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Long-term residents and the Universities have 
sought to ensure Powelton Village maintains 
its beauty and charm - and continues  to be a 
welcoming home for families and other long-term 
residents. The passage of the 2017 Powelton 
Village Zoning Overlay established strong aesthetic 
standards across the neighborhood; and this study, 
along with its predecessor in 2014, is a part of 
a common commitment to ensuring a positive 
future for Powelton Village and the community 
that calls it home.

Following up on the 2014 Powelton Village 
Neighborhood & Demographic Study, this report 
tracks neighborhood change from 2010 to 2019, 
with an emphasis on changes since the 2014 study, 
and explores strategies that the community and its 
partners may pursue in the coming years.

Powelton Village 
Neighborhood 

Study
As Philadelphia has grown over 
the past decade, Powelton 
Village’s attractive location, 
large homes, and historic charm 
have drawn in new residents and 
denser development.
 
Since 2010, the population of Powelton Village and 
the surrounding area has grown. The neighborhood’s 
large semi-detached and detached single family 
homes, its proximity to Center City and local 
& regional mass transit, its proximity to Drexel 
University and the University of Pennsylvania, and its 
historic, verdant charm, make it a highly desirable 
place to live for homeowners and renters alike.

The neighborhood’s desirability has led to an 
increase in home prices in Powelton that has 
outpaced many other neighborhoods in Philadelphia. 
Meanwhile, new construction & renovations have 
continually increased the number of residential units 
in the neighborhood.

Investors seeking to capitalize on demand for student 
rentals have made significant inroads in the area, 
resulting in an increase - over the past decade - in 
the share of the neighborhood’s residential buildings 
that are home to renters. And owner-occupants 
continue to demonstrate strong interest in the 
neighborhood’s core residential streets.

The core of the neighborhood is defined by tree lined 
streets and Victorian architecture.

2020    •    Drexel University    •    Interface Studio LLC
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This study follows up on the 2014 
Powelton Village Neighborhood & 
Demographic Study.
In 2019, Drexel University contracted Interface Studio to 
produce this study on the state of Powelton Village. The 
goal of this study is to track neighborhood change over 
time. Data in this study was collected and analyzed to be 
comparable to data from the 2014 study and replicable in 
the future.

The primary focus of this study is the residential housing 
market and trends related to owner-occupancy.

Data in this study were collected through a combination 
of in-person observations, publicly available datasets, 
and online data scraping. Observational data and publicly 
available data, unless otherwise noted, were collected in 
early 2020, with the intention of reflecting conditions in 
2019. Data for 2019 were also reviewed by members of 
the Powelton Village Civic Association, who provided some 
corrections.
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Data for 2014 were drawn directly from the 2014 study 
databases. In a few select situations, data from 2014 
were modified slightly if there was a compelling reason to 
believe the original 2014 was incorrect. For this reason, 
some 2014 numbers may differ slightly from those that 
appear in the 2014 report.

No in-person observations were made in 2010, so all 
2010 data is drawn from publicly available sources. As a 
result, some data points that were collected by in-person 
observations for 2019 and 2014 are not available for 
2010.

For more information on how data were collected and 
analyzed, see Appendix F.
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In the decade leading up to 2020, 
the population of Powelton Village 
grew, and the number of rental 
properties increased. Higher sale 
prices, more multi-family buildings, 
and new neighborhood amenities 
have defined the past decade.

This section of the 2020 Powelton Village Neighborhood 
Study summarizes the data presented in the report. 
For more details, see the sections of the report that are 
referenced in the following pages. In addition, appendices 
with detailed data tables are available at the end 
of this report.

Powelton Village At A Glance
Executive Summary
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EXECUTIVE SUMMARY

of residential parcels were 
owner occupied at the start of 2020.

For more on owner occupancy over time,
see page 8.

percentage point change in the rate of 
owner occupancy from 2010 to 2020.

31%

-9

DECLINING OWNER OCCUPANCY

potential monthly savings 
students can expect if 
they choose to live in the 
neighborhood over 
on-campus and University-
affiliated options.

For more on the market for student rentals,
see page 16.

$500+
COMPETITIVE STUDENT RENTS

increase in the median sale price of a 
1-4 unit home from 2010 to 2020.

For more on the market for residential 
properties, see page 12.

54%

INCREASING SALE PRICES

For more on residential units and building sizes,
see page 10.

percentage point change in the number 
of multi-family or mixed use residential 
structures from 2014 to 2020

+9

FEWER SINGLE FAMILY HOMES

increase in population in the larger 
Census Tracts from 2010 to 2018.

For more on demographic change over time,
see page 7.

median family income 
in the Tracts in 2018.

45%

$76,000

A GROWING POPULATION

percentage point change in the number of 
single family homes from 2014 to 2020.-9

of owner-occupied homes that sold 
from 2014 to 2020 are no longer 
owner occupied.

