the development of the iconic ghetto, 

White space, or cosmopolitan space (Anderson, 2012; Anderson, 2015).. His work aids in 

understanding the changing landscape around West Philadelphia, particularly since his 

work is grounded in Philadelphia and focuses on the Mantua community. His 

ethnographic work provides a framework to evaluate the sense of belonging that people 

are experiencing in Mantua and Powelton Village as Drexel University continues to 

expand its presence into these communities. Based on his definitions, Powelton Village 

would historically be described as a cosmopolitan space, whereas Mantua would be 

described as the iconic ghetto space. This is discussed in detail below. 
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White Space 

White space is defined as a space that is devoid of Black people or a space that 

marginalizes Black people. “Blacks experience on occasion moments of acute disrespect 

[in white space] that may result in racial setbacks at work, at play, and in everyday life, 

but often most dramatically, for young men in particular, at the hands of aggressive 

police, inclined to “keep Blacks in their place” (Anderson, 2015). White spaces are 

spaces that were historically created for White people only. These are suburban spaces 

that emerged based upon Federal Housing Authority guidelines that required 

development of segregated housing enclaves in the 1940s and 1950s. Even though Black 

people may live and work in White spaces, they feel marginalized and recognize the 

dearth of Black people in that space. Within the White space. African Americans are 

treated as if they do not belong, despite the fact that they live in that space. Anderson 

pointed out how, within White space, White people continue to believe that Black people 

do not belong in any space other than what is a clearly defined ghetto landscape. White 

space is not the ideal space for African Americans because it creates an environment in 

which they are marginalized and eradicated. Anderson noted that Black people in these 

environments feel stressed and are continually trying to find strategies to cope with 

conditions of inequality that permeates these environments.  

Iconic Ghetto Space 

Anderson (2012) described the iconic ghetto space as the proliferation of ghetto 

stereotypes populated by a Black majority. This phenomenon has developed over time as 

Black people have been forced into spaces that are strictly for people of color. These 

spaces are characterized by high degrees of crime, dilapidation, lack of access to 
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resources, and poor quality infrastructure. None of these conditions is conducive to the 

survival of African Americans, nor do the conditions promote a high-quality 

environment.  

Cosmopolitan Space 

Cosmopolitan spaces in urban areas are spaces that Blacks, Whites, and other 

races and ethnicities have meshed. Reading Terminal in Philadelphia is an example of a 

cosmopolitan space.  

A cosmopolitan space such as Reading Terminal would be one where all cultures 

are able to survive, find jobs with equal employment, and coexist. If the cosmopolitan 

environment is the ideal environment to promote diversity, it will appreciate the existence 

of culture in an urban space, it will celebrate the existing cultures in the urban space, and 

it will allow all to co-exist. Conditions that promote humanity will flourish in this 

environment. 

The above framework is a way to assess the sense of belonging for the people of 

Mantua and Powelton Village and can illuminate whether cosmopolitan space, white 

space, or an iconic ghetto space is being created. For example, the urban renewal policies 

that were previously discussed created an iconic ghetto, whereas the studentification 

strategies are creating a White space.  

Affordable Housing 

Mantua is a community with a high need for affordable housing. Between 2007 

and 2010, 38 housing buildings providing 186 affordable housing units were built. No 

affordable housing has been built in Mantua since then. However, 208 market-rate 

housing buildings, providing 451 market-rate units, have been constructed since 2007. 
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Based on my observations and the large number of student rental signs, these market-rate 

units were most likely constructed to house students rather than existing residents (Table 

3). 

 
 
Table 3 
 
Market-Rate and Affordable Housing Buildings Constructed Between 2007 and 2019 in 
Mantua 
  
 
Year Total Affordable Affordable Market-rate Units Market 
 buildings housing housing buildings  rate 
 buildings units   
  
 

2007 53 1 66 52 117 51 
2008 4 0 0 4 10 10 
2009 36 33 105 3 114 9 
2010 9 4 15 5 25 10 
2011 32 0 0 32 46 46 
2012 5 0 0 5 6 6 
2013 10 0 0 10 38 38 
2014 15 0 0 15 43 43 
2015 6 0 0 6 18 18 
2016 10 0 0 10 22 22 
2017 13 0 0 13 68 68 
2018 13 0 0 13 48 48 
2019 40 0 0 40 82 82 

  
 
Note. Data extracted from the issued permits dataset from OpenDataPhilly. 
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Figure 53 
 
Total Units and Buildings Constructed in Mantua, 2007–2019 
 

 

Note. The graph shows a downward trend, due to the high number of affordable housing 
units built in 2007 and 2009. 

 
Figure 54 
 
Total Market-Rate Units and Buildings Constructed in Mantua, 2007–2019 
 

 

Note. The trend shows that per-unit construction is rapidly increasing. 
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Figure 55 
 
Total Affordable Housing Units and Buildings Constructed in Mantua, 2007–2019 
 

 

Note. No affordable housing units or buildings were built after 2011. The trend shows 
that the per-unit construction has decreased to zero. 
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are available to low-income renters is shifting to provide opportunities for Drexel 

University students or higher-income earners to live in the neighborhood. The group that 

is being accommodated to live in these neighborhoods will determine to whom the term 

community is referring. It also illuminates the housing trend for the neighborhood. This 
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community is being transformed to meet the needs of the existing residents or to 

accommodate a new demographic of students or higher-income earners. An increase in 

the number of rental signs marketing housing strictly for students is an indicator of the 

decrease in affordable housing for existing residents.  

Architecture 

Architecture as an indicator was discussed in detail in Chapter 6. This social 

impact indicator focuses on recording the number of buildings that are erected with a 

style different from the existing buildings—buildings that use different building materials 

and craftsmanship; it supports the evaluation of how the composition of buildings 

impacts the neighborhood. As was shown in the analysis in Chapter 6, the changes to the 

architectural character of Mantua and Powelton Village included evaluating changes in 

building height, elimination of elements along the façade (porch, bay window, and 

stoop), and changes in building occupancy.  

Block Parties  

One of the characteristics in Mantua that is threatened is the summertime block 

party. It is a cultural tradition that is shared throughout the City of Philadelphia, where 

residents apply for a permit from the city to block the street from cars. Neighbors rent 

inflatable bounce houses for the children, barbecue food in the street, and play music; 

everyone on the block, along with friends and family, enjoy the festivities. Sometimes 

local cowboys ride through the block party and provide horse rides to the children (Figure 

59). The block party is one of the most significant events for promoting neighborliness 

among the residents in the communities in Mantua and in other parts of Philadelphia. 

Throughout the entire summer and especially during the July 4 weekend, the entire 
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neighborhood becomes a block party. Residents close the streets in front of their homes. 

They play music in the streets, play card games, and even dance in the street (Figure 56 

through 59). This is an experience that is threatened by Drexel University’s expansion 

into Mantua and Powelton Village.  

 
 

Figure 56 
 
Families With Bar-B-Que Grill, Food, and Canopy, Preparing for the July 4th Block 
Party 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 

 
 
 



158 

Figure 57 
 
Families With Bounce House for Children for the July 4th Block Party 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
 
 
 
Figure 58 
 
Street Blocked Off and Families Setting Up Tent Canopies for July 4th Block Party 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
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Figure 59 
 
Urban Black Cowboy on July 4 
 

 
 
Note. Photo by Kwesi Daniels, taken in 2019. 
 
 
 

The block party is a staple of the community; it requires sign-off by all 

community residents to receive approval from the city to close the street for a party. The 

block party permit application is a good indicator for how the neighborhood is changing. 

Unlike the other indicators, this one is a street-by-street indicator rather than an 

individual building indicator. If the number of block party applications is consistent, it is 

reasonable to assume that the neighborhood is stabilized; if the number decreases, it is an 

indicator that social networks may begin to be eroded. This is a very strong indicator of 

social cohesion and social networking at the block level. This is also a strong indicator of 

cultural customs either continuing or eroding based on the influx of new populations. The 

caveat to this indicator is that block parties may continue while the neighborhood is still 
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being gentrified or studentified. Block parties reinforce strong social networks among 

neighbors. 

Unfortunately, these networks are threatened as homes are converted or 

developed into student housing. As Mark, one of the Powelton Village long-term 

residents whom I interviewed noted,    

I really notice the students living in existing housing and then sort of a lot 
of in-fill happening and I feel it gets potentially tearing away at the idea of 
a neighborhood, because the students are so transient. Umm, and they 
don’t necessarily care as much about the neighborhood, so, you know, it’s 
messier, it’s louder. Umm, I don’t know, I’m less likely to want to go 
outside and therefore see my neighbors because I don’t feel like listening 
to college students when they’re having parties, umm, things like that I 
mean I don’t use the exterior of my house as much because I don’t feel 
like listening to my stupid neighbors cause they’re too loud. (Powelton 
Village resident) 

Mark remarked that local students do not have a vested interest in the success of the local 

community. Even if they have an interest in the community, their investment is generally 

short lived, lasting 1 to 2 years. This is primarily because they are transient. 

