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Transit Oriented Development, or TOD is characterized by a mix of land uses 

centered around a transit station or transit hub.  TODs are compact, dense, multi‐story 

developments that incorporate residential uses, office spaces, retail shops, personal 

services, entertainment venues and open spaces generally defined within a quarter to half 

mile radius around a public transit station. While the term TOD stresses the importance of 

public transit, TOD’s accommodate all transportation modes.  They can include 

streetscapes improvements such as bump outs and street furniture for pedestrians; lanes 

and parking for bicyclist; and multi‐story parking garages, which are often wrapped with 

ground floor retail for cars. The proximity of these various uses offer “one‐stop‐shopping “ 

and reduces the need to travel long distances by car for everyday tasks such as buying 

groceries, dropping off dry cleaners and meeting up with friends for a cup of coffee. It 

reduces dependence on cars, thus further reducing dependence on foreign oil and 

promoting sustainability.  

 

The vision as seen by the Philadelphia City planning memo of the future of Market 

Street West is comparable to a fairy tale to the long time residents of Market Street that 

have awaited major improvements to this area for many years.  This plan depicts gardens 

and coffee stops, a Starbucks maybe, in the hood.  However, this vision is hard for some to 

see when the reality is the actual state of affairs as shown in the displacement section of 

this Black Bottom website through pictures and voices of the residents of Market Street, 

from 46‐ 63     where residents have lived with the ugly site of brown dirt from the 

construction, closed broken roads, abandoned buildings and vacant lots.  The residents’ 



feelings are mixed with emotions, glad to see the Urban Development but worried about 

how these improvements will affect their lives in the long haul.  

 

The City’s planning vision for a brighter future seems to be a slight disconnect to the 

retail stores and the residents of the area affected by the loss of revenue and displacement 

of business and homes due to the Urban Renewal project named TOD.  

The face of “BLIGHT” is seen block after block as one travels down the Market 

Street west corridor.  Blight as defined by Wikipedia, “Urban decay is the process 

whereby a previously functioning city, or part of a city, falls into disrepair and 

decrepitude. It may feature deindustrialization, depopulation or changing population, 

economic restructuring, abandoned buildings, high local unemployment, fragmented 

families, political disenfranchisement, crime, and a desolate, inhospitable city 

landscape.” 

Several residents on Market Street West, when interviewed raved about the positive 

changes in their communities, economic restructuring.  Even though the project to replace 

the El took over ten years to completion, they were happy because they said, “the crack 

houses came down.”  The drug dealers were moved off of their corner, changing 

populations.   However as we drove further down Market Street it was like entering a war 

ravaged area.  The blight is obvious to everyone.  The drug dealers aren’t gone, they’re just 

moving around. The blight is more visible to a larger populous since the street has finally 

reopened.   Passerbyers can see the property, block after block with Realtor sale signs, 

“Developers welcome.  One – two bedroom luxury units available” signs on every other 

building that is barely standing. 



 

Where the sale sign end, the vacant lots appear.  These vacant lots can be entire blocks, 

completely void of activity.  The structures are just a memory to the current residents that 

hide in‐between these seemly bombed out neighborhoods.   Stop and talk to anyone and 

they can tell you about the old Nixon theatre and wonderful times had , who was there, 

James Brown, the Jackson Five, Smokey Robinson and the best of the popular African 

American groups of an earlier time.  Memories tell of a grocery store within a short 

distance from home, dry cleaners on every other block and everyone knew each other.  

Now the memory fades by the new comers that are transient looking for available, 

affordable housing in a somewhat familiar community.   Some are willing to tolerate the 

condition of the area but as one young lady said standing on the corner of 60th and Market, 

“I’m looking to move because my landlord is closing her building.  I may find low rent but I 

spend over $20‐30 dollars a week on a “hack” getting to and from a decent grocery store.”  

There are no grocery stores nearby.  We stood together viewing the multi –story multi unit 

building that occupied the entire block on the south side of Market at 60th and she shook 

her head and stated, “wow this could be a grocery store with a children’s clothing store,  a 

daycare and a little lunch cafe. But not in this neighborhood, not yet anyway.” We looked up 

at the sign advertising for 1‐2 bedroom units.  She said they were just moving people like 

her out of the community.  

 

Little known by residents of West Philadelphia, many areas were declared /certified as 

blighted  since 1963.  These Blight certificates are renewed by a new plan to re‐develop an 

area or property.   This property owned (Urban Renewal – eminent domain) by the city 



waiting for a developer, was probably lost from the previous owner that could not or did 

not make the improvements needed to avoid the 7 criteria’s set by the city to deem the 

property blighted.  (see archives below)  

 

For an area to be certified as blighted, one of seven criteria must be met (according to state law). 

The most commonly used criteria are (1) unsafe, unsanitary and inadequate conditions, (2) 

economically or socially undesirable land use, and (3) faulty street and lot layout. Pennsylvania 

Urban Redevelopment Law was amended by Bill 881, which took effect in 2006. The new law 

establishes different and more stringent criteria and it will have a significant impact when 

certifying areas for blight. Bill 881 states that until January 1, 2013, the older criteria can 

continue to be used within previously certified areas. It stipulates that certifications in newly 

certified areas are required to meet the new, more stringent criteria; and effective in 2013 all 

blight certifications will need to meet the new criteria which include a requirement that a 

majority of properties (representing a majority of the geographic area) be documented as 

physically blighted.  

 
REDEVELOPMENT PROCESS  

 
 



Site plan from Parkside-Lancaster Redevelopment Area Plan, 2003 
The Philadelphia City Planning Commission has an important role in the 
redevelopment process. This is the process used for urban renewal and property 
acquisition using condemnation and eminent domain. The redevelopment process is a 
valuable tool that can assist in neighborhood revitalization, development of affordable 
housing, and improvement of commercial districts. The Planning Commission and the 
Redevelopment Authority (RDA) work as partners to carry out redevelopment in 
Philadelphia.  
At PCPC, Community Planners prepare plans and reports that make certain areas 
eligible for redevelopment (Philadelphia has 75 redevelopment areas covering almost 
half of the city's land area). Redevelopment area plans establish land use and 
development guidelines for community revitalization. The Community Planners also 
prepare blight certification reports (a legal prerequisite for redevelopment). More than 
70 redevelopment plans and blight reports are available on our website:  

• Blight and redevelopment reports web page  
• List of redevelopment areas in Philadelphia  
• Map of areas certified for redevelopment in Philadelphia  

Steps in the redevelopment process:  
1. Blight Certification 

(required by Pennsylvania Urban Redevelopment Law)  
2. Redevelopment Area Plan 

(goals, land use and zoning recommendations)  
3. Urban Renewal Plan 

(parcel-specific land use, controls, disposition)  
4. Redevelopment Proposal 

(authorizing acquisition of properties)  
5. Redevelopment Agreement 

(selecting a developer and authorizing sale of the property to the developer)  
6. Implementing actions by RDA 

(acquisition, condemnation, relocation when necessary, demolition, site 
preparation, marketing, etc.)  

Blight certifications and redevelopment area plans are prepared by the Planning 
Commission. The other items are done by the RDA with review by PCPC. City Council 
takes final action on redevelopment proposals, urban renewal plans and redevelopment 
agreements.  



The dream of a brighter neighborhood is on the horizon with the City of 

Philadelphia proposing to spend $10 million in streetscaping in 2010 and 2011. This 

project will include new trees sidewalks and bus bulb outs, handsome additions to the 

neighborhood, it won’t include the residents or business the TOD project displaced for the 

good of the people.  

 

 


