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CHAPTER 1
INTRODUCTION
Urban blight does not lim it itself to the central cores of cities
nor overcrowded tenements nor dwellings sandwiched between deterio
rating com m ercial buildings.

It can exist in uncongested areas with a

minimum of population, and away from the central core area of a city.
Two basic characteristics of blighted areas are substandardness
and either stagnation or deterioration.

Blight is usually associated

with conditions of dilapidated housing, rubbish-strewn yards, excessive
noise and dirt, inadequate light, and poor ventilation. Generally speak
ing, a blighted area is one which is an economic liability to the
municipality.
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This definition allows for even more than the conditions

normally associated with blight.
Many economic liabilities exist on the perim eters of cities.
Although these areas are usually le ss densely developed, there still
can exist very poor conditions, both socially and economically.

In

Latin America, it is often the case that slum dwellings and poverty
1. Coleman Woodbury (e d .), Urban Redevelopment: Problems
and P ractices (Chicago: University of Chicago P ress, 1953), p. 11.
2. Donald H. Webster, Urban Planning and Municipal Public
Policy (New York: Harper and Row, 1958), p. 572.
1
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conditions have grown around the periphery of a city.

In the United

States, peripheral slums are perhaps not as populated as those of
Latin America, but sim ilar conditions exist. These blight contributing
conditions are due to a lack of city services such as water supply,
sewage disposal, and good roads.

With these services lacking, cer

tain blighting elements begin to germinate in these areas and spread.
For example, in low lying areas, poor drainage w ill encourage the
breeding of mosquitoes and other pests, and other generally unsanitary
conditions. In hilly areas, lack of site planning for proper drainage
tends to encourage mudslides, erosion, and the sim ilar unsanitary
conditions.

In addition to the propensity of these areas to become lit

eral refuse piles, their unproductive nature as far as employment of
manpower and generally low tax revenues are concerned, make rather
costly the few city services furnished, such as police and fire protec
tion. In other words, to service the area, the city is paying out for
services a greater share of the tax revenues than would be the case
if conditions were improved in the area.

The fact that it remains

underdeveloped is in itself a blight on the area and its neighboring
areas.
Therefore, this relatively underdeveloped urban space, in
order to contribute to its surrounding urban area rather than detract
from it, should be developed. Of course, proper development of this
land can be done only at a price far in ex cess of the fair market value
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of the ultimate project. This is one reason why these areas have been
permitted to remain vacant; no private party could reap enough profit
to take the risk of developing the area.

Thus, city governments with

the aid of federal funds have taken it upon them selves to develop and
redevelop these low density blighted areas.

The question is how

should these areas be developed; should they become recreational
areas, industrial parks, shopping centers, or residential tracts ?
Eastwick, in the southwestern section of the City of Phila
delphia (see map no. 1), is just such an area of low density blight
that has been described above.

It is also currently the site of one of

the largest, areal redevelopment projects in the nation.

Seemingly,

the su ccess of the project could have a bearing upon future development
of this type of area, and concomitantly have relevance to the future
growth of cities.
Eastwick is even more unique than the type of area described
above because it has more than the usual share of blighting elem ents.
B esides the extra cost of filling the land, another reason that kept
private developers away was that at one time the land had been sub
divided into very sm all lots and sold to a multitude of buyers whose
whereabouts were often unknown. Thus, an assemblage of an adequate
amount of land area was almost im possible.

However, the redevelop

ment authority was able to impose through its enabling legislation.

Fig. 1. Eastwick Redevelopment Project and the Surrounding
Environs (Map no. 1).
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"eminent domain" during the condemnation proceedings to assem ble
the land needed to initiate the Eastwick Project.
The area seem ed to attract "squatters" and people who weren't
particular about the prestige of their area, but rather desired the area
for its :inexpensive, non-restricted use of land.
The purpose of this paper then is to measure the su ccess of
attainable goals set for the Eastwick Redevelopment Project hoping,
in the process, to analyze the problems that have been encountered in
the project.

I will emphasize especially those problems having to do

with the blighting elements of the area.

Attention w ill be given to the

problems of residential development, rather than the other types of
development.
The paper's orientation toward the analysis of the su ccess or
failure to reach the project's goals appears to be the most useful
approach. This orientation can be applied to other redevelopment
projects and thus comparisons can be made. This orientation reveals
more of the dynamics, the undocumented, the ungraphable, of the pro
ject than mere history and description. It also enables us to better
understand the problems involved and project possible solutions.
Success or failure is somewhat ambiguous and subjective.

How

does one measure su ccess? Should the adopted plan of Doxiadis be
followed to the word? It is the author's opinion that the proposed
plan (discussed in Chapter 3) for the redevelopment of this project is
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not of as major importance as are the criteria for the su ccess or
failure of the project's attainable goals.

However, the completion of

the plan as: it has been presented seem s to be a greater factor in the
perception of the project held by the general public. Only in this sense
does adherence to the initial plan have much importance at all. The
main purpose in discussing the plan is to provide background informa
tion for the project and to draw out problems that have occurred which
may be classified as the criteria for the su ccess of the project.
The su ccess of the project is actually measured by the quality
of living in the project, and to what degree the City of Philadelphia has
gained economically from redevelopment of the area.

An analysis of

su ccess or failure in attaining goals for the Eastwick Project is
especially difficult at this tim e because the project has not been fully
developed. Therefore, judgments must be ventured on partially com
pleted evidence. Because the development keeps progressing it is
difficult to obtain data on various aspects of the project and consequently,
sections become more difficult to delineate. Thus, in deciding whether
the quality of living has been improved we will have to make reference
to and briefly describe the living conditions which existed in this area
before the undertaking of this redevelopment endeavor, and compare
them to the present environment.
Many people hold in their minds the image of the Old Eastwick
while others have images of the new area.

These present dichotomies
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challenge our ability to make accurate judgments of su ccess or failure
by leaving us in a state of ambiguity. N evertheless, it is hoped that
this ambiguity w ill not be too confusing. One w ill soon be able to see
how the landscape of the area is changing, a sort of "before and after"
at one moment in tim e. The advantage to a study at this point in the
project's life is that the problems of change are more apparent.
The criteria for such a comparison are to be drawn from the
contrast of living standards, in the Old Eastwick community with the
environmental conditions created in the New Eastwick Project. The
goals set forth by the Urban Renewal Plan for this project were first
published.in 1958 and have been amended five tim es in the last ten
years, in order to maintain a level of standards, in keeping with pre
sent environmental needs.

The Eastwick Renewal Plan by necessity

had to be as good as, if not better than the standards followed by the
City of Philadelphia.

Like most other regulatory guides the Urban

Renewal Plan Controls govern:
Zoning--use, height, open space, building coverage, density
of population.
Subdivision Regulations--standards and design regulations.
S treets--their location, width, alignment grade, intersection,
use of cu ls-d e-sa c, street trees, building lines,
alleys, easem ents, etc.
Blocks--length, width, crossw alks, and utility easem ents.
L o ts--siz e , shape, and minimum dimensions.
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Open spaces- - character, and area required for dedication.
Variations and exceptions.
These standards laid out in the Eastwick Urban Renewal Plan are the
only physical guidelines actually applicable to the project as it is
presently being developed. These regulations simply determine the
framework upon which the project w ill be constructed.

However, it

is possible to use these standards as a barometer to measure the
degree to which Eastwick has attained its goals.
In order to have a better perspective of the project, some
background data should be given so that the problems and objectives
discussed in this paper will be able to be placed in the proper context.
The assemblage of data pertaining to the overall objectives of this r e 
development project together with those goals which have been realized
w ill enable us to evaluate the quality of living to be found in New
Eastwick.

CHAPTER 2
BRIEF HISTORY OF THE PROJECT
Before Redevelopment Began
In the 1940's, even before the reform term s of Mayors Clark
and Dilworth, the city government was thinking of the p ossibilities of
redevelopment aid for Eastwick.