As I walked on the streets of Mantua, there were many more students in sections 

of Mantua where students had not lived previously. During the July 4th weekend, I saw 

White students walking back to their apartments; however, they were not connected with 

the neighborhood. One of the major complaints about student residents in Mantua and 

Powelton Village is that they are not in harmony in the neighborhoods. This becomes a 

problem because, as more students move into the neighborhoods, the cultural activities in 

the neighborhood, such as the block parties and neighborly interaction, will begin to 

erode.  
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Culture 

Measuring the cultural impact of the development in West Philadelphia involves 

tracking the loss of historic, institutional, and cultural buildings. Since 2010, Mantua and 

Powelton Village lost three major cultural buildings. First, the New Hope Primitive 

Baptist Church at 34th Street and Brandywine (521 North. 34th Street), a historic 

building, was purchased by a housing developer and demolished. Second, the University 

City High School (institutional building) was purchased by Drexel University and 

Wexford and demolished. Third, the West Philadelphia Community Center at 38th and 

Haverford Ave (cultural building) was purchased by Drexel University. 

The University City High School was built in the 1960s on the same site as the 

Dr. Charles Drew Elementary School. Both buildings were demolished in 2015 and are 

being replaced by another school. The West Philadelphia Community Center at 38th and 

Haverford Ave had not been demolished as of 2020. However, long-term residents are 

concerned about the future programming in the community center and whether the center 

will continue to serve the needs of the community or become a cultural hub for students. 

New Hope is discussed in detail in the section on houses of worship. 

Density 

Density has two indicators to evaluate the social impact of Drexel University’s 

expansion: (a) the ratio of community housing to student housing and the ratio of 

community to student dwelling units, and (b) the increase in parking regulation signs.  

Student Housing to Single-Family Housing  

The ratio of community to student-built housing is calculated by dividing the 

number of community housing units built by the number of student housing units built 
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per year. Community housing is comprised of all senior housing, single-family housing, 

and affordable housing built each year; whereas student housing is defined by housing 

built strictly for students or housing that can accommodate students. There were 24 multi-

unit apartment buildings built between 2008 and 2020. Neither the data from the City of 

Philadelphia nor a visual analysis of the properties revealed whether they were student or 

community housing. Since the current market demand is for student housing rather than 

community based housing, these units were assigned as student housing in the data. The 

assumption is that real estate developers built the housing to capitalize on higher rental 

rates from students and will advertise to students rather than to families.  

The community-to-student dwelling unit’s ratio was calculated by dividing the 

number of community dwelling by the number of student dwelling units built per year. 

The dwelling units for each category were developed by multiplying the community units 

built by a factor of 3 and the student units built by a factor of 6. These multiplier factors 

were based on the frequency of dwelling units noted in the description for each housing 

type. Thus, the most frequent dwelling unit and apartment building for the student 

apartment and multi-story/multi-unit apartments was two rooms for three apartments 

(total of six dwelling units) and the most frequent room and unit count for the single-

family homes was three rooms and one unit (total of three dwelling units). All of the data 

for these values were collected from the City of Philadelphia L&I Department through 

OpenDataPhilly. L&I provides an account of the number of permits that are issued and 

notes the type of structure being erected. The community housing versus student housing 

data were parsed from the L&I permit file data set. The notes were analyzed to determine 

the housing type. When that information was unavailable, each address was verified 
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through Google Street View to confirm the unit and housing type. Table 4 and Figure 60 

provide data to substantiate the type of housing that is being built in Mantua. The graph 

illustrates the year in which the property/units were built, the number built, and a trend 

line showing the direction of housing and unit construction. An upward trend of either 

ratio indicates that the community is increasing in density, which indicates that student 

populations are increasing in density over the long-term residents. The Community to 

Student Density graph shows downward trends for both the community housing built and 

the community units built. This signifies that the density of the long-term residents is 

being supplanted by the density of the students in the neighborhoods. The per-unit data 

indicate the footprint of the community or students in any part of the community and the 

per-unit value indicates the number of people on each property. The unit ratio shows that 

the number of students in Mantua is increasing. 

 
 

  



164 

Table 4 
 
Community Versus Student Housing Built 2008 to 2020 
  

 
Year Community Student Community Student Ratio of Ratio 
 housing housing dwelling dwelling community Ratio of 
 built built  units units housing to community 
     to student to student 
     housing dwelling 
 built units units built units 
  

2008 2 1 6 6 2.00 1.00 
2009 55 18 165 108 3.06 1.53 
2010 8 2 24 12 4.00 2.00 
2011 32 12 96 72 2.67 1.33 
2012 12 4 36 24 3.00 1.50 
2013 10 4 30 24 2.50 1.25 
2014 7 3 21 18 2.33 1.17 
2015 12 6 36 36 2.00 1.00 
2016 7 3 21 18 2.33 1.17 
2017 6 4 18 24 1.50 0.75 
2018 9 4 27 24 2.25 1.13 
2019 40 12 120 72 3.33 1.67 
2020 22 12 66 72 1.83 0.92 

  
 
Note. The housing built in Mantua for the long-term residents versus the housing built for 
the students. Data are based on the issued permit dataset from OpenDataPhilly (n.d.).  
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Figure 60 
 
Community-to-Student Density, 2008 to 2020 
 

 
 
Note. Source: OpenDataPhilly (n.d.). 
 
 
 

Density: Parking  

The data on the parking restriction signs is published by L&I. The prevalence of 

parking restriction signs is an indication that parking is now a problem in neighborhoods 

where it had not previously been an issue.  

The City of Philadelphia zoning code requires one parking space per unit for 

single-family and multifamily dwellings. Based on a standard parking lot length of 22 

feet and an average street length of 180 feet for the north-to-south streets and 385 feet for 

the east-to-west streets, the maximum numbers of cars that can park on the either street 

are 18 and 8 cars, respectively. According to the Philadelphia zoning code, the minimum 

lot size is 16 feet. Dividing the length of the east-to-west streets and the north-to-south 
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street). Since the zoning code limits to one car per unit for off-street parking and the lot 

size is smaller than the minimum parking aisle size, there would never be enough space 

on the street to accommodate one car for a single-family household. 

Density in these neighborhoods is increasing as developers erect one- to four-unit 

apartments in locations that were vacant or had only single-family dwellings. Based on 

the one-car/unit requirement of the Philadelphia zoning code, the amount of parking 

required for each resident is grossly undercalculated. Tables 5 and 6 demonstrate that an 

east-west street and a north-south street will have a maximum of 96 and 45 parking 

spaces, respectively, to accommodate residents of a four-unit dwelling. This means that 

parking will continue to be an issue for long-term residents as their ability to find parking 

close to their homes becomes more difficult. An added challenge will arise during the 

winter months when it snows. When long-term residents dig their cars out of the snow, 

there is a tendency to reserve parking spots with cones, trash cans, chairs, and anything 

that will communicate that the spot is reserved. Animosity will increase as residents 

return to find the parking spot that they shoveled occupied by a student. This will be 

compounded if long-term residents have to drive around for a long time to find a parking 

spot or have to park many blocks from their home. The university can mitigate these 

activities by prohibiting students from bringing cars to campus, by building parking 

decks for students, or by purchasing vacant lots and building parking decks to 

accommodate the increased parking demand. An allowance can be made for long-term 

residents to park in the decks for free or at a reduced rate as compensation for the reduced 

parking that will develop through the increase in student density  

 



167 

Table 5 

Street and Car Length Dimensions to Calculate the Maximum Number of Cars 
  
 
Approximate 
east-to-west 
street length 
(feet) 

Approximate 
north-to-
south street 
length (feet) 

Standard 
length of a 
parking 
aisle (feet) 

Minimum 
lot size 
(feet) 

Maximum 
number of 
cars per 
east to west 
street 

Maximum 
number of 
cars per 
north to 
south street 

385 180 22 16 18 8 
  

 
 
 

Table 6 
 
Parking Analysis Based on the Philadelphia Zoning Requirements 
  

 
Required off-site parking to accommodate 1 care per housing unit 

 
 Unit Cars per east-west street Cars per north-south street 
  

 1 24 11 

 2 48 23 

 3 72 34 

 4 96 45 
  
 
 
 

Historic Sites 

Historic preservation9 may be one of the only strategies remaining for 

neighborhoods in quickly gentrifying or studentifying neighborhoods to continue to have 

 
9The City of Philadelphia has established criteria for cultural artifacts to be designated as historic 

in order to preserve and protect them from demolition. Below are the criteria for designation (Historic 
Preservation Designation, Chapter 14-1004): 
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agency over the places where long-term residents reside and over their cultural presence 

in these locations. Long-term residents can document their cultural artifacts including 

housing, institutions, and customs, and they can share those resources with the world. It 

provides these communities the opportunity to also take advantage of the changes by 

developing an economy around historic and cultural tourism. Historic preservation allows 

residents to preserve their homes and protect themselves from the tax increases if their 

property is eligible to become a nonprofit entity. Residents can pursue local and national 

historic designation for homes that have historic significance. Residents who hold onto 

their properties and convert them into cultural institutions (art galleries, museums, 

training centers, or schools) can establish nonprofit entities. If their homes become a part 