64%
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EXECUTIVE SUMMARY

For more on future development, see page 24.

NEW AMENITIES

of residential parcels were 
owner occupied at the start of 2020.

For more on potential strategies, see page 26.

POTENTIAL STRATEGIES

For more on the zoning overlay, see page 22.

The City passed the Powelton Village Neighborhood 
Conservation Overlay District in 2017 to regulate 
aesthetic elements of new development.

Few buildings have been completed since it passed, 
so it is difficult to assess its success at this time.

Actions relate to four main goals:

• Protect Homeownership
• Focus on Preservation
• Improve Neighborhood Maintenance & 

Management
• Improve Affordability

Two public schools are receiving new homes in 
the neighborhood, and a full grocery store is being 
built nearby.

Both changes could effect the residential market, but 
at this point it is unclear how.

A NEW ZONING OVERLAY

Non-owner occupied parcels are slightly more likely 
to have a lower condition rating.

They are also slightly more likely to have received 
code violations in 2019.

For more on property conditions, see page 20.

PROPERTY CONDITIONS VARY

of residential rental properties 
did not have an active rental license 
and likely required one at the start of 
2020.

For more on rental licenses, see page 18.

percentage point change in the rate of rentals 
with active licenses from 2010 to 2020.

41%

-8

MANY UNLICENSED RENTALS
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The neighborhood is growing, and its 
racial make-up is changing; though 
much of the change over the past 
decade may be attributable to the 
student population.
The significant number of non-family households in 
Powelton Village is likely attributable to the large student 
population. The Census counts students like any other 
resident: the location where they live is the location where 
they are counted. 

The large difference between the median household 
income and the median family income in the 
neighborhood is another indicator of student residents, 
who may not have much income.

Additionally, Census data on tenure corroborates this 
study’s findings on the topic, presented in the following 
section, that rental properties have increased while owner 
occupied properties have decreased.

Demographic Change

DEMOGRAPHICS AND CHANGE OVER TIME IN THE AREA AROUND POWELTON VILLAGE
2018 American Community Survey 5-Year Estimates; 2010 American Community Survey 5-Year Estimates; Census Tracts 90 & 91

2018 2010 Percent 
Change

Change in 
Percentage 

Points

Real 
Change

Total Residents 9,287 6,422 44.6% - 2,865

RACE & ETHNICITY

White 53.5% 4,970 61.9% 3,973 - -8.3% 997

Black 15.3% 1,425 15.9% 1,018 - -0.5% 407

Asian 20.6% 1,911 13.3% 855 - 7.3% 1,056

Hispanic/Latino 5.6% 522 4.5% 292 - 1.1% 230

Other / 2+ 4.9% 459 4.4% 284 - 0.5% 175

HOUSEHOLDS & FAMILIES

Households 2,595 2,501 3.8% - 94

Family Households 19.7% 511 14.8% 369 - 4.9% 142

INCOME

Median Household Income $25,756 $22,669 13.6% - 3,087

Median Family Income $76,512 $75,140 1.8% - 1,372

TENURE

Occupied Housing Units 2,595 2,501 3.8% - 94

Owner-Occupied 
Housing Units

14.3% 370 16.6% 414 - -2.3% -44

CENSUS TRACTS AND NEIGHBORHOOD BORDERS

Powelton Village, as defined in this study

Census Tracts 90 & 91
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In Powelton Village, owner 
occupancy is mostly clustered 
towards the center of the 
neighborhood; and, while owner 
occupancy is declining in 
the neighborhood overall, the 
neighborhood’s core blocks persist 
in attracting strong interest from 
home buyers.

The geography of owner occupancy in Powelton Village 
follows a pattern that repeats itself throughout data on 
the neighborhood: there is a strong core of longer-term 
residents who live in the center of the neighborhood, 
mostly along Hamilton and Baring Streets, while rental 
properties are concentrated in high-value areas directly 
adjacent to Drexel University and along the lower-priced 
edges of the neighborhood. This pattern was called 
out in the 2011 Powelton Village Neighborhood Plan, 
“Directions,” and it continues today.

This analysis looks at owner occupancy on a parcel-by-
parcel basis. Condominiums are each considered a unique 
parcel. The US Census analyzes tenure data by residential 
unit; therefore, we have also provided owner occupancy 
data by residential unit for comparison.

Analyses in this section were performed by Interface 
Studio with data from the City of Philadelphia, the 2014 
Powelton Village Neighborhood & Demographic Study, 
in-person observations,  and the US Census. For more 
information, see Appendix F.

Owner Occupancy
See Appendix A For Supplemental Data Tables

TENURE OF RESIDENTIAL UNITS IN 2019 WITH 2010 OWNER OCCUPANCY OVERLAID

Owner Occupied Single Unit

Owner Occupied in 2010

Owner Occupied With 
Accessory Unit(s)
Owner Occupied 
Bed & Breakfast

Rental

2019 Tenure

2010 Owner Occupancy

Fraternity or Sorority

Vacant Residential Building
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HOW HAS TENURE CHANGED?