Engineering studies were made in

1949 and 1950 to ascertain the overall feasibility of the redevelopment
of the Eastwick area.

These reports were favorable, and the City

Planning Commission certified the area for redevelopment on December
13, 1950. During 1953 and 1954, a team of planners, architects, and
engineers prepared a report on the area for the City Planning Com
m ission.

It was based on a market survey of future land uses by

Homer Hoyt A ssociates, a detailed engineering study by H arrisDechant, and an investigation of property ownership by Property Ser
vice, Inc.
With this background m aterial, the Planning Commission
prepared the Eastwick Redevelopment Area Plan, which was transm it
ted to the Redevelopment Authority in November, 1954. The Redevel
opment Authority, not the Planning Commission, is the agency desig
nated and able to make workable the Comm ission's redevelopment
9
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plans. In preparation of an application for Federal financial assistance
to carry out the plan, more detailed engineering, planning, and costs
studies were done by Harris-Dechant in cooperation with city depart
ments.

A demand for a housing study was fulfilled by the University

of Pennsylvania. The Redevelopment Authority finally produced and
endorsed the Eastwick Urban Renewal Plan in August of 1957. Two
months later it was approved by the Federal government.
The difference between the Planning Commission's Plan and
the final Redevelopment Plan was that the latter made provisions for
not destroying good existing housing and/or moving existing housing to
other locations. These provisions were thought of as more democratic
and more in keeping with the spirit of urban renewal. Rather than
grossly obliterating all buildings in this m ostly-slum area, the good
ones should be left.

After hot protest from residents on inequities of

condemnation and redevelopment as a whole during the latter part of
1957 and first half of 1958, the City Council approved the Eastwick
Urban Renewal Plan, 14-2. The Federal Loan and Grant contract be
came effective in August, 1958.

Later, in order to obtain more

Federal money, the project was reclassified as basically an industrial
project, since there w ill be more land in industrial use than residential
use. All buildings which were not going to be permitted to remain in
the project area were condemned all at once on December 8, 1958.
This was done supposedly to keep speculation from occurring, but not
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to cause residents to move right away.

Although the Redevelopment

Authority retains the deeds to all properties, the occupants may still
remain on them by various payment system s until such time as the
building must be torn down to make way for redevelopment. Thus be
gan the relocation and movement of residents out of the Eastwick area.
By 1962, only about 2000 persons remained in the old community of
Eastwick awaiting redevelopment. The rest of the population either
left or were relocated; the house-moving projects never got underway.
If the vacated houses were not demolished by the authorities, they would
probably be destroyed by vandals or vagrants.
Invitations for proposals to develop Stage I of the urban renewal
area were made public. Several replies were received by September,
1959, but all were rejected in January, 1960. Finally, on May 27,
1960, the New Eastwick Corporation (NEC), a subsidiary of the
Reynolds Metals Company, with the Doxiadis plan (see map no. 2) was
named developer.

Later, the Philadelphia Builders Eastwick Cor

poration (PBEC) became developers of approximately half of the
entire project area.

F ill was beginning to be pumped into the Stage I

area in the summer of 1959. It was left to settle for two years before
construction on it was started.
From Redevelopment to the Present
Ground was broken for the first 253 New Eastwick houses,
designed by Greek planner and architect Constantines Doxiadis, on

Fig. 2. The Doxiadis Plan for Stage I (Map no. 2).
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September 15, 1961. These houses were called Towne Gardens (see
Appendix C) and were occupied by the first fam ilies during October,
1962.

Although they were row houses, their design differed radically

from the traditional Philadelphia row home. At any rate, Towne
Garden homes were not selling as well as had been expected.
So the NEC named a fam iliar and popular builder of Philadelphia
row homes, Hyman Korman, to construct the remaining units of Stage
I. Korman called his new development, which was m ostly northeast
of the Towne Gardens homes. Blue B ell Manor. One hundred out of
215 were sold within the first month after the sam ples were opened in
October of 1964.
Meanwhile, the PBEC began building the Delaware Valley
Industrial Park (Stage B) with its first tenant being the International
Harvester Corp. in 1964. To this date several other new companies
have been located in Stage B, with plans for a 10 m illion dollar auto
mobile shopping center in the area along Essington Avenue. *
In 1966, Korman continued to build and se ll homes, over to the
west of 70th St. But since the Blue B ell Manor homes sold slower
than expected, Korman and the NEC decided to try a new marketing
technique. They found that people were more at ease dealing with
locally known realtors.

Since the majority of the buyers in the project

1. Evening Bulletin, Monday, January 23, 1967, p. 1: "$10
Million Auto Center Planned for Eastwick. M
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came from South Philadelphia, they decided to form an association of
South Philadelphia realtors to se ll the new houses which they called
Penrose Park. In this new development Korman has built some
duplexes and single-story row houses, in addition to the traditional
2
tw o-story row home.
Unfortunately, the two developers are involved in lawsuits
against each other for developmental rights over certain areas of the
project.

These lawsuits have been said to have slowed the progress

of redevelopment.
From this chapter, one can see the long and involved process
of redevelopment. The main reason is that so many agencies are in
volved, supposedly so hasty, often misjudged action won't reign over
careful deliberation. Also, this is done so that there is greater pos
sibility for people affected by the project to participate in decision
making.

Therefore, the next chapter will be concerned with the ob

jectives officially stated in the plan, the physical form s required to
obtain the objectives, and the physical changes that have thus far been
accomplished.
2. Evening Bulletin, March 23, 1967, p. 17: "Builders,
Municipal Agencies Agree to Speed Eastwick Developm ent."
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CHAPTER 3

THE PROPOSED PLAN
In this redevelopment project, there is no exacting plan to be
followed to minor details, except for the general standards prescribed
in the Eastwick Urban Renewal Plan. The original structural design
pattern made by Doxiadis has been abandoned in favor of a more
feasible working plan.

In particular, the initial housing concept of

sixteen to eighteen foot row houses has been replaced by the larger
twenty foot model because in the fourteen years that have elapsed since
the inception of the study, the market has disappeared for the sm aller
sized row home. However, Doxiadis' land use study is still being
employed for the project. The absence of a detailed structure is not
unusual in planning or development, although perhaps the Eastwick
project is even le ss specific than most.

Changes in conditions prohibit

certain plans from being transformed into reality. The most that can
be hoped for is that goals may be set and obtained without too much
restriction by the means. Such general goals are set forth in the
following pass age:
It is proposed to clear, fill and drain this area
and provide basic public utilities so that the land may
be developed for residential, com m ercial, and indus
trial u ses with adequate community facilities for the
15
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anticipated population. The Urban Renewal Plan sets
forth these proposed land uses, and the controls which
w ill regulate the manner of developing the area. By
the carrying out of this Plan, the area will become a
safe and desirable place to live and work. The Plan
.. has been designed to provide especially for a maximum
of privacy for living, accessibility of shopping and
recreation areas, and safety for school children. *
In order to design a plan to fit these goals, the Redevelopment
Authority solicited proposals from various developers.

The winner

was the New Eastwick Corporation, a subsidiary of Reynolds Metal
C o., whose plan was developed by Constantinos Doxiadis, a noted
Greek planner and architect.
Structural
Doxiadis has conceived a plan which has distinct boundaries
between residential and industrial sectors, but not so fine a delineation
between com m ercial, institutional, and residential.

Commercial

establishments and institutions are to be found within residential s e c 
tors, but usually they are at intersections of collector streets or
located on one of the major streets.

Major streets in most cases act

as the boundaries between districts.
The main theme of his plan is that the area be a human com
munity centered about a pedestrian esplanade which runs through the
length of the project's residential districts making it possible for a
1.
Redevelopment Authority of the City of Philadelphia,
"Eastwick Urban Renewal Plan: 'Introduction'," August 26, 1957.
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person to walk in greenery the length of the project without ever
crossing a street.

This is effected by pedestrian overpasses at inter

sections with major streets.