 
A building, complex of buildings, structure, site, object, or district may be designated for 
preservation if it: 
(a)   Has significant character, interest, or value as part of the development, heritage, or cultural 
characteristics of the City, Commonwealth, or nation or is associated with the life of a person 
significant in the past; 
(b)   Is associated with an event of importance to the history of the City, Commonwealth or 
Nation; 
(c)   Reflects the environment in an era characterized by a distinctive architectural style; 
(d)   Embodies distinguishing characteristics of an architectural style or engineering specimen; 
(e)   Is the work of a designer, architect, landscape architect or designer, or professional engineer 
whose work has significantly influenced the historical, architectural, economic, social, or cultural 
development of the City, Commonwealth, or nation; 
(f)   Contains elements of design, detail, materials, or craftsmanship that represent a significant 
innovation; 
(g)   Is part of or related to a square, park, or other distinctive area that should be preserved 
according to a historic, cultural, or architectural motif; 
(h)   Owing to its unique location or singular physical characteristic, represents an established and 
familiar visual feature of the neighborhood, community, or City; 
(i)   Has yielded, or may be likely to yield, information important in pre-history or history; or 
(j)   Exemplifies the cultural, political, economic, social, or historical heritage of the community. 
 
(3)   Penalties. 

In addition to those penalties listed in the Philadelphia Administrative Code, any person 
who alters or demolishes a building, structure, site, or object in violation of the provisions of this 
Chapter 14-1000 or in violation of any conditions or requirements specified in a building permit 
issued by the Historical Commission shall be required to restore the building, structure, site, or 
object involved to its appearance prior to the violation. Such restoration shall be in addition to and 
not in lieu of any penalty or remedy available under this Zoning Code or any other applicable law. 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=pennsylvania(philadelphia_pa)$jumplink_q=%5bfield%20folio-destination-name:'Chapter%2014-1000'%5d$jumplink_md=target-id=JD_Chapter14-1000
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of the nonprofit entity’s resources, they can become financially protected from property 

taxes increase. This strategy allows residents to control their narrative by providing 

architectural or cultural tours of significant homes, along with tours of the 

neighborhoods.  

Mantua and Powelton Village have a rich art history that is linked to the many art 

schools in the Philadelphia area. Several visual artists have created unique pieces of 

artwork, which can assist in promoting the legacy of these communities and the people 

who live in them. For example, the efforts by James Dupree and Tim Spencer are a good 

example of how art can be used to reinforce the cultural identity of these two 

communities. Dupree participated in a “We Are Mantua” campaign that developed 

branding for the Mantua community. Tim Spencer, through the Mural Arts program, 

captured the thoughts, names, dreams, and essence of community heroes through larger-

than-life murals erected in Mantua.  

The PVCA has documented the history of its community and displays historic 

markers throughout the neighborhood. The zoning change that they pursued to convert 

the neighborhood into a historic conservation district is indicative of the emphasis that 

the community places on its historic resources. Even though most of Powelton Village is 

occupied by student renters, the focus of the PVCA on maintaining the historic 

architectural character of the neighborhood ensures that cultural features of the 

neighborhood remain intact. One of the key issues is to persuade Drexel to acknowledge 

the positive benefits of culture in the existing and future communities.  

Mantua has not pursued a similar path, even though it has a very rich history that 

should be retained. The homes of the jazz artists, civil rights activists, visual artists, and 
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local icons should be preserved to ensure that the history and narrative can be told even 

as changes to the neighborhood occur. One of the major concerns of many Mantua 

residents with whom I spoke was to prevent Mantua from having a fate similar to that of 

the “Black Bottom.” Although the current real estate development strategy is different, 

changes are trending toward a similar fate. There are very few remnants of the “Black 

Bottom” that communicate that it ever existed, exclusive of two murals and a historic 

marker. There was a third mural on University City High School but it was destroyed 

when the high school was demolished.  

Mantua and Powelton Village have rich histories related to Herman Wrice, 

Andrew Jenkins, Mantua Against Drugs, Mantua Planners Association, the jazz and 

visual artist who grew up in the neighborhood, and the places where artists played, which 

provides an exciting opportunity for Mantua residents to thrive in the midst of changes to 

the neighborhood. Given the current history of civil unrest resulting from police brutality, 

Mantua has an opportunity to unite with Powelton Village and tell the story of 

COINTELPRO, MOVE, and the Black Panther Party—three organizations with ties to 

the legacy of these two communities. MOVE and the Black Panther Party illustrate the 

impact of police brutality and demonstrate the extent to which police brutality can go 

when it is supported by city government and remains unchecked. The June 3, 2020, 

removal of the Frank Rizzo statue from in front of the Municipal Service Building, in 

response to Black Lives Matter activism, reinforces the importance of Mantua and 

Powelton Village to the dialogue regarding police brutality in the United States. 

COINTELPRO is an element of Powelton Village’s history that illustrates domestic 
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surveillance. West Philadelphia is in a unique position to encapsulate the above narratives 

and teach the world about the global impact of citizen activism. 

The preservation of the historic sites in Mantua and Powelton Village should be 

treated as a high-priority initiative. There is currently no documentation in front of the 

building where the first altercation occurred between members of MOVE and the 

Philadelphia Police Department, nor on Osage Avenue, where the MOVE bombing 

occurred.10 Without this recognition, it will be impossible to help future citizens to 

understand that Mantua residents have a culture. By documenting and preserving their 

history, the legacy of Mantua and Powelton Village will continue, even if the long-term 

residents are physically unable to continue to reside in either community. It will also help 

them to resist becoming invisible in the same fashion as occurred to the residents of the 

“Black Bottom.” 

Houses of Worship  

Mantua has 25 places of worship in roughly 0.8 square miles. One of these places 

of worship, Grace Lutheran Church, has served as a major point of support through the 

years for the residents of Mantua. Grace Lutheran was the site where Herman Wrice 

hosted community meetings to address drug and gang violence in the 1980s. It has 

always been a source of support for race relations and more recently a major gathering 

site for residents as they have organized to keep their community intact against the 

 
10On June 24, 2017, a temporary historical marker was unveiled on Osage Avenue by the City of 

Philadelphia Police Department to commemorate the MOVE bombing and the subsequent destruction of 60 
homes along Osage Avenue. Students Ella, Hannah, Ishtar, Nigel, and David, former students of the “Songs 
of the Children,” an antiviolence organization located at the Jubilee School, petitioned residents along 
Osage Avenue and applied for the marker. As of June 15, 2020, there is no evidence hat the marker has 
been installed (Gregg, 2020). 
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predatory actions of real estate developers. It is also the church where I attended two 

community meetings regarding the change in zoning that the residents pushed to have 

implemented in order to protect home ownership and stave off developers who are 

purchasing properties and converting them to multifamily rental units. Because the 

churches continue to be major places of strength for community residents, it is imperative 

to monitor the health of these churches over time to determine their social impact of 

Drexel’s expansion. 

New Hope Primitive Baptist Church was a historic church, built in 1893. 

Although the church was listed in the Inventory of Pennsylvania Historical and Museum 

database, it was not evaluated for historical significance. Unfortunately, it was 

demolished in 2014 and replaced by an 11-unit student housing apartment complex. This 

is just one example of the transformation taking place and the importance of tracking 

what happens to these places of worship. 

Murals  

The removal of urban graffiti became the primary platform on which Wilson 

Goode, Sr., stood when he ran for Mayor in 1984. Following his win, he established the 

Philadelphia Anti-Graffiti Network (PAGN) to combat graffiti throughout the city. The 

director of the program, Tim Spencer, was a long-term resident of Mantua, who hired 

Jane Golden in 1986 to develop the Mural Arts Program (MAP). MAP hired graffiti 

artists to beautify Philadelphia by painting murals that celebrated accomplishments of 

famous cultural icons. The program’s success resulted in thousands of paintings that, to 

this day, continue to hold the spirit of the community leaders and recount the dreams and 

aspirations of the city’s youth. In some instances, these murals have served a spiritual 
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purpose as tributes to departed loved ones. These paintings on the sides of buildings are 

the cultural depictions of the Philadelphia neighborhoods. To a city that is unofficially 

acknowledged as the “mural capital of the world,” with more than 3,600 paintings on its 

city walls, it is highly probable that the decrease in mural development serves as one of 

the very first indicators of the increase in real estate development.  

 Communities such as Mantua that have been destabilized by abandoned 

properties continue to thrive culturally through the murals that decorate the sides of 

homes in the community. The current real estate development boom threatens these 

murals, particularly as developers purchase adjacent properties and cover the murals or as 

they purchase the buildings and demolish them. Fortunately, in some instances, the 

murals have been relocated to other parts of the neighborhoods, as have the Herman 

Wrice and Tim Spencer murals. However, in other instances, murals have been destroyed 

and not replaced. For example University City High School featured a mural to the Black 

Bottom; the mural was destroyed when the high school was demolished (Figure 61). 