WHO’S BUYING WHERE? WHAT DOES THE CENSUS SAY?
(TENURE BY UNIT)

Overall, the neighborhood seems to have lost owner-
occupied parcels at more that twice the rate it has gained 
them since 2014. Seventy parcels have changed from 
owner-occupancy to something else, while just 26 have 
changed to owner-occupancy.

Two-thirds of parcels that changed from owner occupancy 
did so after selling, totaling 47 parcels out of 70, 
according to this study. 

Most parcels that changed tenure have not undergone 
major changes to their buildings. Only about a fifth of the 
parcels that changed from owner occupancy were also 
sites of major renovations or new construction – typically 
increasing the number of units on-site.

31% of residential parcels 
were owner-occupied in 2019, 
down from 40% in 2010.

Most residential parcels that sold 
to investors from 2014 to 2019 are 
located adjacent to Drexel University 
or at the edges of the neighborhood.

The Census shows a similar 
downward trend in owner occupancy.
The US Census tracks tenure by residential housing unit, 
rather than by parcel, as this study does. The table below 
shows the percent of units that were owned occupied over 
time, according to the US Census and this study. Though 
the exact numbers differ, the same trend is visible in both 
datasets.

The Census tracts included in the data are somewhat 
larger than Powelton Village (See the section on 
demographics for a map of Census tracts included). Data 
from this study includes fraternities, sororities, and owner 
occupied Bed & Breakfasts as one unit each.

RESIDENTIAL PARCELS THAT SOLD FROM 
2014-2019 BY WHO BOUGHT THEM

TENURE BY UNIT ACCORDING TO THE US 
CENSUS AND DATA FROM THIS STUDY

OWNER OCCUPANCY: PERCENT OF 
RESIDENTIAL PARCELS OVER TIME

Dec 

2013

40%

10%

20%

30%

40%

50%

37%
31%

Dec 

2010
Dec 

2019

2020 2014 2010

US Census American Community Survey 5-Year Estimates, 
Census Tracts 90 and 91

Owner Occupancy: 
Percent of 
Occupied Units

14.3% 
owner occupied 
(2018)

14.4% 16.6%

Data from this study

Owner Occupied 
Units  
(Percent of All Units)

335 
(13.2%)

399 
(17.0%)

291 

Total Residential 
Units

2,545 2,345 N/A

Owner Occupant Investor

Buyer from 2014-2019 was likely an...
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The neighborhood is increasing 
in density, as new construction 
and major renovations increase 
the number of units on residential 
parcels. In Powelton Village, single 
family homes are the only type of 
residential building whose numbers 
are declining.

Residential Units & Building Sizes
See Appendix B For Supplemental Data Tables

RESIDENTIAL BUILDING TYPES IN 2019

Small Building 2-4 Units

Mixed Use 1-4 Units

Bed & Breakfast

Apartments 5-9 Units

Residential Buildings By Size

Apartments 10+ Units

Fraternity or Sorority

Single Family Home

Data on the number of units in each building in 2019 
was collected by means of in-person observations of the 
neighborhood, typically by counting the total number of 
doorbells, mailboxes, and/or electric meters visible from 
the street. The authors of the 2014 Powelton Village 
Neighborhood & Demographic Study used this same 
method to collect unit count data, so it is possible to 
estimate change over time. The authors did not have 
access to comparable data from prior to 2014.

There is always the possibility that some parcels’ unit 
counts are incorrect; however, errors are likely infrequent. 
There are a small number of parcels where discrepancies 
between the 2019 and 2014 units counts cannot be 
explained by permitted renovations or new construction. 
These could be explained either by errors in the data or 
unlicensed renovations - the reasons are unclear from the 
existing data.

Analyses in this section were performed by Interface 
Studio with data from the City of Philadelphia, the 2014 
Powelton Village Neighborhood & Demographic Study, 
and in-person observations. For more information, see 
Appendix F.
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WHY HAS THE NUMBER OF UNITS INCREASED ACROSS THE NEIGHBORHOOD?

HOW HAS THE NUMBER OF RESIDENTIAL UNITS CHANGED OVERALL?

WHAT’S HAPPENED TO SINGLE FAMILY HOMES THAT ARE GONE?

Since 2014, we estimate that there 
has been a 9% net increase in the 
number of multi-unit or mixed use 
structures, and a 9% decrease in 
the number of single family homes.
The decline of single family homes goes hand in hand 
with the decline in owner occupancy. Slightly more than 
half of single family homes in Powelton Village are owner 
occupied, while only a third of duplexes - and even fewer 
of larger residential buildings - are owner occupied. The 
decline in single family homes signals a decline in owner 
occupancy.