Smaller extensions of this pedestrian

way are projected into each residential block. The esplanade acts as
a focus for this "city within a city" since most of the civic and major
commercial centers of the community are to be found along it.
This system of easy and safe pedestrian transportation is made
possible by the construction of the street system . The most basic and
sm allest element of this system is the cu l-de-sac.

These looped or

dead end streets feed perpendicularly into collector streets which in
turn feed into the major streets.

The system keeps through traffic

out of the sector bordered by major streets.
Land Use
The entire urban renewal area consists of 2, 506 acres, but
only 2,140 of them to be acquired for redevelopment. The remaining
366 acres primarily consist of existing residences of Elmwood on the
western side of Stage I in addition to industrial development along
Essington Avenue. The Renewal Plan called for the demolition of a
little le ss than half of the 5,105 dwelling structures which existed.
Proposed acreage for the types of land use besides streets is broken
down into the following percentages:

18

Industrial
Residential
Public and Sem i-Public
Commercial

51%
31%
16%
2%

Of the public use there is to be a new junior and senior high school,
and three new elementary schools.

All in all 10, 000 to 12, 000 new

dwellings w ill house most of the future 50, 000 to 60, 000 population of
the area with its industries employing 20, 600.
In general, the proposed land use can be described in a sim 
plified way. The proposed industrial area occupies almost all of the
eastern half of the project which is immediately adjacent to an area of
industrial type use and the International Airport. The area w ill be
directly served by the Reading Railroad and the Industrial Highway.
This area was mostly vacant with a few blocks of scattered residential
developments and a couple of existing industries.

The residential

area is situated in the western and southern portions of the project.
In the northwestern segment, residential sectors are to be built on cur
rently vacant land which is adjacent to the older residential neighbor
hood of Elmwood to the west.

On the other hand, scattered existing

residences in the southern portion would have to be demolished to make
land available for new development.

This area w ill be developed with

higher priced homes, probably more suburban in character than those
in the northern section. The com m ercial and civic center of the area
is proposed for the southern side of Island Road between the extension
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of Eastwick Avenue and the Reading Railroad which is in the middle of
the project.

A large park is proposed for the runway clearance zone

along the south side of Island Road immediately adjacent to the airport
and east of the proposed com m ercial center.
Scheduling
Very little seem s to be documented on scheduling. Requests
for grant money are made on a year by year basis, and include a pro
jection for the next five years.

Possibly the most widely known and

definite scheduling was a projection made in a University of Pennsyl
vania study
Eastwick is excellently located insofar as its
proximity to employment centers is concerned. As
a result, it has within its orbit a sufficient number
of potential demanders to absorb, 'under ordinary
circum stances, 1 all of the proposed 10, 000 units of
new construction in a period of about five or six years.
Two factors: (a) the open occupancy characteris
tics of the project, and (b) the presence in the area,
even after redevelopment of several negative environ
mental features will probably have the effect of
lengthening the marketing period to about eleven years.
Planning and merchandising efforts must be directed
toward minimizing the market effects of these factors.
The construction timetable is most often mentioned when critics assail
the project. The Rapkin report seem ed to be a statement of concensus
of the various parties entering into contracts; hence, the projected
2.
Chester Rapkin and William G. Grigsby, The Demand for
Housing in Eastwick (Philadelphia: University of Pennsylvania,
Institute for Urban Studies, 1960), p. 5.
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date of completion, which happens to be the present for Stage I, is
important.
An earlier time estim ate was made by the consultants, Harris
and Dechant.

They said "the period of development of the Project
3

(Stage I) is envisaged as eight years from the time of condemnation."
Hence, Stage I should have been completed in December of 1966.

Perhaps, because it was such a large project, larger than any
before, no one really knew or thought they knew how long it would take
and when certain parts would be completed. Of course, the project is
divided into stages for priority and planning purposes. This can be
seen on map no. 3.

Stage I, naturally, was to have been completed

by December of 1966, but now has a new projection date set for
Spring 1971.
Stages with numbers are residential in character while those
lettered are to be industrial tracts.

The stages are numbered or

lettered in order of their proposed development.
Enclosed within the pocket attached to the rear binding is to be
found a map illustrating the stages of the project and their juxtapositions.
Also shown in the map are those environmental blighting elem ents which
are described in the text.
3.
Harris-Dechant A ssociates, "Supporting Documentation,
Eastwick Redevelopment Project," March 9, 1956.

CHAPTER 4

REALIZATION OF THE PLAN
Since September of 1961, a total of 1,490 dwelling units have
been constructed in Stage I of the project.

Of these homes, 1, 450

have been sold, and only 100 are being rented. The first group to be
built was Towne Gardens. These were tw o-story row homes of mod
ern design occupying the middle area of Stage I. Later, Blue Bell
Manor, featuring more traditional row homes was constructed in the
northern section of Stage I. And finally, the same type of row home
has continued to be built in Penrose Park (see photograph no. 1), the
name given to the development in the southern section of Stage I.
A large playground has been developed in the proposed area.
Across from it a supermarket, service station, post office, and bank
have gone into the neighborhood shopping center. South of this area
two new churches have been built, one is Roman Catholic, and the
other Moravian.

Parks are presently being built at both ends of

Stage I. All the streets, sew ers, and water supply facilities have been
put in the Stage I residential area, as w ell as several single-fam ily
dwellings except in the southwestern portion of Stage I.
Three new industrial plants have been established in Stage B,
Industrial area which is situated along existing roads.
21

A new street

22

Fig. 4. Typical Colonial Style Row House of Penrose
Park Section (Photograph no. 1).
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running the length of this sector is presently in the excavation stage.
Two exisiting industries, Hilco Homes, In c., and General Electric
Testing Laboratory have been allowed to remain in Stage A, Industrial
area.

Three additional industries have built modern facilities in this

stage and other plants are expected in the very near future.
South of Island Road in Stages III, IV, and C virtually no im 
provements have been made.

No new streets, sew ers, water mains,

or buildings have been erected.

About all that has been done in this

area of the project is the demolition of 2, 000 buildings.

Before r e 

development, this area resem bled a rural shantytown (see photograph
no. 2); now it gives the im pression of a rural ghost town reverting to
a wild swamp.

However, the city of Philadelphia has commenced with

its capital improvements for Stage II and should have the section pre
pared for home construction by early summer of 1969.
Thus, we receive a general idea of the form that the develop
ment is supposed to take. It should be stressed that it is not impor
tant that actual development adhere rigidly to the proposed form and
schedule, but that the amenities, and goals be carried out in accor
dance with the Eastwick Urban Renewal Plan.

Also, it should be noted

that the goals have not been attained in the entire project area. There
fore, problems of redevelopment of the project area w ill be discussed
in the next section, not only to further examine the re development pro
cess, but also to judge the bearing which they have had upon the pro
ject's su ccess.
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Fig. 5. A View of the Blighted Area of Old Eastwick
(Photograph no. 2).

CHAPTER 5

PROBLEMS ENCOUNTERED IN THE DEVELOPMENT
The slowness of the development has been pointed out in the
previous chapter. The question that a rises is why. Two main reasons
have been suggested: (a) the fact that it is an open occupancy project
(integrated); and (b) that certain blighting elem ents still remain render. ing .certain parts of the project undevelopable. F irst, we shall examine
open occupancy.
Open Occupancy
Although not often publicly stated, all officialdom connected
with the project primarily blame open housing for the unexpectedly
low number of sales in the project.