The murals in Mantua tell the story of the culture and the residents. As 

development occurs in this community, the murals are one of the first cultural elements to 

be affected when real estate developers begin to construct their buildings. If developers 

do not respect the value of the murals, they cover them. If they respect them, they will 

create an easement between the mural and their new building that will allow people to 

continue to view the mural (Figures 13 and 14). Although the easement is not the best 

solution for murals that face a vacant lot, easement respects the time, energy, and cultural 

significance of the murals to the current community. Since 2010, five murals have been 

destroyed or moved. The ones that were moved are a clear indication of how the Mantua 
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community is being scaled down to accommodate the student developments and, 

ultimately, Drexel University. 

 
 
 
Figure 61 
 
Black Bottom Mural From University City High School 
 

   
 
Note. Image source: “Google Maps Street View” (n.d.). 

 
Rising Land Values and Property Theft 

Through interviews with residents around Mantua, I was informed that property 

values are going up and are outside the financial ability of long-term residents to 

purchase. A review of property data trends on Zillow.com (Figures 60 and 61) shows that 

property values have increased 8.2% in University City, which includes Powelton 

Village, and 2.1% in Mantua within the past year. Their data shows that both areas have 

witnessed significant increases in property value in the past 10 years. 
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Figure 62 
 
One-Year Change in Property Values in Powelton Village and Property Value Trend 
Since 2010 
 

 

 
 

Note. Source: Powelton Home Prices & Values, 2020.  
 
 
 
Figure 63 
 
One-Year Change in Property Values in Mantua and Property Value Trend Since 2010 
 
 

 
 
Note. Source: Mantua Home Prices & Values, 2020 

 
 
 

In addition to the rise in property value, I was told that some residents feel that Black 

people cannot purchase properties in the city. A recent report by Reveal uncovered 

discriminatory mortgage lending all over the country and Philadelphia was one of the 
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major offenders. Researchers Aaron Glantz and Emmanuel Martinez reported that 

African Americans were less likely to receive mortgages than their White, Latino, and 

Asian counterparts (Glantz & Marinez, 2018a, 2018b). The report also revealed that the 

African American woman whom they interviewed for the story was denied a mortgage 

three times, until her half-White/half-Asian partner co-signed for the mortgage. Figure 64 

show that race continues to be a major factor in whether Black and Latino barrowers gain 

access to capital. Glantz and Martinez reported that Black and Latino borrowers are two 

to three times more likely to be denied loans than are White applicants. This report is 

significant because the data are specific to gentrifying neighborhoods of Philadelphia, 

such as Mantua and Powelton Village. It is also significant because there are many vacant 

homes and homes in states of disrepair, and home purchase loans and home 

improvements loans are the two most important funding products that residents need to 

address the housing infrastructure needs of their communities. Their research, as well as a 

recent lawsuit that Wells Fargo settled with the City of Philadelphia over discriminatory 

lending practices (McCabe, 2019) supports the assertion that racially discriminatory 

lending practices, similar to the red lining and racially restrictive covenants, continue to 

exist in Philadelphia. One of the business owners on Lancaster Avenue, Brohim 

(pseudonym), and his customer, Slim (pseudonym), stated that, if they tried to purchase a 

property, they would not be allowed to do so unless they had a White person pose as the 

purchaser of the property.  

  



177 

Figure 64 

Home Purchase Loans and Home Improvement Loans Denied Based on Race 

 

 

 
Note. Source: Glantz & Martinez, 2018a. 
 
 
 

Brohim: Everything down here is happening for a reason, as been, this has 
been a process has been in place now for the past 20, 30 years they had 
long time ago. An’ then now intimately. So there’s a lot, there’s a lot a 
buildings bein’ growed up from the ground up out here, whereas uh, umm 
like maybe a few lots that I was looking at would not be, they were not 
gonna be sold to us. They don’t wan’ to sell you NNNothin’ down here. I 
bullcrap you not, they ain’t sellin you nothin’ down here. They ain’t, I 
mean unless you get, if you had access to a white person that’s like really 
down with you and stuff, like really cool with you, you’d have to get him 
to buy it for you, FROM WHO? 

Slim: Front man. 

Brohim: Yeah, you gon’ definitely have to have a front man. 
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Slim: Front man. 

Brohim: Anything that’s goin’ on down here in this zone, the way they 
have it right now, you ain’t gettin’ your hand on nothin’. They may rent it,  

Brohim: It gon’ cost you a couple dollas but you jus’ shhh. 

Me: How dey, how dey lock us up? Cus’ I mean with the whole di- 

Brohim: ASTRONOMICAL, ASTRONOMICAL prices and this here 
properties down here man. 

Me: But let’s say you got the money, still can’t get your hands on it? 

Brohim: You might as well get yourself a front man, let him do it for you, 
seriously. It’s a building right across the street that went for, it went up 
from the ground up $7 hundet and uh, $50 thousand, excuse me. 

In additional to the inability to secure financing to purchase homes due to racial 

discrimination, Slim commented on the issue of properties being stolen in Philadelphia.  

Slim: Ok, ok, an facts, you know uh, when you look at this it’s like, 
Fishtown, even here, if for example say you and I were cousins. Ow 
granma had a crib an’ ow granma passed away an’ you moved to Carolina 
an’ I was in fuk’in New Yok chllin’ an’ somehow that deed got misplaced 
somewhere. Or, it jus’ became dilapidated and we all forgot about it, we 
all went our separit ways but this was a property that still in deed that our 
family owned. You go to a lawyer, not one of us, ya’ mean, like yo, I’m 
tryna do a search a deed search on my granma crib I don’t know what the 
fuk goin’ on witit. ya’ mean. His bol, now his bol, like yerl, aight, we got 
this crib, ya’ mean. I know because of the location, we gonna git, $500 
thousand for this jawn, because of the current, uh, because of the, the, the, 
the current, ummm, What’s the word I’m looking for man? I don’t even 
know, I got brainfreeze right now.  

Mahalia Robinson (pseudonym), the 91-year-old owner of 848 North 40th Street 

in Mantua is a good illustration of Slim’s point about the frequency of property theft in 

West Philadelphia and throughout the city. When Mrs. Robinson became too old to live 

on her own, she moved to North Carolina to live with her children. On June 30, 2017, her 

property was stolen and sold to Samantha Wilcox (believed to be a false name). The Pine 
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Hill Abstract Title company and Victor Miller, notary, were listed on the sale documents. 

All three entities were later linked to four other properties thefts in Philadelphia between 

2016 and 2018 (McCoy, 2019a, 2019b).  

Property theft is one of the byproducts of gentrification, as speculators notice the 

economic potential of land in low-income neighborhoods. Speculators are looking to 

profit from the changing real estate market. Dubious speculators scour sheriff’s sale lists, 

looking for vacant properties or have absent or deceased landowners. They visit the 

property to determine whether anyone lives there or frequents it. After they confirm that 

the property is abandoned, a fake deed is created and filed with the city commissioner of 

records and a property transfer tax is paid. Once the property is successfully stolen, it is 

resold to a series of fake people to create a sales history. Finally, the property is sold to an 

investor for whatever price the thief speculates is the value of the property in the area 

(McCoy, 2019a, 2019b; Porter et al., 2018). The Philadelphia Inquirer has published 

articles since 2009 about the prevalence of property theft throughout the city. In 2009 the 

Inquirer reported about a real estate fraud ring of 15 people who were indicted for selling 

82 properties to foreign-born residents in Kensington, a northeast section of Philadelphia 

(Slobodzian, 2009). In 2014, they published a report about a man who was sentence to 

2.5 to 5 years in prison for stealing, renting, and selling five properties in North 

Philadelphia (Wigglesworth, 2014). Two articles in 2018 discussed a police officer who 

was under investigation for stealing properties in West Philadelphia and other sections of 

the city (Wigglesworth, 2014), and a woman who found that she had been declared dead 

and her home had been stolen and resold for $300,000 (McCoy, 2018). As recently as 

2019, the Inquirer made the public aware of three foreign nationals who fled the United 
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States to escape prosecution for stealing 21 properties between April 2017 and June 2018. 

They resold 13 of the 21 properties for at least $470,000 (McCoy, 2019b). The city of 

Philadelphia has stated that it is unable to stop the practice completely because the city is 

required by law to file all deeds immediately. However, the city recently became more 

focused on addressing this issue by launching a new fraud protection system called Fraud 

Guard (Briggs, 2019). This system sends an email alert to all persons involved in a real 

estate transaction, which they hope will curb the illicit practice and ensure that property 

owners are protected. One of the problems with property theft is that it artificially raises 

the economic value of the area, which results in increased property taxes.  