Two-thirds of new units since 2014 
(69%) can be accounted for by new 
construction.
Since Powelton Village is largely built out, new 
construction typically replaces older, smaller buildings; 
however, those buildings are not always single family 
homes. The LINK, a major student housing project along 
Lancaster Avenue, accounts for 69 new units out of 225 
total new units across the neighborhood - the largest 
increase on any single residential parcel and about a third 
of new units in the neighborhood since 2014. The LINK 
replaced other multi-family homes.

In 2019, there were about 2,545 units in Powelton Village across 751 
parcels. That’s an 9 percent increase in the number of units since 2014.

Forty-four single family homes may 
have been lost from 2014 to 2020. 
Seven of those were replaced by new 
construction, and ten were sites of 
major renovations - all increasing 
the number of units. Three became 
“mixed use” due to the introduction 
of a business on site. But in the 
case of 24 (54%), the reason for the 
change is unclear. 

Unfortunately, the full story of single family homes in 
Powelton Village is not clear from existing data. Among 
the 44 parcels that contained single family homes in 
2014 and no longer contained single family homes in 
2020, the reason for the change is unclear for more than 
half (54%). In these cases, it is possible that unlicensed 
renovations occurred or that there were errors in 2014 or 
2019 unit counts. 

Nonetheless, it is clear that the number of single family 
homes in Powelton Village is decreasing, and the best 
available data at this time indicates that most single 
family homes that become multi-family homes do so as 
a result of renovations - rather than demolition or new 
construction.

The LINK student housing accounts for 69 new units 
out of 225 total new units across the neighborhood - the 
largest increase on any single residential parcel and about 
a third of new units in the neighborhood since 2014.
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Residential property values in 
Powelton Village are among the 
highest in the City, and sale prices 
have risen significantly; though not 
all streets and homes are the same. 
While investors have bought most 
homes overall, investors and owner 
occupants seem willing to pay for 
different areas and products.

Drexel University is likely a large driver of home sale 
prices in Powelton Village, as can be observed in the map 
of sale prices below. Yet, while sale prices are undeniably 
related to the University, data suggests that is not the 
only factor. When looked at in conjunction with data on 
tenure, it becomes clear that Drexel may be the major 
factor in the investor market - but attractive homes on 
Hamilton and Baring Streets may also be driving prices in 
the market for owner occupied units. Part of this contrast 
relate to differences in residential building types, and part 
may related to location. Regardless, the trend reveals that 
Powelton Village is composed of multiple sub-markets with 
very different characteristics.

Analyses in this section were performed by Interface 
Studio with data from the City of Philadelphia, the 2014 
Powelton Village Neighborhood & Demographic Study, 
and in-person observations. In addition, where noted, 
data from Zillow.com was used. For more information, see 
Appendix F.

The Market for Residential Properties
See Appendix C For Supplemental Data Tables

MOST RECENT RESIDENTIAL SALE PRICES, 1-4 UNIT PROPERTIES, FROM 2010-2019 IN 2019 
DOLLARS, OVERLAID ON TOP OF HEAT MAP OF SALE PRICES

$650,000 - $799,999

$500,000 - $649,999

$350,000 - $499,999

$200,000 - $349,999

1-4 Unit Residential Property 
Sale Prices, 2010-2019, 
in 2019 Dollars

Under $200,000

$800,000 and above

Property Sold from 2010-19

Excludes Mixed Use properties and Bed & Breakfasts; all prices adjusted to 2019 dollars
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The median sale price for a 1-4 
unit home in Powelton Village 
has gone up 54 percent since 
2010, accounting for inflation, to 
about $470,000.

According to the Zillow Home 
Value Index, Powelton Village 
ranks 5th among 145 Philadelphia 
neighborhoods for the typical value 
of a single-unit home.

Overall, about two thirds (64%) of 
owner occupied parcels that sold 
from 2014 to 2020 are not owner 
occupied today.
In 2019, a small portion of parcels that sold from 2014 
to 2019 (7%) were vacant buildings, vacant land, or of 
unclear tenure; but most (57%) were rental properties. 
It is important to note that, although most owner-
occupied parcels have sold to investors across the entire 
neighborhood, this is not true of owner-occupied parcels 
on every block: different types of buyers tend to buy 
properties in different areas of the neighborhood. This 
tendency is explored more on the following pages.

MEDIAN SALE PRICE FOR 
RESIDENTIAL PARCELS WITH 1-4 
UNITS IN 2019 DOLLARS

2013

$305K

$100K

$300K

$200K

$400K

$500K

$374K

$470K

2010 2019

HOW HAVE HOME SALE PRICES 
CHANGED?

HOW DO RESIDENTIAL PROPERTY
VALUES COMPARE?

WHAT’S HAPPENED WHEN 
OWNER OCCUPIED PARCELS SOLD?