According to authority officials

over 200 white fam ilies have made deposits for the purchase of homes
during the first five days of sales only to change their minds and not
move into the project; which, in itself, seem s to indicate an objection
to open housing on the part of some potential buyers.
In a study* of prospective white buyers, visitors, and residents
in the surrounding community, it was found that of those interested in1
1.
National Analysts, In c., "Attitudes toward Purchase of a
Towne Gardens Home, " prepared for the Redevelopment Authority of
the City of Philadelphia, February, 1963, p. iii.
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buying a house, two-thirds said that they would not buy near negroes.
Evidently, the buyers were either not aware of the integration of the
project, or their minds changed on the desirability of living with
negroes after they had put down their deposit.
The Eastwick Urban Renewal Plan specifies that "no covenants,
agreement, lease conveyance or other instrument shall be effected by
the redevelopment authority or the redeveloper or any of his su ccessors.
. . . whereby the site or any part thereof is restricted by the Authority,
etc. . . . upon the basis of race, creed, color or national origin in the
2

sale, lease, use or occupancy th ereo f.11

This is one of the regulations

of the project, one upon which federal assistance hinges. It is also
one which is guarded very closely because it is one of the objectives
of the project. To many, adherence to this regulation is a criteria
for the success or failure of the Eastwick project.
Taking this into consideration, one should look at the integration
or lack of it in the New Eastwick (redeveloped area) project. Approxi
mately 15% of the residents are negro.

Most of the remaining 85% are

Italian-Americans from old Italian neighborhoods in South Philadelphia.
A resident of the adjacent Elmwood area said that word has it that there
were no negroes south of 68th Street, showing that there is supposedly
knowledge of block segregation in the project.

This is not completely

2. Eastwick Urban Renewal Plan, Discrimination Clause,
Section HI.
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true, for it does exist in both developments, the older Towne Gardens,
and the new Blue Bell Manor, and Penrose Park sections.
Several complaints were made by the Towne Garden negroes to
the developer and the Human Relations Commission of the City of
Philadelphia, and after a number of bitterly contested private hearings
(which were not publicized), they were sold houses fairly w ell d is
tributed throughout the entire Towne Gardens area. The same com
plaint was lodged against the Builder-Developer of Blue Bell Manor.
As a result negroes were permitted to purchase homes in this new
Penrose Park section. Reverend Paul Couch a. local pastor and an
active participant in the negro's struggle for fair housing recognition
was interviewed and the following statements are his opinions.

The

"block-busting?" Reverend Couch believes that the refusal of whites
to live next to negroes has been the basic roadblock to the redevelop
ment project.

His outlook for the future of the development is bleak.

He says that the white fam ilies' friends and relatives criticize them
for not being able to find a better place than one in which negroes are
living next door. This is not the last home for the white residents,
but one of transition.

Most have upward mobility into higher income

levels and will be able to afford a better home in the future. For
most of the negro fam ilies this is their last home. They like it here
in Eastwick. Though there has been no major racial incident, there has
been an underlying tension, which is probably no greater than in other
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middle class integrated neighborhoods. Even the most liberal-minded
whites are fearful of miscegenation for their children.

3

A negro resident of New Eastwick has said, "that she is not
sure what total integration is.

Although she has no white neighbors

next door, she talks with them on the street, se es them at the supermarket, generally sharing their friendships."

4

For purposes of

clarification, total integration can be regarded as synonymous with
open-occupancy in that all residents, despite racial differences, are
able to take advantage of the housing and. community facilities afforded
by the project.

Can there be a scape-goat for the present questionable

race pattern? Are the realtors, builders, redevelopers, residents,
redevelopment authority, federal government, or city council at fault?
Which one? The answer is most likely that they all are.
Outside of a few predominantly negro developments, Eastwick
is the only integrated community in the city of Philadelphia in which
negroes can buy new homes.

According to Mr. Phillips, Eastwick

community relations representative, only 32. 7% of housing in Phila
delphia comes under the fair housing laws.

It could be all negro, but

this also would be against the spirit behind the project.

In addition,

3. Interview with Reverend Paul Couch, Pastor of the Redeem
er Moravian Church, Philadelphia, Pennsylvania.
4. The televisedWCAU-TV Community Affairs program,
"Eastwick: A City from the Swamp, " produced by Jam es Crum.
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the negro market is not great enough to occupy all the houses in New
Eastwick in the $11, 000-$16, 000 price range.
Mr. Phillips comments that integration is not the only cause of
the slow progress in the Eastwick Redevelopment Project, but that a
tight-money market reduced the sales and thus the building of houses.
This tightness occurred shortly after the New Eastwick homes were
put on the market. On the following page is a table showing the r e 
sidential building activity in the City of Philadelphia from 1959-1965.
One can see a noticeable reduction in building in 1962 and 1963 with a
partial recovery by 1965. This data reflects that there is a correla
tion between the diminished sa les activity for Eastwick homes and the
tight money market that prevailed during the period of 1959-1965.
There is a slight difference in the interpretation of housing
types used in this table.

A single family, sem i-detached is two-unit

buildings sharing a common wall, the single family, row has four or
more units with common w alls, a duplex, semi-detached is a two-unit
building with apartments built one above the other, and the duplex row
is like the semi-detached, but is also four or more units.
Blighting Elements
Certain parts of the currently developed area (Stage I) remain
vacant due to blighting elem ents which would adversely affect the
planned residential development.

The most serious problem occurs
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TABLE 1
NEW DWELLING UNITS STARTED AND COMPLETED FOR
1959-1965 PERIOD: CITY OF PHILADELPHIA
Duplex (row)

Year

S-F (semi dt)

1959

1625

1630

371

144

1960

1204

1601

854

552

1961

1188

1942 (92)*

1038

398

1962

744

2114 (158)*

316

414

1963

793

1478 (116)*

468 (4)*

156

1964

725

1313

486

100

1965

785

1503

574

106

S-F (row)

New Eastwick Project Development
S-F
Single-family
dt
Detached

Duplex (sem i dt)
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in an area off of 70th Street. This particular area and six dwellings
contiguous to it were built on fill which was piled atop a former gar
bage dump (see map 3). Apparently, decomposing m aterial under the
fill is giving off methane gas, which is seeping up through the fill and
into these six houses. These homes have had their basements vented
with pipes which run along the rear drainspout up to the top of the roof.
This is to keep the gas out of the houses. The vacant block has had
pipes driven into the ground to speed up the venting of the gases.
Until the gases are vented to a degree of non-nuisance, no structures
w ill be erected on this block.
5
This problem has received unfavorable news coverage which
certainly has not helped to attract people to buying homes in the area.
It also strikes 65 dwellings out of the plan for the area.
Two hundred and fifty-nine units along Eastwick Avenue have
not yet been constructed according to the redevelopers1 plan. This
area about a block deep west of Eastwick Avenue has been left vacant
because of a blighting element which exists on the opposite side of this
avenue. This particular negative element is the General Electric
Switchgear Testing Laboratory, which, in its testing of switchgear
equipment, causes thunder - clap - like noises during all hours of the day
or night.

Complaints of the nuisance of this startling noise have been

5.
The Evening Bulletin, "Odors F ill Two Eastwick Homes
Built on Gas-Emmitting Dump, " December 22, 1966, p. 1.
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made by several residents of the new dwellings. Therefore, it was
decided to leave vacant the area proposed for residences that was
nearest to the testing plant (see map no. 3). Perhaps, this land w ill
be used for a public use such as a stadium or other recreational use
rather than put to residential use, but for the present time it will
serve as a buffer zone and pedestrian esplanade. A study is also being
done on the feasibility of constructing a forty foot wall on two sides of
the testing plant or a geodesic dome over the entire testing area to
insulate the new houses from these n oises.
Except for the above factors, there is presently no problem
with environmental elem ents within the newly developed area, but a
detrimental environment still exists in the area adjacent to the new
homes which allegedly affects them (see map no. 3).

Poorly drained

lowlands in the old community of Eastwick still breed insects and
pests (see photograph no. 2), increased jet traffic creates noise at the
adjacent International Airport (see map no. 3); and the adjacent o il re
fineries (see map no. 3) exude smoke and odors polluting the air in
this area. It is this conglomeration of blighting elem ents that seem to
deter most visitors to the new development. But in fact, are these
blighting elements really blighting?
Upon deeper investigation, the environment isn't really as
detrimental as it first appears. A case in point is the air polluting
effects of the nearby refineries. The Gulf, Atlantic, and sm aller
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refineries are located about one m ile east and northeast of the new
residential area. The proposed residential areas in the old community
of Eastwick are even farther from the refineries, perhaps as far as
two m iles.