Student and Market Rate Development in the Neighborhoods 

Students are encouraged to live in Mantua and Powelton Village because the 

housing is designed to accommodate their needs. Developers from other parts of the city, 

suburban parts of the state, and other parts of the country are erecting condo-style multi-

unit buildings that are being rented for $600 to $1,200 per room. This price is more than 

many existing rental residents can afford. The West Philadelphia apartments are marketed 

to students because their parents are willing to pay whatever price to ensure that their 

children are living in a high-quality and safe environment. These rental units are 

marketed to students in some instances as luxury apartments. This is in strict contrast to 

the economic base and the demographics of the local environment. The current housing 

trend demonstrates that existing residents are not factored into the marketing for the 

multi-unit housing units that are being constructed in West Philadelphia near Drexel 

University. As Erv noted, this is an ideal market to rent to students, even if the property is 

not in the immediate vicinity of Drexel’s campus. 
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Me: Ok, now, as a developer slash contractor in the area, how does 
Drexel’s expansion either entice you or either encourage you or 
discourage you about investing? 

Erv: Well, as far as my perspective like how it influenced me as a 
developer, as someone who looks at the money side, umm, it’s definitely 
enticing, it’s definitely encouraging to have a college nearby, because you 
always have that backup of having students in housing, on top of people 
who are interested in moving into this area and without even talking about 
gentrification, it’s, it’s a huge movement, always like being near a big 
university like Drexel. Especially, since their student body is not known to 
be broke.  

Me: Ok, ok, so you see the financials of the students, how do how do you 
want, how does that factor into you, I mean, because Drexel is still, is still 
a little walk from here 

Erv: With my property being on the outskirts of Temp, I mean Drexel 
campus, it would be considered very off-campus housing, but I do notice 
students that are renting very nearby, umm, two houses down, on 35th 
street they’re all student housing and I do ask them like how’s you’re 
renting for and you gauge like a rental market, if I do decide to go that 
route, cause their paying like $600, $650 a bedroom, and I have three 
bedrooms, you know. 

 While Erv was very sensitive to the needs of local residents, another developer 

with whom I spoke, Ford, with was happy about the changes because he felt that it was 

much better than what was already there. He was excited about the amount of money that 

was coming into West Philadelphia and was happy that local residents would be 

displaced.  

Ford: You know what I’m saying, I actually think having more college 
kids around here is helping the neighborhood a little bit better.” 

Chevy: I’m not saying every kid’s like perfect but, better than, in my 
opinion, better than some of this other people that have been living in 
here. 

Ford: It’s bringing more money, it’s helping us develop a little bit more as 
far as uh, uh properties is concerned. 
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As noted in the two interviews above, in addition to the increase in rental, 

housing, and land cost, there is a change in the types of people who are living in and 

around Powelton Village and Mantua. Powelton has historically been a very diverse 

racial and economic enclave; however, Mantua has historically been a very homogenous 

African American enclave, at least since the 1940s and 1950s, when African Americans 

began to be the dominant population in Mantua. As the cost of living increases and the 

housing is marketed to more students and higher-income residents, a change is being 

witnessed in the racial composition in sections of Mantua. Mantua is beginning to 

experience more non-Black residents through the influx of students, specifically White 

and Asian students. Another factor contributing to change in Mantua is the pressure 

resulting from market rate real estate investors who are building condo-style single-

family units near 34th and Mantua Street at the gateway into Mantua. 

The 34th street corridor is a major transportation artery into West Philadelphia. It 

connects visitors who are coming to West Philadelphia from Interstate 76 and the 

Philadelphia Zoo by bringing them down 34th street to Market Street, past Mantua and 

Powelton Village. The current entrance to the gateway greets visitors with a long-time 

mural tribute to one of the world’s greatest singers, West Philadelphia native Patti 

Labelle, a MANTUA sign, and a rendering produced by Westview, a real estate company 

that purchased the triangular property across the street from the Patti Labelle mural. The 

rendering contains a view of the new project being developed for the site and the text on 

the sign reads: “8 NEW CONSTRUCTION HOMES FOR SALE FROM THE MID 

$200,000s.” This sign is a clear indication of the change being promoted in the area, with 

real estate developers providing student housing encroaching on Mantua from the south 
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and east and market-rate real estate developers providing condo-style housing and 

encroaching on Mantua from the North.  

 
 

Figure 65 
 
Gateway Into Mantua Showing the Development on the Left and the Patti Labelle Mural 
on the Right, c. 2019 
 

 
 
Note. Image source: “Google Maps Street View” (n.d.). 
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Figure 66 
 
2016 View of Triangular Parcel Showing the Patti Labelle Mural in the Background 
 

 
 
Note. Image source: “Google Maps Street View” (n.d.). 
 
 
Figure 67 
 
2019 View of Triangular Parcel, Showing the Patti Labelle Mural in the Background and 
the New Development, Starting in the Mid-$200,000s 
 

 
 
Note. Image source: “Google Maps Street View” (n.d.). 
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Figure 68 
 
2019 View of the New Development Sign Marketing Eight New Homes Starting in the 
Mid-$200,000s 
 

 

Note. Photo by Kwesi Daniels, taken in 2019. 
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I analyzed the purchase price and location of the owners of the properties within a 

two-blocks radius at the gateway (Mantua Avenue to the north, North 36th Street to the 

west, Wallace Street to the south, and North 33rd Street to the west) to determine whether 

any other developments were impacting Mantua. Extensive development has occurred 

along 34th Street, which resulted in developers affecting the community cultural assets 

discussed earlier (e.g., New Hope Primitive Baptist Church, Tim Spencer Mural, and the 

Herman Wrice Mural). The Patti LaBelle mural is located on the side of a building that 

faces a vacant lot and is susceptible to the same fate as the other murals and cultural 

assets. Using property data from the City of Philadelphia Office of Property Assessment, 

I determined the trend of properties sold from 1947 to 2020 and studied select properties 

to understand what type of developers are investing in this section of Mantua. 

Figure 69 shows how many properties have been purchased since 1947. The trend 

line in red shows that the average number of properties purchased per year has been 

increasing more rapidly now than in the years past. Within the past 10 years, the number 

of properties sold has averaged around 10 per year. Figure 70 shows the difference 

between the market value of the properties based on the Philadelphia Office of Property 

Assessment and the purchase price of the property. Positive values indicate that the 

market price is greater than the purchase price and negative values indicated that the 

market price is less than the purchase price. Figure 70 shows that properties are being 

purchased for more than the city’s assessment. The most significant differences in value 

versus purchase price occurred between 2017 and 2020—a negative $1 million 

difference. The trend is also going down, which indicates that either many properties are 

being undervalued or developers are anticipating that real estate in Mantua will increase 
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sharply before the 10-year tax abatement expires, resulting in a financial windfall for the 

developers. The purchase prices of properties in this area have also increased 

significantly over the years, with the greatest change occurring in West Philadelphia 

within the past 10 years. The trend is going up, demonstrating that the property values are 

increasing in this area of the city.  

 

Figure 69 
 
Total Number of Properties Sold Between 1947 and 2020 at the Gateway to Mantua 
 

 

Note. Chart developed by Kwesi Daniels with data from the Philadelphia Office of 
Property Assessment. 
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Figure 70 
 
Graph Showing the Difference Between the Market Value of Properties as Recorded by 
the City of Philadelphia Office of Property Assessment and the Purchase Price of Those 
Properties Between 1947 and 2020 at the Gateway to Mantua 
 

 
 
 
Note. Chart developed by Kwesi Daniels with data from the Philadelphia Office of 
Property Assessment.  
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Figure 71 
 
Price of the Last Sale of Properties Between 1947 and 2020 at the Gateway to Mantua 
 

 
 
Note. Chart developed by Kwesi Daniels with data from the Philadelphia Office of 
Property Assessment.  
 
 
 

In addition to evaluating the price changes in this section of Mantua, I evaluated 

23 properties purchased in 2019 and 2020 to determine where the developers who had 

purchased them lived and to confirm how closely aligned the communities where the 

developers lived aligned with the median household income and demographic 

composition of Philadelphia. I used data from the Office of Property Assessment to 

confirm the property owners’ addresses. Only 14 of the 23 properties had different 

owners. Of those 14 properties, 9 had mailing addresses outside Philadelphia. Five 

property owners who lived outside of Philadelphia were from Pennsylvania suburbs 

(Blue Bell, Spring City, Morton, Glen Mills, Conshahocken), two were from NJ (Cherry 

Hill, Cinnaminson), and two were from California (Los Angeles, San Ramon). All of the 

areas had median household incomes that were from 2 to 5 times higher than those in 

Mantua (Los Angeles, CA) to 6 times higher (San Ramon, CA), with the average 4 times 
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higher. The racial demographics of the communities where the property owners lived 

were even starker. All of the communities had African American populations of less than 

10%, average 5% and White populations between 43% and 92%, average 77%. An 

evaluation of the owners revealed that 9 of the 14 property owners were companies and 

that two of the companies appeared to be real estate investment trusts. Most of the 

property owners had from 1 to 11 properties in Philadelphia; the trusts owned a combined 

140 properties throughout Philadelphia. Table 7 shows the results of the analysis. 