Powelton Village, as defined in this study

Zillow definition of Powelton Village, 
used for Zillow Home Value Index

In order to compare residential property values in 
Powelton to the rest of Philadelphia, Zillow data provides 
insight that is currently impossible with the City’s publicly 
available data. The City’s existing data on sale prices 
does not specify the number of units in a building, so 
single family homes are indistinguishable from apartment 
buildings. For this study, within Powelton Village, unit 
counts were collected with on-the-ground observations. 
Zillow data allows for a citywide analysis of similar data.

Zillow provides data with their own neighborhood 
definitions. In this case, the borders of Powelton Village 
in the Zillow data differs slightly from the borders of the 
neighborhood in this study. The map below displays the 
differences.

Rank Neighborhood Zillow Home Value Index 
Jan 2020

1 Fitler Square $738,766

2 Chestnut Hill $606,274

3 Spruce Hill $542,425

4 University City $520,729

5 Powelton $518,505

...80... West Powelton $219,859

...91... Mantua $192,379
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INVESTORS VERSUS OWNER OCCUPANTS: WHO BUYS WHAT AND WHERE?

There are multiple sub-markets within Powelton Village, driven by 
property condition, size, and location. While investors have bought 
most homes overall, among some home types in some locations, owner 
occupants dominate.

ROWHOMES SEMI- 
DETACHED 
HOMES

DETACHED 
HOMES

Tend to be 
located...

Along edges of the 
neighborhood

More common in 
the center

In the center

Percent that 
were rentals 
in 2019

76% 51% 30%

When they 
came on 
the market 
from 2014 - 
2019...

Most sold to investors Two-thirds sold to 
investors; though, 
in the center of the 
neighborhood, most sold 
to owner-occupants

Most sold to 
owner-occupants

Total Sold* 102 70 8

Sold to 
investors 85 (83%) 44 (63%) 2 (25%)

Sold to 
owner 

occupants

16 (16%) 23 (33%) 6 (75%)

Look like...

Apartments and condos are not included in this analysis; apartments are overwhelmingly owned by investors, and condos 
represent a very small share of neighborhood housing. Building type data is from the City’s publicly available parcel data.

* Totals may add up to more than the sum of those sold to investors and owner occupants; the tenure of some properties in 
2019 was unclear, and a small number of properties were under construction, demolished, or otherwise unoccupied.

Google Maps
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Rowhomes tend to be located along the edges of the 
neighborhood, most (76%) are rentals, and when they 
come on the market, they are very likely to be purchased 
by investors. Owner-occupants are rarely willing to pay the 
prices that investors are for row homes and other homes 
located towards the edges of Powelton Village.

Semi-detached homes are more common in the center of 
the neighborhood, and about half are rentals. When they 
come on the market along the edges of the neighborhood, 
they are likely to be purchased by investors; but in the 
center of the neighborhood, owner occupants tend to buy 
these properties, and they are often willing to pay more 
than investors do elsewhere in the neighborhood.

Detached homes also tend to be located in the center, 
and only 30 percent are rentals. When they come on the 
market, they are mostly bought by owner-occupants.

* Including only non-nominal sales, over $1,000.

Overall, the market 
is hot, and there 
is little room for 
buyers of any kind 
who aren’t willing 
to pay a premium, 
regardless of 
condition, size, 
and location.

Owner occupants 
paid, on average, 
about $81K more 
than investors 
for single-family 
homes from 
2014 to 2019.*

RESIDENTIAL BUILDING TYPES

SOLD TO OWNER OCCUPANTS, 2014-2020, 
BY BUILDING TYPE

SOLD TO INVESTORS, 2014-2020, 
BY BUILDING TYPE

Detached House

Semi-Detached House

Row House

Residential Building Types

Apartment

Condo
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The Market For Rental Properties

Data on the housing options 
available to students shows that they 
are likely to save money by living 
off-campus in Powelton Village.

WHAT KINDS OF UNITS DO STUDENTS HAVE TO CHOOSE FROM?

There are several housing options available to students 
at Drexel University. The school advertises on-campus 
housing and rental units managed by American Campus 
Communities. In addition, there are several large student-
housing rental buildings nearby, such as The Link. Finally, 
students have the option of seeking other rental housing 
throughout the neighborhood.

Analyses in this section were performed by Interface 
Studio with data from Drexel University, American Campus 
Communities, and Apartments.com. For more information, 
see Appendix F.

Market Rentals
Houses & Apartments In The Neighborhood Major Multi-Unit Structures

American Campus Communities Rentals

Campus Housing / Dormitories

ACC Chestnut Square, 
AmericanCampus.com AmericanCampus.com AmericanCampus.com

Caneris Hall, Drexel.edu Bently Hall, Drexel.edu
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At the time of the student housing 
cost analysis, some cities had seen 
rents drop since the beginning of 
the COVID-19 crisis, but overall 
Philadelphia rents had not dropped.