According to a report on blighting elem ents, these refin0

eries are the most intensive air pollutants affecting the project area.
Also in the report are clim atological data which show that prevailing
winds are from the southwest and northwest which would blow air
pollutants over South Philadelphia most of the time rather than north
eastward through Eastwick.

Ironically, most of the new residents of

Eastwick are from South Philadelphia.

In fact, according to another

study made by Harris and Dechant in 1959, there are only fourteen days
out of the entire year that pollutants from the refineries affect the com
fort of the community.
As for the refineries being an eyesore, they are not visible
from a majority of the homes. Some residents have remarked that the
blinking lights of the cracking towers and flames of burning waste
gases create a beautiful nocturnal sight.

Unfortunately, most access

roads to the project pass directly through these refineries and thus all
the sights, smoke, and sm ells are associated with the project, even
though it is physically detached from these industries by a vast field
6.
Harris-Dechant A ssociates, "Report to the Redevelopment
Authority of the City of Philadelphia on the Blighting Elements Affect
ing the Eastwick Project, Part 'B' of Article III," October 1, 1955.
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of open land.

Because there is no densely developed area between the

residential complexes and the industrial site, people have a tendency
to associate the two as one.
Noise is another type of blighting element affecting the project.
The primary source is the Philadelphia International Airport which is
contiguous to the southeastern border of the project.

The main prob

lem here is the thundering noise created by the com m ercial jet air
craft on their take-offs.

Fortunately, this is disturbing only to the

southernmost section of the project, for the approaches to most run
ways do not pass over the area.

Unfortunately, the approach to Run

way No. 17 does pass directly over the project bisecting it parallel to
Island Road.

Luckily, it is only in use ten per cent of the time during

summer months and 30% during winter months, and then almost
entirely by piston-engine planes usually of the sm aller variety which
are quieter on landing than taking off. An area of the project at the
end of this runway has been reserved for a park and recreational
facility, which should reduce the number of residences affected by
this nuisance. Actually the land area below the air corridor of this
runway will be composed of a fifty acre park and a portion of the 1000
acre Tinicum Wildlife P reserve (see map no. 3). Furthermore, con
sidering the fact that Runway No. 17 is infrequently in use it stands to
reason that this element w ill not be as blighting as originally anticipated.
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Inharmonious land use and poor drainage are other environ
mental elem ents that have adversely affected the project and left a
poor image.

Although these two blighting elem ents no longer exist in

the developed part of the project, they remain in the rest of the pro
ject area and some of its approaches. Thus, these and other con
ditions in the undeveloped area of the project act as a blighting
influence upon the developed project simply because they are thought
of as one and the same.
Seemingly, another pollutant problem is the sludge marshes
of the Southeast Sewage Treatment Works. When one is approaching
the project on the Penrose Avenue Bridge an offensive sewage odor is
noticed at the west end of the bridge, which is about a hundred yards
from the treatment plant.

Although the odor may be strong here, it

quickly dissipates a few blocks from the plant.
Another blight on the growth of the area is its reputation for
and presence of burning dumps.

Most of these were in the proposed

industrial areas and did have quite a blighting effect on the area.

But

they have since been overlain with fill and brought up to grade and no
longer present a menace. The thirty foot high dump in Delaware
County just out of the city lim its in the southwest corner of the project
still exists, but burning is no longer permitted and thus the pollutants
are considerably reduced.
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In general, although there still may exist discouraging elements
in the environment, experts agree that:
There appears to be little reason to believe that
the level of residential demand in most sections of
redeveloped Eastwick needn't be limited to any signi
ficant degree because of present environmental
problems. It must be recognized, however, that
several difficulties w ill remain, and that a special
marketing and merchandising effort will be needed to
achieve maximum realization of potential demands. ?
Even a survey made in the new area of homes says:
The people who had left a deposit on the home did not
seem to be as sensitive to noises emanating from jets at
the Airport as were the V isitors (A sample of people who
visited the building site and were sufficiently interested in
the homes to leave their name and address with salesmen)
and especially the people in the Community Sample (an
area probability sample within the area surrounding Towne
Gardens). More than 40% of the latter group complained
about noises in that general area. In view of the fact that
criticism s of the environment, slum s, odors, noise, e t c .,
were made only in response to direct questioning; whereas
either major criticism s were offered spontaneously; we
believe that these are not major factors in the purchase
decision of Towne Gardens Homes. ®
7. "The Housing Market Implications of Negative Environmental
Factors: A Study of Areas Analogous to Eastwick, " Institute for Urban
Studies, University of Pennsylvania, May 1957.
8. National Analysts, In c., "Attitudes Toward Purchase of a
Towne Gardens Home," p. 11.

CHAPTER 6

QUALITY OF LIVING
The quality of living is especially difficult to measure, be
cause its criteria depends a great deal upon who is making the judg
ment.

Many people of the old community would have rather lived in

old Eastwick than anywhere e lse . To these people, Eastwick's
environmental qualities were adequate for their way of life.

However,

this old section couldn't have compared favorably to general community
standards. The health standards alone were far below an acceptable
level, not to mention the complete dilapidation of some sections of this
area.
Although there were serious disadvantages such as poor drainage,
mosquitoes, and inharmonious land use, there were the advantages of
open space, which in essence was no more than vacant land used as il
legal dumps (see photograph no. 3) with little interference from munici
pal agencies, and generally inexpensive living. For people with limited
means who might otherwise have been living in crowded slums at the
city's core, Eastwick provided a more open, rural type atmosphere, as
well as a place where home occupations could more easily be pursued.
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F ig . 6. A Sample of an Illeg a l Dump in Old E astw ick
(Photograph no. 3).

39

N evertheless, just under a third of the housing units.in the
area were considered dilapidated by the 1950 census (see photograph no.
4). The area was definitely, by that time, one of the poorest in the
city.

Thus, more than 2, 000 buildings were demolished in Eastwick.

This clearance has compounded the disadvantages of the area for the
2, 000 residents that remained of the original 13, 000.

Public trans

portation service by then had been seriously curtailed, and city depart
ments became reluctant to do necessary maintenance on their facilities
in the area.

In addition, since there were le ss residents in the com 

munity, it was easier for vagrants and "squatters" to move into the
few remaining vacant homes.
But, in spite of these conditions 79% of the residents of Old
Eastwick still held positive attitudes towards their previous neighbor
hood. * They were satisfied with the quality of their living environ
ment (see photograph no. 5) primarily because they knew no other,
which partially is due to ignorance and stubborness about the old ways.
They were bitter toward and m istrustful of the redevelopment author
ity because it had not furnished them with concrete answers to their
questions pertaining to condemnation and relocation.

Many residents

felt that they were being railroaded into leaving the old area without so
much as a choice. There may be some extreme cases of this type,1
1. Eastwick Community Center Survey of 151 Remaining
F am ilies, Fall, 1966.

Fig. 7. A Typical Vandalized Residential Structure after
Condemnation (Photograph no. 4).

Fig. 8. An Example of an Attractive and Soundly Built
Residence of the old Eastwick A rea--T his Quality of a Home was not
Included in Condemnation (Photograph no. 5).
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but overall, condemnation proceedings were handled in a most equit
able manner. These residents were permitted to remain in their
homes, expense free, until actual demolition, and they were afforded
the opportunity to be relocated within one m ile of the neighborhood or
a temporary location until the project had progressed to the stage where
new housing could be provided. The increased cost in the housing
overhead is not appreciably greater than that which they carried on
their old property.
The Eastwick Redevelopment Project created an especially
difficult task not often encountered in the ordinary urban renewal pro
ject.

That is, some of the people that needed to be relocated out of

Eastwick did not want to leave the community. They were deeply en
trenched in their old environment and were not prone to being uprooted
by an agency such as the redevelopment authority without assurance
that they could be satisfied with the newer and more artificial setting
of the Eastwick Project.