The analysis confirms that a significant number of investors in this area were 

buying properties in Mantua. The differences in income and racial demographics also 

support the contention that West Philadelphia is being gentrified. The fact that most of 

the property owners are companies and two are trusts makes it clear that the primary 

focus is on generating profit from the increased economic value of the neighborhoods, 

rather than seeking to improve the environment for existing residents. These results also 

demonstrate that student and market developers are putting pressure on the existing 

residents from multiple directions and, as long as the real estate value is appreciated more 

than the cultural value of the neighborhood, the cultural assets are in danger of being 

erased.  

Vacant Lots  

There are numerous vacant lots in Mantua. Many of the properties were owned by 

long-term residents or the City of Philadelphia. This indicator will demonstrate whether 

the properties are being developed to serve the community students or will be gentrified 

based on the new function. For example, if the new function is a park affordable housing 

unit or the business that caters to existing residents, the vacant lot is being transformed 
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into something for the community; if it is being transformed into student housing, a 

business that caters to students with pizza or fast food, then it is being designed to cater to 

students. If it is being transformed into a high-income unit, a dog park, or a high-end 

business, then it is being transformed into something for gentrifiers. This indicator is 

coupled with the affordable housing indicator because both demonstrate how the 

neighborhood is trending towards a particular demographic. 
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Table 7 
 
Real Estate Investors Who Purchased Properties in 2019 and 2020 at the 34th Street and 
Mantua Avenue Gateway 
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CHAPTER 8 

CONCLUSION 

Recapitulation 

When I began this research, I thought that Drexel University was physically 

expanding its campus into Mantua and Powelton Village. As I interviewed people and 

analyzed the data, I began to realize that Drexel is expanding; however, it is not 

physically expanding in the same way that they expanded into Powelton Village in the 

1960s. Their large-scale development activities are occurring primarily on property that 

they already own, except for the Dornsife Center site that they purchased in 2010, the 

University City High School site that they purchased in 2014, and the West Philadelphia 

Community Center that they purchased in 2018. These purchases are regarded as civic 

minded, whereas their other real estate development activities and student expansion 

efforts are geared toward improving the economic performance of the areas around their 

campus. Their student expansion activities are the result of aggressive student 

recruitment. Through these recruitment efforts, they are developing a student-centered 

economy in which small- and large-scale developers are moving to West Philadelphia to 

meet the pending housing demands. The residents of Mantua and Powelton Village 

wielded their power to rezone their neighborhoods to reflect their individual interests. 

These efforts have forced developers to respect the existing architectural character of the 

neighborhood in Powelton Village and single-family home ownership in Mantua. The 

efforts of these residents can be supported by the city.  
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Drexel University’s social actions are a conundrum. The engagement on the 

outskirts of Mantua and Powelton Village are creating an environment that is resulting in 

a lot of change that is adverse to the long-term residents. It is clear that the development 

around the University is supporting Drexel’s mission to satisfy their need for student 

housing. Drexel is a major development partner with Brandywine Realty and the 

Schuylkill Yards project.  It is also a partner with Wexford Science and Technology in 

the development of the University City High School site, and with American Campus 

Communities on their student residence projects. As real estate developers create new 

housing and rid the neighborhoods of dilapidated housing and vacant lots, it appears 

everyone is on track to create what Drexel has determined to be a scholarly environment, 

which involves changing the racial and economic demographics of Mantua and the rest of 

Powelton Village.  

As Drexel’s development activities put pressure on Mantua to accommodate more 

university students in these communities, they are sacrificing an opportunity for their 

students to be immersed in the culture of Mantua. In my conversation with a Drexel 

administrator, it was expressed to me that that the university is concerned that developers 

are causing deterioration of the neighborhoods as they supply student housing rather than 

affordable housing for community residents. The official stated that despite their best 

efforts, the university cannot ensure that the neighborhoods are shaped to prioritize the 

long-term residents’ needs.  

Simultaneous to the university orchestrated growth, Drexel is also providing 

support to community residents through the Dornsife Center and has supported the local 

community efforts to rezone Mantua and Powelton Village. This duel engagement creates 
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a difficult atmosphere for community residents to fully trust the university, because it is 

ambiguous from the community side whether Drexel is for or against the advancement of 

long-term residents, especially as they are currently encroaching on the community.  

The strongest ally that Drexel has with the long-term residents is the work 

happening in the Dornsife Center, however, none of the master plan or urban landscape 

documents make reference to the role of the Center in the university’s long-term plans. 

The Center can develop a meaningful relationship between the university and long-term 

community residents. The university should incorporate within their master plan a new 

vision for community-university partnership, with a mission of promoting a people-

centric sustainability with the residents of Mantua. Opportunity exists for Drexel to 

become a clearer and stronger community ally, along with the city, through preserving 

elements that define the social fabric of these neighborhoods, such as their murals, 

historic sites, community space, and affordable housing. The retention of the 

neighborhood’s culture is an opportunity for Drexel to be a socially sustainable partner. 

If Drexel’s efforts are altruistic toward long-term residents, it needs to confront 

the reality that the development activities around Mantua and Powelton Village are 

clearly aligned with the history of university-sponsored urban development in West 

Philadelphia, from urban renewal to the current studentification and gentrification of the 

neighborhoods. The transformation of Mantua into a homogenous student enclave may 

meet the goals of the university because it is easier to police neighborhoods that are not 

composed of a mixture of students and local residents, however, this model also promotes 

overpolicing of African American residents and can result in racial profiling of African 

American students and faculty. The current Black Lives Matter movement in 



196 

Philadelphia and across the country is protesting the same overpolicing that is currently 

occurring in West Philadelphia in these neighborhoods and police brutality that frames 

the history of African American experiences in the city. The goals to defund the police 

and to promote more equitable relationships between the police and people of color are 

associated with the call to end gentrification, racial profiling, failing educational systems, 

sub-par economic systems, and overpolicing in predominantly African American 

communities. Rather than continue the racially biased urban development plans that were 

developed more than 60 years ago, Drexel has an opportunity to address its housing 

needs while simultaneously respecting the autonomy of Mantua and Powelton Village to 

dictate how they develop their communities. They can begin this process by 

incorporating the plans the communities developed for themselves, which outline how 

they want their neighborhoods to develop. 

Drexel University’s physical expansion footprint is occurring along 34th Street 

between Spring Garden and Market Streets, along Lancaster Avenue between 34th Street 

and 38th Street, along Market Street between 30th and 40th Streets, south of Market 

Street, and along the Schuylkill River. The only physical presence of the university is the 

Dornsife Center, which borders Powelton Village and Mantua along Spring Garden, and 

the West Philadelphia Community Center, located along Haverford Avenue. These are 

strategic social properties; the Dornsife Center, the West Philadelphia Community 

Center, and the 2014 purchase of the former University City High School site all support 

the social engagement activities of the university.  

Rather than acquiring large portions of the real estate in these neighborhoods, as 

UPenn did in the 1960s, Drexel University acquired critical areas in the community: 
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schools and a community center. They have worked in unison with the UCD and 

Brandywine Development Company to create an environment that is conducive to the 

idea of a university community. This is entirely different from the residential 

neighborhood focus of Mantua and Powelton Village. Through the Schuylkill Yards 

project, they are creating an economic avenue for new businesses and professionals to 

move into the area. This new market is placing a high demand for housing in close 

proximity to the university and the Schuylkill River development 

As Drexel and developers are transforming West Philadelphia, a new definition 

for the term community is emerging. The development of the land by Drexel and large-

and small-scale developers foreshadows transformation of Mantua and Powelton Village 

into a space that is more aligned with what Drexel University defines as a community, 

rather than what the long-term residents consider to be community. Drexel’s involvement 

in the Samuel Powel Elementary School and the Science and Technology High School, 

both of which are on the site of the former University City High School and Charles 

Drew Elementary School, is creating an environment that will attract families who want 

to send their children to a high-performance school and who can afford to pay a premium 

to live in the catchment area. Rather than exclude the children of Mantua from the new 

school, Drexel should support development of more affordable housing in Powelton 

Village and Mantua and advocate for expansion of the catchment zone to include at least 

Mantua, since very few school-age children live in Powelton Village. This would ensure 

that the students of Mantua would receive a quality education that would improve the 

living conditions and opportunities for their neighborhood children. 
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Drexel is becoming entrenched in Mantua through their purchase of the West 

Philadelphia Community Center, an institution that has historically been a safe haven for 

Mantua residents. The concern raised by the residents and my analysis of how the 

community is changing to meet the needs of Drexel University students is that these 

spaces will eventually meet only the needs of the new residents. The university’s 

involvement in the community center creates a foundation to attract new families to the 

area. This is also an opportunity to improve the university’s impact on the community. 