Depending on the size of the 
apartment, a student could save 
over $500 a month in housing 
costs if they live off-campus in 
non-student housing.

A student seeking a single bedroom unit could save 
upwards of $450 a month by choosing to live off-campus 
in non-student housing. A student seeking a spot in a four 
bed unit with private bedrooms could save upwards of 
$550. At every scale of housing, looking at comparable 
products, off-campus non-student housing is likely to save 
students a significant amount of money.

AVERAGE MONTHLY RENT PER TENANT FOR DREXEL STUDENTS’ HOUSING OPTIONS, 
`BY THE TOTAL NUMBER OF BEDS IN EACH UNIT

While reports from Zillow, Zumper, and Apartment List 
differ, none show a significant drop in Philadelphia rents 
from a year ago. The same is not true for many other large 
US cities, such as New York and San Francisco. If rents in 
Philadelphia had dropped significantly, the above analysis 
would indicate greater student savings than likely existed 
prior to the crisis.

1 Bed in a 
1 Bed Unit

1 Bed in a 
2 Bed Unit

1 Bed in a 
3 Bed Unit

1 Bed in a  
4 Bed Unit

1 Bed in a  
5 Bed Unit

1 Bed in a  
6 Bed Unit

American Campus Community Rentals (Drexel-Endorsed)

Private Bedrooms $2,055 mo/ea $1,346 $1,387 $1,336 - -

Shared Bedrooms - $973 $1,039 - - -

Drexel On-Campus Housing (Senior and Junior Options)

Private Bedrooms $1,545 $1,327 $1,167 - - -

Shared Bedrooms - $1,108 - $1,192 - $1,192 

Market Rentals in Powelton Village (On the market June 2020 on Apartments.com)

Private Bedrooms, 
In A Major Multi-Unit 
Structure

$1,861 $1,311 $1,291 - - -

Private Bedrooms, 
Not In A Major Multi-
Unit Structure

$1,092 $858 $763 $784 $742 -

HOW DID STUDENTS’ HOUSING OPTIONS COMPARE IN JUNE 2020?

ARE THE RENTS IN THE PREVIOUS ANALYSIS SIGNIFICANTLY LOWER THAN
USUAL AS A RESULT OF THE COVID-19 CRISIS?
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PROPERTIES THAT HAVE OR MAY NEED A RENTAL LICENSE

Rental Licenses
See Appendix D For Supplemental Data Tables

Four in ten rental parcels do not 
have a rental license and may 
require one - more than in 2014.
Analyses in this section were performed by Interface 
Studio with data from the City of Philadelphia, the 
2014 Powelton Village Neighborhood & Demographic 
Study, and in-person observations. For more 
information, see Appendix F.

May Require Rental License 
Non-Owner Occupied or Owner 
Occupied With 5+ Units

Probably Does Not Require 
Rental License 
Owner Occupied with 2-4 Units

Owner Occupied, 1 Unit

Active Rental License
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HAS COMPLIANCE CHANGED OVER TIME?

HOW MANY PARCELS DO NOT HAVE A RENTAL LICENSE AND MAY NEED ONE?

Available data indicates that 
fewer rental properties have active 
rental licenses than did in 2014, 
even while there are more rental 
properties overall.
It is important to note that rental license data for 2014 
and 2010 are estimates and may not be complete.

Additionally, for 2010, there was no data available on unit 
counts; therefore this analysis cannot distinguish between owner 
occupied parcels and owner-occupied parcels with accessory 
unit(s), and it cannot determine the total number of potential 
rental parcels for that year.

Dec 

2013

281

100

300

200

400

500

600

58%

307

529

Total Rental Parcels

Active Rental Licenses

50%

280

556

Dec 

2010
Dec 

2019

SHARE OF RENTAL PARCELS WITH AN 
ACTIVE RENTAL LICENSE OVER TIME

Half of rental properties have an 
active license - 280 total. Of the 
276 that do not, 46 likely do 
not require one, and 230 (41%) 
likely do.

According to the City of Philadelphia, properties do not 
require a rental license if they are owner occupied with 
between 2 and 4 total units or if they are being rented to 
a family member. Publicly available data does not specify 
if units are rented to a family member; however, the data 
can tell which parcels with 2 to 4 units are also owner 
occupied. So, while the exact numbers may differ slightly 
from those reported here, it is very likely that a lot of 
properties that need a rental license do not have one.
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Property Conditions
See Appendix E For Supplemental Data Tables

There is a slight relationship 
between property condition and 
tenure. Non-owner occupied parcels 
are slightly more likely to have a 
lower condition rating, and they are 
slightly more likely to have received 
code violations in 2019.

Nearly a third of owner occupied parcels received an 
“A” rating in this study’s parcel-by-parcel assessment, 
while only 13 percent of rental properties received an 
“A.” Likewise, slightly more rental properties than owner-
occupied parcels received lower ratings.