Most other renewal areas involved large

numbers of rental tenants who did not have strong attachments to their
homes, and hence could be more easily relocated.
On the other hand, there is the new residential development of
the New Eastwick Corporation.

Here we have a good, w ell planned and

constructed middle income housing.

In Stage I, land use being con

trolled and the houses being sim ilar in price, the new development
tends to be more functional and homogeneous than the old area.

Since
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most of the residents come from South Philadelphia, New Eastwick
would appear to provide an improvement in their quality of living.
This is due to its greater amount of open space, greater privacy pro
vided by close-end streets, improved school fa cilities, more spacious
modern homes, cleaner streets, le ss traffic congestion, and safer
movement within the community.
It is hard to pass judgment, although the quality of living ap
pears to be better in New Eastwick than old Eastwick.

However, the

evaluations made thus far have only been subjective, and present com
parisons which could probably be fitted to any environment where old
is replaced by new. If the quality of living now existing in New E ast
wick is to be measured and assigned a rating, we must view this
environment from a more objective standpoint. Where there is an ab
sence of adequate qualitative data with which to make a correlation,
subjective evaluations will have to be substituted. On the following
page is a chart which lists the standards set forth in the Eastwick
Urban Renewal Plan together with those which have been spelled out
in the Building and Zoning Codes for the City of Philadelphia.

Before

proceeding with any correlation, it should be stated that the project
as it stands thus far completed in Stage I both adhers to and conforms
to all regulations that govern its development. And by the m ere fact
that it does comply with the project's standards, we can assert that
these criteria contained in the chart are meaningful input with which
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TABLE 2
QUALITY OF LIVING STANDARDS"
Standards

Eastwick Project

City of Philadelphia

Housing density (row)

16 units/net acre

21 units / net acre

Persons / dwelling unit

4.5 persons

4 .0 - 5 .0 persons

Height (row)

17 feet

21 feet

Setback

50 feet

32-36 feet

Sidewalk width
(minor streets)

4. 5 feet

3.6 feet

Rolled curbs
(minor streets)

Permitted

Not Permitted

Elementary School

8 acres

5-15 acres

Senior High School

40 acres

35-50 acres

Local parks

12 acres
1 acre/1000 persons

8-10 acres
1 2 a c r e /l000persons

Neighborhood
Shopping Center

9 acres

5-10 acres

Regional
Shopping Center

80 acres

80 acres

3 to 1

same

Streets rights of way
(minor streets)

50 feet

50 feet

Roadway

32-36 feet

32-36 feet

Collector Streets

60 feet

60 feet

Roadway

34-36 feet

34-36 feet

Parking Ratio per
1000 sq. ft. gross
building area

if

Richard Kilfeather, Eastwick Project Coordinator, Redevelopment
Authority of the City of Philadelphia, as per telephone interview on
August 10, 1969.
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to make a correlation. Since we are not passing judgment on the over
all effectiveness of the City's standards, let us assum e that they are a
valid yardstick of measurement.
The best method of rating the standards for Eastwick would be
to analyze how well each would help to create a pleasant living en
vironment with the project. For purposes of clarity, I have organized
the data into two groups, thereby placing the proper emphasis on each.
The first set of standards relates directly to the dwelling unit and those
qualities which are found in the living area.

The housing density figure

refers to the number of row houses that are allowable on a net acre (a
gross acre includes sidewalks and street rights of way).

Measured

against the 21 units standard for Philadelphia, Eastwick rates consid
erably better with only 16 units. The additional open space provided
between units allows for more recreational area, reduces the ambient
noise level, and contributes generally to the aesthetic qualities of the
neighborhood.

Higher density housing increases the danger of over

crowded conditions and contributes to a cramped environment.
The height requirements for the two story colonial styled homes
is seventeen feet, which allows for adequate circulation and light. The
City's figure of twenty-one feet must reflect the higher ceilinged
homes of an earlier building period. Another standard related to and
directly affecting the residential dwelling is the setback distance that
is required. The Eastwick Urban Renewal Plan states fifty feet as a
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reasonable depth between the front property line and house, which, is
fifteen feet greater than that which is required by City Code. This
setback distance provides greater frontyard space, more privacy from
street noise and dirt, and gives a more spacious appearance to and a
perspective of the home.
The project has also incorporated standards for pedestrian
walkways; all sidewalks located along minor streets are to be four and
one-half feet in width, which is slightly wider than those built in sim ilar
developments. It isn't significantly important that these conveniences
be designed at such a width, but the extra space does provide additional
play area for children as well as freer pedestrian movement along the
streets.
It is probably equally as important to stre ss the level of stan
dards attained for the community facilities as it was to evaluate the
standards affecting the dwelling units and the living area surrounding
them. New Eastwick presently provides numerous conveniences
heretofore not found in the old community. In order for these facilities
to be of maximum benefit to residents of the project, they must supply
the needed qualities and quantities to meet the projected population for
Stage I.
For the most part the Eastwick Project has been site planned
at the ground level. The residential areas have been designed for total
accessibility to the community fa cilities.

The housing developments
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are thoughtfully arranged about a central node of activity.

Churches,

school, shopping centers and parks are all contained within this gen
eral area so that the resident can avoid having to cross major traffic
arteries to reach them. Indeed one of the outstanding;features of New
Eastwick is the generous amount of land allocated to community s e r 
v ices.

One of the salient factors that attract a family to a new com

munity is the recreational facilities provided for their children.
Contained within the 140 acres of Stage I are three neighborhood
parks. Each is protected from vehicular traffic by the buffer of row
house developments surrounding, it. The general standard for park
acreage is measured according to the area's population.

All three

parks in this stage are twelve acres each (specifically, two acres per
one thousand persons), which exceeds the City Parks and Recreation
Comm ission's standard of one and one-half acres per one thousand
persons.

If these parks should become inadequate to cope with the

expected population growth for Stage I, additional recreational space
can be provided at the school playground and ball fields. Of course,
the greenbelts are for the enjoyment of the entire community and
could certainly be used for recreational activity.
The presence of elementary schools is another drawing card
in new residential developments, for the fam ilies with children of pre
school and school age are the ones that form a substantial part of the
prospective home-owning market. Eastwick's first new elementary
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school on its eight acre site is nearing completion. The developer
was careful to select a location which would be centrally situated and
offer maximum pedestrian usage with a minimum of traffic intrusion.
This school location is within one-half m ile radius of the entire Eastwick residential community in Stage I. A distance of one m ile from
home to elementary school, which used to be adequate, is now con
sidered too great, especially in the east with its high population densitie s.

2

The city's standards for these school facilities are slightly

above average with respect to land area and location.
Although there is no rule of thumb applicable to the location of
shopping centers, theoretically a neighborhood facility should be
within one-half mile to one m ile walking distance of the home, and
should be situated so that the street plan leads to it from the tributary
area.

Eastwick's Blue B ell Shopping Center was designed with

pedestrian convenience in mind.

Since the majority of shopping is

done by the housewife, attention has been focused upon the physical
orientation of this com m ercial node to the concentration of housing in
the area.

For a greater number of the community, the Blue Bell

Center is close enough to walk to, but for those living at further d is
tances, it is at maximum a ten minute drive. When fully developed,
this complex should have a variety of ten stores, ranging from a
2. Builders' Council, Community Builders Handbook, Urban
Land Institute, Washington, D. C ., 1954, p. 35.
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supermarket to a branch post office.
for parking.facilities.

Ample land has been allocated

A parking ratio of three square feet to one

square foot of gross building area has been followed for this complex.
Philadelphia's standard is slightly below with a ratio of only two square
feet to one square foot.

There w ill be no room to expand on the nine

acre site, but increased development wouldn't be practical with an
eighty acre regional shopping center presently under construction in
Stage II. The above criteria support the fact that this neighborhood
shopping center has helped to enhance the quality of living in the E astwick community.
What conclusions can be drawn from the comparison of these
standards ? Probably the most significant deduction would be that
Eastwick as a new planned community can fulfill the goals that have
been set for it.