The erasure of the record of culture in West Philadelphia will prevent future 

generations from fully appreciating the experience of living in West Philadelphia. It will 

eliminate the record of activism and resistance to state-sponsored terrorism. It will erase 

the record of humanity, the stories of resilience through visual and performing art, and 

the fight for equality. This historical analysis, recounted in Chapters 4 and 5, provides 

documentation of racial injustice that has been inflicted on the Mantua community in 

West Philadelphia, since the 1960’s. These experiences often occur outside of the 

purview of people who are not associated with the African American community. The 

historical discussion provides a basis for positioning Drexel University and its expansion 

goals as either an ally to the community’s social upliftment or a continuation of the 

oppressive social regime that resulted in displacement of 600 Black Bottom families by 

UPenn; the unconstitutional assault of MOVE by the City of Philadelphia and the 

Philadelphia police department; or the erasure of contemporary cultural artifacts within 

Mantua.  

The studentification that is occurring around Mantua is erasing the record of work 

that was started by the Mantua Community Planners, Young Great Society, and Mantua 
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Against Drugs, as well as the current work of the Mantua Civic Association. These local 

organizations made it possible for generations of African Americans who were anchored 

in these environments to experience a higher quality of life. This research shines a light 

on how things used to be and it ensures that, as changes take place, there is a record of 

who was there. It also provides a means to evaluate objectively the way the university is 

changing communities and simultaneously making people feel unwelcome in their own 

communities. 

This research serves as a guide for universities to understand the social indicators 

that communicate the impact of their work in communities and provides a lens to 

understand their relationship with their neighboring communities. University 

environments are supported by rich, vibrant, culturally diverse communities. Historic 

spaces contain the narratives of the people who live there and the ability to support those 

narratives creates a socially sustainable environment that enhances student learning. West 

Philadelphia universities have struggled to improve the quality of the environments 

surrounding their campuses for more than six decades. The social conditions of the 

neighborhoods—dilapidated housing, unemployment, and crime—have direct ties to a 

legacy of racial injustice that has been at the core of American society. Rather than to 

implement development strategies to absolve those social issues, universities have 

exacerbated them. Strategies that supplant long-term residents with students or more 

affluent populations, that destroy the cultural artifacts of a community, that eliminate 

affordable housing, and that render existing residents invisible go against the core 

mission of Drexel University of “preparing each new generation of students for 

productive professional and civic lives while also focusing our collective expertise on 
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solving society’s greatest problems” (Drexel University, 2020a, para. 1). Two key 

takeaways from the university mission, which is rooted in the vision of the university’s 

founder, Anthony J. Drexel, are to “prepare each new generation” to “solve society’s 

greatest problems.” Approximately three generations have passed since the initial urban 

renewal practices of the 1960s, when Drexel University joined Temple University and 

UPenn in expanding their campuses at the expense of their neighbors. Based on the 

strategies that they are employing to transform Mantua and Powelton Village to meet 

Drexel’s needs, it appears that they are preparing new generations to engage with low-

income and predominantly African American communities in 2020 in the same way that 

they did in 1960. Centuries of racial injustice that continue to underpin every facet of 

American society (education, housing, economics, environmental conditions, and 

criminal justice, to name a few), the emergence of protest in Philadelphia and around the 

world over the deaths of Black people by police, and the same injustice that Drexel 

University has been a part of through its development practices are evidence that racial 

injustice is society’s greatest problem. Black Lives Matter around Drexel University and 

the indicators presented through this research provide a road map for the university to 

ensure that the development includes actionable steps to show that Drexel believes that 

their lives matter. If Drexel is serious about addressing the social needs of local residents, 

as has been presented through the work of the Dornsife Center, the university can work 

with the city, community residents, and developers to assist with the preservation of the 

history and culture of Mantua and Powelton Village, as well as preservation of housing 

affordability in Mantua. 
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The following are my recommendations for Drexel University to be a more 

equitable partner and to assist Mantua and Powelton Village: 

1. Leverage the resources of the university to preserve the murals, historic sites, 

and other cultural elements of Mantua and Powelton Village. Develop curriculum that is 

aligned with community organizations, which involves conducting research to document 

the sites and provides hands on training for residents, students, and employees to improve 

the conditions of the historic sites in the community. 

2. Provide mandatory training for students and faculty on ways to respect and 

learn from the residents Mantua and Powelton Village. This can be incorporated into new 

student and employee orientation classes. The training needs to involve teaching 

participants about the history of the neighborhood, the accomplishments of the residents, 

provide resident coordinated tours where participants are introduced to community 

residents and businesses. Incorporate follow-up programming that will bring community 

residents and students and employees together, like a community block party. 

3. Develop community land trusts to set-aside land in Mantua for affordable 

housing and work with the existing community organization to purchase properties and 

land within Mantua to preserve affordable housing. 

4. Reduce overpolicing of local neighborhoods by university police departments 

and redirect the funding spent on policing to programs that provide employment and 

recreational opportunities for community youth. 

5. Extend the catchment area of the new Sam Powel Elementary School to accept 

students in Mantua and ensure more affordable housing is built in the catchment zones. 
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Work with UPenn, Temple, and other universities to advocate for better schools across 

Philadelphia. 

6. Explore an alternative real estate development model that allows residents to 

remain in their homes, like low cost or forgivable loans for residents to repair or purchase 

property in their neighborhoods. This can be modeled after the Drexel University’s 

employee assistance program, which gives a forgivable loan to purchase or rehab a home 

in Mantua and Powelton Village to part and full-time employees. 

7. Preserve the area around the Patti Labelle mural, given its vulnerability to 

being covered up by new development, by purchasing the land around it and the building 

where the mural is located and incorporating into a community land trust. 

8. Incorporate the plans of the local communities into the development goals of 

the university. Each neighborhood surrounding the university has their own vision for 

their area and the university needs to respect their autonomy to design for themselves, by 

supporting the plans within the university’s master plan. 

Future Research 

This research developed social indicators to evaluate the social impact of Drexel 

University’s expansion on Mantua and Powelton Village, based on feedback from 

community residents. This was important because Mantua to a more significant degree 

than Powelton Village is being transformed by the influx of student housing and student 

residents. This is threatening the ability for the existing residents to remain living in the 

neighborhoods where they have lived for generations and the development is erasing the 

culture of the neighborhood. Future research is needed to evaluate the continuous 

changes around West Philadelphia, using the indicators that were developed in this study. 
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Using GSV to analyze changes in a neighborhood has proven to be a very reliable 

strategy, particularly for permanent elements such as buildings. This research identified 

characteristics that define the studentification of Mantua and Powelton Village: 

multistory buildings with rectangular bay windows, chained bicycles on a porch, 

replacement of porches by walk-up steps to enter a building, accumulated trash in front of 

a building, “for rent” signs on the outside of buildings, and disappearance of murals and 

historic sites. These physical elements were identified in the RPA, using the GSV photos 

and reinforced by my in-person visits to West Philadelphia.  

The method of analysis that I used to audit changes to the physical environment 

can be enhanced by use of image recognition software. This is a burgeoning analytical 

method that has only recently begun to be explored as a strategy to evaluate the physical 

environment, particularly as GSV became an option through Google Maps in 2007. 

Rundle et al. (2011) used GSV to compare seven neighborhood environment 

constructions: aesthetics, physical disorder, pedestrian safety, motorized traffic and 

parking, infrastructure, sidewalk amenities, and social and commercial activity. They 

compared data from an in-person neighborhood audit from 2007 with data collected in a 

2008 GSV audit. They found concurrence between the two data sets. Odgers et al. (2012) 

used GSV to conduct street audits of 120 neighborhoods and determined that GSV was a 

reliable and cost-effective method of conducting neighborhood audits to determine how 

neighborhood conditions affect adolescent development. Nesse and Airt (2020) evaluated 

the use of GSV to replace in-person street surveys. They focused on temporal conditions 

at the street level—food-related land uses, sidewalks, trees, graffiti, and litter—and found 

that the temporal nature of GSV prevents an investigator from using it to evaluate 
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neighborhood conditions that change frequently, such as litter. However, they concluded 

that it is a very useful method to evaluate more permanent conditions such as food-related 

land uses, sidewalks, trees, and graffiti. All three of these studies showed that GSV is a 

good way to understand changes in the physical conditions of a neighborhood without 

conducting in-person audits. However, it is not effective for studying conditions that 

change frequently. 

 One of the difficulties with urban policy analysis is it is difficult to evaluate the 

impact of a policy at the street level because of time and financial costs associated with 

conducting street-level field surveys. My use of GSV images to assist with identifying 

site changes shows that GSV is a valuable tool to understand the impact of policy 

decisions at the street level. GSV, coupled with census data and image analysis software, 

can employ the more permanent social indicators identified in this study—changes in 

architecture, retention of historic sites, preservation of murals, and the ratio of 

multifamily units to single-family units—to apply these indicators in other neighborhoods 

in Philadelphia near universities to assess the social impact of development on long-term 

residents. 

The focus of this study was on the social impact of Drexel University’s 

expansion. However, additional research is necessary to evaluate whether Drexel 

University’s social engagement activities through the Dornsife Center are altruistic or 

designed to benefit existing residents. Residents with whom I spoke had reservations 

about whether Drexel’s intentions in Mantua are for the benefit of existing residents. 