Of the 28 parcels that received any code violations in 
2019, 13 were residential properties that we believe are 
rentals. Four were owner-occupied.

Analyses in this section were performed by Interface 
Studio with data from the City of Philadelphia and 
in-person observations. For more information, see 
Appendix F.

PROPERTY CONDITIONS BY TENURE

30% 
A

54% 
B

14% 
C

Owner Occupied Parcels

13% 
A

68% 
B

18% 
C

Rental or Other Arrangement
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PROPERTY CONDITIONS: PARCEL-BY-PARCEL ASSESSMENT

CODE VIOLATIONS: UNRESOLVED OR ISSUED IN 2019

B - Minor Cosmetic Flaws

C - 1 or 2 Major Issues

D - Major Structural Issues

F - Uninhabitable

X - Under Construction

A - Perfect

Issued in 2019

Labeled “Open” and 
Unresolved
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The Neighborhood Conservation 
Zoning Overlay

In 2017, the City passed the 
Powelton Village Neighborhood 
Conservation Overlay District to 
regulate aesthetic elements of new 
development. There has been some 
difficulty enforcing the overlay, and 
at this time there are too few new 
buildings to fully assess its impact.
Information in this section comes from the City of 
Philadelphia, the Powelton Village Civic Association, 
and in-person observations. For more information, see 
Appendix F.

NEIGHBORHOOD CONSERVATION ZONING OVERLAY
Powelton Village, as defined in this study

Neighborhood Conservation Zoning Overlay

WHAT DOES THE OVERLAY REGULATE?

The overlay regulates aesthetic 
elements of new residential 
buildings and those requiring 
construction permits, 
including, in part:

• Building Height: Limited to three stories or 35 feet

• Building Setback: Must match that of adjacent 
attached buildings

• Window size, location, and detailing: Must be at least 
5 feet high on ground floor, must comprise at least 25 
percent of ground floor; must include a head and sill, 
and must be inset at least two inches; and more

• Utility meters: Must be shielded or have their visibility 
minimized, if on the building frontage

• Impervious Coverage: For front and rear yards, 
impervious coverage must not exceed 50 percent of 

the yard

• Refuse Containers: Cannot be located in the setback / 
public right of way, and it is encouraged that they be 
screened or located indoors.

• Cornices: Must match that of adjacent attached 
buildings

• Porches: Must match that of adjacent attached 
buildings; cannot be enclosed, except by 80 percent 
or less transparent glass

• Materials: Various materials are prohibited on the 
facades of new construction, retaining walls, garden 
walls, fences, fence walls, porches, and projecting bay 
windows along a street frontage

• Commercial Building frontages: Similar regulations 
apply to commercial properties within the overlay
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WHAT HAS DEVELOPMENT LOOKED LIKE IN THE NEIGHBORHOOD?

3810 Hamilton Street (top left) and 439 N 32nd St 
(top right) were permitted before the Powelton Village 
Neighborhood Conservation Overlay District was passed 
by the City. Both contain numerous elements that may 
have violated the overlay, including a lack of porches 
continuous with adjacent properties’, lack of sufficient 
ground floor windows,  excessive impervious surfaces, 
insufficient window detailing, uncovered utility meters 
on their frontages, lack of cornices, and more. Buildings 
like these typically replaced older homes that were more 
consistent with neighborhood building types.

The two new buildings in the photo at the bottom of 
this page, from 437 to 441 N 35th St, were permitted 
after the new zoning code overlay passed. It is possible 
that they may contain violations to that code, including 
a lack of sufficient ground floor windows, uncovered 
utility meters on a frontage, and height in excess of the 
overlay’s allowance; nonetheless, overall, their appearance 
aligns with the spirit of the code far more than previous 
new construction. There are few examples of finished 
new construction that was permitted after the overlay’s 
passage, so the overlay’s success is still difficult to assess.

Buildings Permitted Before The Zoning Overlay Passed

Buildings Permitted After The Zoning Overlay Passed

Google Maps Google Maps
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Future Development & Possible Change

Public school improvements and a 
supermarket are set to open near 
Powelton Village.

The Powel School and the Science Leadership 
Academy Middle School (SLAMS) are set to move into 
their new permanent locations on the former site of 
the University City High School.

Met Fresh Supermarket will be a part of the new 
Village Square development at 37th and Haverford.

High performing schools can have a significant effect on 
the prices potential owner-occupants are willing to pay for 
a home, and the presence of a grocery store (and other 
commercial offerings) is important to many buyers as they 
weigh multiple neighborhoods.

Owner-occupied properties that have 
not sold recently may be more likely 
to come on to the market and flip 
to rental.
Owner-occupied row homes that have not sold in ten or 
more years, displayed in red on that map to the right, are 
most at risk of flipping to rental. These homes are mostly 
located along the edges of the neighborhood.