Its residents w ill have a cleaner and healthier en

vironment in which to live as w ell as the provisions for amenties
which make the community a functional whole.

It is feasible to state

that the quality of living measured by the standards prescribed in the
project's Urban Renewal Plan is sufficiently high in calibre to be
deemed a worthwhile new environment.(see photograph in Appendix C).

CHAPTER 7

ECONOMIC GAIN
The amounts of tax revenues paid by the project area since the
beginning of redevelopment in the fall of 1961 were unavailable.

Mr.

Thomas, the agent for the New Eastwick Corporation, stated this
year's taxes payable to the city from the project will be near $800, 000.
These taxes will most likely be paid because of the fact that a new
investor w ill meet the obligation.

Mr. B eissel, a local realtor who

had led the fight against redevelopment, opined that the project area
before redevelopment used to pay the city between one million and two
million dollars annually in taxes, though at the tim e of condemnation,
there was $1, 047, 000 outstanding in tax delinquencies in the project
area, most of which is probably not collectible because of abandon
ment of property by some owners where the development tax exceeds
the value of the property taxed.

Project supporters cite the table

below in justifying the project econom ically. The increased tax
revenue of $5f 422, 100 w ill reflect the gain derived from the develop
ment of the Eastwick Project.
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TABLE 3
INCREASE IN ANNUAL TAX RETURN TO THE CITY1

Real Estate Tax
Wage Tax

Tax
Base

Tax
Rate

Estimated
Tax Revenue

$186,251, 000

. 0206

$3, 836, 800

105,687,500

. 015

1,585, 300

Total City Tax Revenue

$5,422, 100

Two million dollars was collected earlier, therefore the total taxes
would be $7.4 m illion.
This is the increased tax return expected when the project has
been completed.

It seem s that it will take a number of years, then,

before the projected lo ss in taxes is made up for by the increased
returns.

Mr. Thomas says taxes will amount to as much as ten m il

lion dollars annually. He seem s confident that the project w ill be
monetarily successful for the city and the New Eastwick Corporation.
For a more detailed account of project costs and finances see the
Project Cost Table in the Appendix B.1
1. "Information Booklet, " Eastwick Redevelopment Project,
November 7, 1958, p. 21. |

CHAPTER 8

AN ANALYSIS OF THE PROJECT
Now that the criteria for su ccess or failure of the project have
been discussed, they should be put in their proper perspective and a
judgment made.
Before this, we should make sure that as little ambiguity as
possible remains in the reader's mind as to the effect of blighting
elements upon the su ccess of the project. As we have noted, the
negative environmental factors have an effect on the perception of the
project as well as the quality of living within it.

But considering

blighting elements in them selves, we are presented with a dichotomy.
On the one hand is the National Analysts Survey which says that the
blighted environment is not a major factor in the purchase decision
of a Towne Gardens home. On the other, there is a study by the
University of Pennsylvania saying that because of the environmental
problems a special marketing and merchandising effort will be needed
to achieve maximum realization of potential demands.
A brief recapitulation of those elem ents believed to have con
tributed to the blighted environment of Eastwick will a ssist us in
drawing a finer line between the two concepts stated above. The
drainage problem of the low -relief project still exists in the not yet
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redeveloped segments.

But the redeveloped sections have been filled

to a higher grade and properly sewered.

Since the flooding problem

is not caused by a downstream surge, but rather by tidal flooding and
poor draining, the newly developed area will be free from this blight.
We note that the blight of poor drainage is still present in part of the
project; we see that that blight is absent from another part. Thus,
the ambivalence becom es decipherable. It was previously stated that
the polluting effect of the nearby refineries is not a serious determinant
in the health of the community, and that the noise stemming, from air
port activity at Philadelphia International has been partially ameliorated
by the dedication of a sizeable amount of open space which w ill help to
absorb the sound. With the continued development of the project these
blighting elements are being lessened in potency or completely eradi
cated where it is possible to do so.

In this sense, the physical

environment no longer is a major obstacle in purchasing or living in
the homes in almost all ca ses.

But an important point is that initially

these blighting elements were serious and needed to be overcome; and
even now although not as important, they still need to be taken into
consideration when evaluating the Eastwick Project. We have seen
that they still play a part in some people's perception of the project.
Generally, as studies have noted, the perception of the re 
development is not poor, and efforts are still made to assure that it
does not become poor. With increased development, the project is
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receiving more and more positive coverage in the newspapers. With
fewer and fewer residents in the old community, there are le s s com
plaints and the inequities of the area still awaiting redevelopment.
The plight of the old community is not lamented by officials or
the general public because it was always thought of as a slum, anyway;
and clearance of it, no matter how m iscarried would not detract from
any positive improvement. The fact that the condemnation, settlement,
and relocation of residents of the old community were poorly executed,
should not be completely ignored. This part of the program is v ir
tually important to the purposes of urban renewal. It is not the pur
pose of urban renewal to make slums of run-down neighborhoods, nor
temporary slums of the neighborhood which is to be renewed. Never
th eless, improvement of the socio-econom ic conditions for the people
of the old community was not really the object of the Eastwick Renewal
Plan; but rather, improving the physical condition of the land. Because
the project's goals were not directed toward an effective welfare pro
gram, these people cannot be used as a criterion for the su ccess or
failure of the project.
Fears that Philadelphia will be losing large amounts of money
on the project are also expressed, but unfounded. Philadelphia's
actual money participation in the project is very sm all, approximately
four million dollars.

Much of the city's expenditures are non-credit

or grants-in-aid item s which would have to be put into new development
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projects, anyway. It is the Federal Government which is supplying
most of the funds, and it is the developer who. is taking the risk and
losing money if there is any money to be lost.
Although tax revenues from the project have not yet exceeded
the revenues that have been lost, they are expected to do so in the
next few years.

In contrast one must also remember that services; in

the area were operating at a net lo ss and by the curtailment of these,
some of the departmental monies have been lost.

In spite of the

clearance, many of the sound properties were not condemned and so
tax revenue that would have been lost by total clearance was saved.
Whether or not the city has economically gained from the project can
not be determined with certainty until some future date.
Perhaps the plan was too idealistic and therefore, too much
was expected too soon.
fection.

Critics of the recent development expect per

Mr. Edwin Folk, Executive Director Citizens' Council on

City Planning, comments that "Eastwick has to be particularly out
standing because of its many shortcom ings.111* Accusations of block
segregation are also made, although they are somewhat overstated as
to number.

Some housing discrimination does exist in the project,

but conscientious efforts have been made to eradicate this inequality.
The project provides one of the few new developments of white
1. Interview with Edwin Folk, Executive Director, Citizens'
Council on City Planning, Philadelphia, 1966.
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predominance into which negroes may move in the City of Philadelphia.
Although perfect integration has not been achieved in New Eastwick,
it is better than most places in Philadelphia and is a commendable
start.
American society seem s to value and strive most highly for the
realization of the full potential of man and his works. It is proper for
man to strive for this perfection, but the chances of his reaching this
plateau are often remote.

Eastwick has been designed by man as a

link between our city of the present and that which is planned for
tomorrow.

Man's quality of living must reflect his understanding of

human needs and desires.

The planners of New Eastwick have en

deavored to present a community which offers not only a modern
physical environment, but a renaissance of quality in this area of
Philadelphia. Has the Eastwick Project fulfilled its aim s? Criteria
for the success of this project have been discussed and analyzed and
it seem s reasonable to conclude, based upon the evidence presented,
that the project will provide a higher quality of living, economic
gains for the City of Philadelphia, and a satisfactory perception of it
se lf to residents and the Philadelphia community.

Hence, the East

wick Redevelopment Project, although not completed, can be said to
have met to a considerable degree those goals which we have indicated
to be our measure of su ccess.

Perhaps, at such time when the pro

ject has been fully carried out, it will be possible to deem the entire
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endeavor a success.