Additional research could focus on whether the strategies that the community used, such 

as CBAs and zoning changes, will provide long-term residents with the social benefits 
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that they seek. The long history of racial injustice, exacerbated by university expansion 

into communities of color, contributes to maintenance of racialized spaces in society. The 

opportunity still exists for Drexel University to honor its mission to train the next 

generation to solve the world’s greatest problems by uniting with the community 

residents of Mantua and Powelton Village to ensure that development activities are 

mutually beneficial to everyone. 
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APPENDIX A 

DEFINITIONS 

Anchor Institution: institutions that have existed in West Philadelphia since the 1960s 

and were responsible for maintaining the economic and social conditions of the areas 

around West Philadelphia This is inclusive of economic, religious, social, healthcare, and 

educational institutions, who did not relocate away from Philadelphia in the aftermath of 

urban renewal. 

The Black Bottom: a subsection of the Bottom. 

The Bottom: a section of West Philadelphia historically recognized for its predominantly 

African-American population and was the section of the city where African-Americans 

were required to live. 

Cultural Inventory: cataloging of the tangible objects and structures and the intangible 

experiences that define the social norms of people who share a commonality.  

Gentrification: economic-based reshaping of predominantly Black (African/Caribbean 

descendants) and Brown (descendants of Spanish-speaking persons, primarily located in 

the southern portions and islands of North America and South America) low-income 

communities, which includes renaming the area, displacing the long-term residents, and 

changing the cultural, social, and economic environment to attract a predominantly white 

and higher-income earning community. 

Household Living:  Residential occupancy of a building or any portion thereof by one or 

more families. When a household living use is rented, tenancy is arranged on a month-to-
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month or longer basis. Uses where tenancy may be arranged for a shorter period are not 

considered residential; they are considered a form of lodging.  

Long-term Resident: people who have lived in the neighborhoods around West 

Philadelphia for ten or more years. 

Multi-Family: The use of a lot as a residence for three or more families with each family 

occupying a single dwelling unit. 

Single-Family: The use of a lot as a residence for one family. 

Single-Room Residence: A building containing rooms rented as living quarters without 

private bathrooms. Examples include dormitories, rooming houses, and supported 

independent living. 

Social Impact Assessment: an evaluation methodology that analyzes the effects of 

environmental change on people and their ability to engage with their environment. 

Studentification: economic-based reshaping of predominantly black and brown low-

income communities, which includes renaming the area, displacing the long-term 

residents, and changing the cultural, social, and economic environment to attract a 

predominantly college student community. 

Two-Family: The use of a lot as a residence for two families with each family occupying 

a single dwelling unit. 
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APPENDIX B 

STRUCTURED INTERVIEW QUESTIONS 

1.    What community concerns do you think would be important for a university to take 
into account when they are expanding into surrounding communities? 
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________ 
 
2.    How would you describe a community which satisfies all of your social needs (Social 
includes things like the type and quality of housing, the quality of education, and things 
which are specific to a community’s culture?) 
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________ 
 
3.    Please describe what you like most about your community? 
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
_________________________________________________________ 
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4.    Please describe what you  like least about your community? 
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
_________________________________________________________ 
 

Demographic Data: The following section contains personal questions that will be used 
to organize the responses that we receive. Please CIRCLE all responses unless noted 
otherwise. 
 

1. What is your race/ethnicity? 
a. White  
b. Black or African American  
c. American Indian or Alaska Native 
d. Asian  
e. Native Hawaiian or Other Pacific Islander 
f. Other: _____________________________ 

 
2. What is your sex or gender? 
a. Male 
b. Female 

 
3. Please circle your age range: 
a. 18-24 
b. 25-34 
c. 35-44 
d. 45-54 
e. 55 and older 
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4. Are you a student at Drexel University, Temple University, or the 

University of the Sciences? 
a. Yes (Circle which one below) 

1. Drexel University 
2. Temple University 
3. The University of the Sciences 

b. No 
 

5. Do you rent or own a home around Drexel University, Temple University, 
or the University of the Sciences? 

a. Yes (Circle which one) 
4. Renter 
5. Homeowner 

b. No (Skip to question #9) 
 

6. Please CIRCLE the university nearest your home. 
a. Drexel University 
b. Temple University 
c. The University of the Sciences 

 
7. Please CIRCLE  how many years you have lived near this university. 
a. less than 5 
b. between 5 and 10 
c. greater than 10 

 
8. Are you a block captain for you neighborhood? 
a. Yes 
b. No 
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9. Do you work at an organization or business around Temple University, 

Drexel University, or the University of the Sciences? 
a. Yes (Circle which one best describes your organization/business) 

1. Registered Community Organization 
2. Religious organization (church, mosques, synagogue) 
3. Development Company 
4. Non-Profit Organization 
5. Local business 
6. City Government (non-elected official) 
7. Elected Official 
8. Other: 

______________________________________________________ 
b. No (Skip to Question #12) 

 
10. Please CIRCLE the university nearest your business/organization.   
a. Drexel University 
b. Temple University 
c. The University of the Sciences 

 
11. Please CIRCLE  how many years your business/organization has been 

near this university. 
a. less than 5 
b. between 5 and 10 
c. greater than 10 

 
12. Do you work at one of the following Universities? 
a. Yes (Please circle which one) 

1. Drexel University 
2. Temple University 
3. The University of the Sciences 

b. No 
 

13. If you would like to be contacted for follow-up or sharing of the research 
results, please write your phone number and or e-mail address 
 
Phone Number: __________________________________________________________ 
Email Address:   __________________________________________________________ 
 

 


	Context: African American Communities and University Expansion 4
	Drexel University Expansion and Real Estate Developers 6
	Purpose of the Study 14
	Methodology 18
	Organization of the Dissertation 19
	Neoliberal Economic Policy 21
	Studentification 25
	University Approach to Community Development 29
	University Expansion 30
	Sustainable Development 31
	Just Sustainability 33
	Social Indicators 34
	Type of Research 36
	Research Method 36
	Structured Interviews 37
	Semistructured Interviews 38
	Field Observations and Interviews 39
	Research Design 41
	Research Geographic Boundaries 47
	Participant Recruitment 49
	Instrumentation 50
	Informed Consent 51
	Nature of the Data 51
	Transcription of Data 53
	Humanization 53
	Background of Drexel University 57
	University City and West Philadelphia 60
	UPenn’s Takeover of the Black Bottom 61
	The Creation of the University City District 64
	Powelton Village 65
	Mantua 66
	University-Based Gentrification 78
	School Closures 80
	Positive Beliefs Regarding the Development 93
	Improved Conditions of the Existing Community 103
	Studentification 108
	Racism 115
	Cultural Preservation 119
	Changes to the Character of the Neighborhood 120
	Changes in the Building Architecture 125
	Cultural Preservation of Mantua 138
	Social Indicators 149
	Sense of Belonging 150
	Affordable Housing 152
	Architecture 156
	Block Parties 156
	Culture 161
	Density 161
	Historic Sites 167
	Houses of Worship 171
	Murals 172
	Rising Land Values and Property Theft 174
	Student and Market Rate Development in the Neighborhoods 179
	Vacant Lots 190
	Recapitulation 193
	Future Research 202
	Context: African American Communities and University Expansion
	Drexel University Expansion and Real Estate Developers
	Purpose of the Study
	Methodology
	Organization of the Dissertation
	Neoliberal Economic Policy
	Studentification
	University Approach to Community Development
	University Expansion
	Sustainable Development
	Just Sustainability
	Social Indicators
	Type of Research
	Research Method
	Structured Interviews
	Semistructured Interviews
	Field Observations and Interviews
	Research Design
	Phase 1: Spatial Analysis of the Neighborhoods Around Drexel
	Location
	Design
	Setting
	Workmanship
	Material
	Feeling
	Association

	Phase 2: Evaluation of the Communities Around an Expanding University

	Research Geographic Boundaries
	Participant Recruitment
	Instrumentation
	Informed Consent
	Nature of the Data
	Transcription of Data
	Humanization
	Background of Drexel University
	University City and West Philadelphia
	UPenn’s Takeover of the Black Bottom
	The Creation of the University City District
	Powelton Village
	Mantua
	University-Based Gentrification
	School Closures
	Positive Beliefs Regarding Development
	Improved Conditions of the Existing Community
	Studentification
	Racism
	Cultural Preservation
	Changes to the Character of the Neighborhood
	Changes in the Building Architecture
	Cultural Preservation of Mantua
	Social Indicators
	Sense of Belonging
	White Space
	Iconic Ghetto Space
	Cosmopolitan Space

	Affordable Housing
	Architecture
	Block Parties
	Culture
	Density
	Student Housing to Single-Family Housing
	Density: Parking

	Historic Sites
	Houses of Worship
	Murals
	Rising Land Values and Property Theft
	Student and Market Rate Development in the Neighborhoods
	Vacant Lots
	Recapitulation
	Future Research