Should we expect the Eastwick Project to be an

unqualified success? If we do, this would mean the attainment of per
fection, and there are too many variable conditions in the planning of
a community which place perfection out of reach. It may be more
important to know that Eastwick is heading in the proper direction
toward the building of better cities. Therefore, a glimmering of im 
provement could mean a constructive step forward in redevelopment.

CHAPTER 9

CONCLUSIONS
Although the project appears to have achieved some m easures
of su ccess there is certainly room for improvement.

From the

analysis the following suggestions are made to help ensure the suc
cessful development of sim ilar projects.
Suggestions for Successful Development in the Future
As has been previously hinted, there should be some way to
better execute condemnation so that it does not cause residents to
leave an area prematurely. Sudden emigration from an area causes
that area to deteriorate much more quickly and living conditions become
that much worsened.
People in this type of redevelopment area are not anxious to
move; it can be a very traumatic experience for them.

Thus, it is of

the utmost importance to make this move as easy for them as possible.
To do this, much communication is involved to make clear to them the
alternatives.

It is also the authority's responsibility to relocate these

people in decent housing. These three redevelopment steps, if properly
handled, can create a much better image of an attitude toward the
future project.
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Since most of the problems in the new development have been
with the residential areas, perhaps it would have been better to make
the entire project one of non-residential u ses.

Many environmental

elements which negatively affect residential areas, have little or no
effect on industry. This brings out the point that if one is going to
successfully develop residential districts in an area where there are
blighting elem ents, these negative effects should be thoroughly abated
or eliminated before construction is begun. These areas are not at all
attractive and special attention must be given to eliminating these d is
paraging elem ents and creating a new image of the area.
To further promote harmony in the project so that a better
overall image can be established, the racial integration should be
publicized even more so that racial confrontations w ill not boil beneath
the surface. When differences are out in the open they are le s s likely
to explode.

The project should be advertised in the negro newspaper

and on radio to assure that negroes are given the chance to know of the
interracial development. Salesmen at the project should initiate and
inform them of the possibility of having negroes for next-door neigh
bors.

It was found that prospective white buyers became distrustful

of the whole project when salesm en said that they would not have to
live next door to negroes or that somehow the negroes would be seg 
regated.
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Expecting a "city within a city" may have been too idealistic.
It is hard to imagine most of the employees from the new industrial
firm s living in the new residential project. While the image of the old
area should be changed, nevertheless, the public should not be led to
expect a monumental development, for then it is more likely to be d is
appointed and consider the project a failure.
The Future of Relatively Open Blighted Urban Space
We have seen that this type of blighted semi-open urban space
is able to be successfully redeveloped. It is possible to give new im 
portance to areas that were once thought of as wastelands. In this
case, and in other cases, the deciding factor in developing these areas
will be whether or not it is economically feasible.
With these areas, urban man has the opportunity to plan large
tracts to strengthen the qualities of city life .

Development of these

areas coupled with rebuilding of the city centers may be able to give
cities a new reprieve in our society.

APPENDIX A

RESOURCE PERSONS INTERVIEWED
Mr. Michael Arno

Eastwick Project Coordinator,
Clearance & Special Projects,
Philadelphia Redevelopment
Authority

Mr. Frank B eissel

Form er realtor in the Eastwick
community

Mr. William Capozzi

Realtor of the Penrose Realty
Association

Miss Janet Cassidy

Coordinator, Eastwick Com
munity Center, 8636 Eastwick
Avenue

Reverend Paul Couch

Pastor, Redeemer Moravian
Church, 70th Street

Mr. James Crum

Producer, WCAU-TV, Community
Affairs Dept.

Mr. Edwin Folk

Executive Director, Citizens'
Council on City Planning

Mr. William Phillips

Eastwick Community Relations
Representative for Redevelopment
Authority

Mr. George Shaffer

Eastwick Project Engineer,
Redevelopment Authority

Mr. O. Alvin Thomas

Agent for the New Eastwick
Corporation
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APPENDIX B

COSTS AND ESTIMATES OF EASTWICK PROJECT
The following costs are costs to the city of Philadelphia, and
do not include the costs of the developer, except as a credit to the
city in its sale of property to the developer. These costs are impor
tant, though, because they are the public cost--th e cost of making un
developable land developable. In this case one could say that finance
makes possible geographic change.
These costs were estimated in 1958 and were to be absorbed
in the next ten years.

Estimating costs over a period of years would

seem like a very uncertain business, especially when prices are likely
to rise.

Also, the Federal government may pass legislation to allow

more funding and hence reduce the cost to the city.
In considering the total cost of the project, several points
should be made concerning which costs can be Federally assisted and
which costs cannot.

Certain.improvements costs, such as putting in

water and sewage system s, are not eligible for Federal aid. These
utilities are revenue - producing and therefore pay for them selves (see
Section 2c in the Cost Table).

Other improvements costs, such as

schools, parks, playgrounds, and street lights are actually non-cash
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grants in aid (services which have to be put in, but in which no money
is set aside before it is needed) are credited by the Federal govern
ment as contributions toward the project (see item 2b in Cost Table).
The total le ss the non-eligible costs make up the gross project costs.
This gross project cost minus the resale value of land and buildings
results.in the net project cost, of which two-thirds is funded by the
Federal government.

Philadelphia already m eets its 1/3 of the costs

by the non-cash grants-in-aid it w ill be using, which actually amount
to more than a third of the net cost (see item s 5 and 6 in Cost Table).
A breakdown of costs as projected from 1958 is to be found in
the Cost Table on the next page.
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TABLE 4
EASTWICK COST TABLE'
Item
1.

Total
A.
B.
C.

2.

Costs
Acquisition
Improvements
Other costs (i. e . , studies, staff)

Improvements cost
A.
Federal loan
B.
Non-cash grants
C.
No credit (gas, phone, electric)

3.

4.

5.

6.

Gross project cost
A.
Total project costs (1)
B.
Less costs not eligible (2C)
Net project cost
A.
Gross project cost
B.
L ess resale value of land & buildings
Total
A.
B.
C.

city participation in Eastwick
Non-credit item s from city (part of 2c)
City non-cash grants-in-aid
Local cash

Federally guaranteed loan
A.
Site improvements (2A)
B.
Real estate purchases (1A)
C.
Other project costs (1C)
L ess local cash

Cost in dollars

30,
84,
9,
$124,

000,
576,
821,
398,

000
645
474
119

27, 674, 941
30, 646,200
24,018,204
$ 82, 339, 387
124, 398, 119
- 24, 018, 204
$100, 379, 915
100, 379, 915
- 43,266,200
$ 57, 093, 715
30, 000, 000
11,725,521
2,518, 000
$ 44,243, 521
27, 674, 941
30, 000, 000
9,821,474
$ 67,496, 415
- 2,518,000
$ 64,978,415

The preceding figures were taken from: "Information Booklet,
Eastwick Redevelopment Project of the City of Philadelphia,
November, 1958, pp. 18-22.

APPENDIX C

PHOTOGRAPH AND ARCHITECTURAL RENDERINGS OF
NEW EASTWICK STAGE I ACCORDING TO
THE DIOXIADIS PLAN
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No. 1. Photograph- -A Picturesque View of a Towne Gardens
Home.

No. 2. Map No. 1. - -Rendering of Urban Scene along Cul-desac.

No. 3. Map No. 2. - -Floor Plan of Eighteen foot Towne
Gardens Model.

No. 4.
Complex.

No. 5.

Map No. 3. - -Front Elevation of Towne Garden

Map No. 4. —Neighborhood Shopping Center.

r

-IT'
REAR ELEVATION

SECOND LEVEL PLAN

GARDEN LEVEL PLAN

Type: IS foot, 3 bedroom*, split level
Car storage: Garage
House dimensions: IS* x 45'&"
Floor area: 1,644 sq. ft.
Lot dimensions: I f x W
Lot area: 1,620 sq. ft.
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