Owner-occupied semi-detached and detached homes 
that have not sold in ten or more years, in yellow on the 
map to the right, are at some risk of flipping to rental, 
especially those located along the edges of the 
neighborhood. Those that are located along 
Hamilton and Baring Streets will likely be 
more attractive to potential owner-occupants.

Analysis in this section was performed by 
Interface Studio with data from the City 
of Philadelphia. For more information, see 
Appendix F.

MAJOR UPCOMING DEVELOPMENTS

OWNER OCCUPIED ROWHOMES, SEMI-
DETACHED HOMES, AND DETACHED HOMES 
THAT HAVE NOT SOLD IN OVER 10 YEARS

Detached House

Semi-Detached House

Row House

Select Residential 
Building Types

WHAT BIG DEVELOPMENTS ARE COMING?

WHERE ARE PROPERTIES MOST LIKELY TO CHANGE HANDS?

 

2

 

1

 

1

 

2
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Above, a rendering of the new Powel School and SLAMS building (Source: The Philadelphia Inquirer) and, 
below, a rendering of the Village Square development north of Powelton Village at 37th and Haverford, 
which will include a Met Fresh Supermarket (Source: WHYY).
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Potential Strategies

The strategies listed below do not constitute a single cohesive plan; rather 
they aim to convey a “menu” of potential strategies - a wide range of 
approaches that could be taken.
See “Trade-offs & Considerations” below each strategy.

A banner stating PROGRESS MADE appears below sub-strategies towards which work has been done since the 2014 study.

A star (*) indicates that a similar strategy appeared in the 2014 Powelton Village Neighborhood & Demographic Study.

A. Make the area more attractive 
to home buyers with increased 
amenities.

1. *SCHOOLS, PARKS, AND GROCERY STORE: 
Support great neighborhood schools, parks, 
and a local grocery store. 
PROGRESS MADE

2. COMMERCIAL CORRIDORS: 
Invest in commercial corridors that better 
compete with other areas homeowners are 
looking to buy.  
PROGRESS MADE

• Further develop and lease commercial 
space to neighborhood-serving businesses, 
local entrepreneurs, and community 
organizations. 
Drexel is currently working with LA21 and other 
RCOs to improve commercial corridors.

• Provide assistance for local businesses 
and/or support for organizations that offer 
local business support.

3. STREETSCAPE IMPROVEMENTS: Invest in 
streetscape improvements to expand reach 
of the “great streets” (Hamilton and Baring) 
into edge areas. 
PROGRESS MADE

Recent work has been done with the Water Dept. 
on green-scaping along Powelton Ave

• Install pedestrian scale street lights.
• Partner with TreePhilly to get more street 

trees to residents.
• Repair sidewalks and repave select streets.
• Provide/expand street cleaning.

B. Encourage more Drexel 
employees to live in the area with 
greater subsidies.

1. GRANTS/LOANS: Increase investment in 
grants or loans that will encourage more 
Drexel employees to live in the area.

• Consider increasing the Drexel home buyer 
grant.

• *Provide grants/loans to convert 
multifamily units to single-family use.

I. PROTECT HOMEOWNERSHIP
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C. Raise the costs to investors.

1. *ENFORCE CITY RULES: Work with City 
to enforce the rule that no more than three 
unrelated persons can live in a rental 
property.

• Work with the City to pass a regulation 
compelling the universities to provide 
all off-campus student addresses to the 
City, which will give L&I the information 
it needs to determine lawfully which units 
that are home to three or more unrelated 
students.

D. Encourage more on-campus living.

1. LOWER THE COST: Lower the cost of living 
on campus.

• Some options might include differentiating 
living costs by student income, by property 
age, or amenity mix. The University could 
also seek to develop new lower-cost 
properties or living arrangements (e.g. a 
co-op model).

2. *REQUIRE IT: Extend the on-campus living 
requirement to Juniors and potentially 
Seniors.

• Strategies may not be able to reverse the 
decline of owner occupancy in Powelton 
Village; however, they may be able to slow the 
overall trend and shore up homeownership in 
the neighborhood’s core.

• Most strategies to increase homeownership 
do not increase affordability, and some will 
reduce affordability. Seeking to increase the 
area’s desirability to owner-occupants without 
lowering prices will draw in owner-occupants 
who are willing to pay a premium to live in the 
area.

• Two homeownership strategies would increase 
both homeownership and affordability:
• One strategy to increase homeownership 

and affordability would be to partner with 
a local CDC to acquire, renovate, and sell 
homes at affordable prices -- this strategy 
appears below in Section 4: Maintain 
Affordability.

• Another strategy that will increase 
affordability (for some people) is grants 
or loans that encourage Drexel employees 
to live in the area; however, there is no 
guarantee that they would buy in Powelton 
Village, where prices are higher.

TRADE-OFFS & CONSIDERATIONS

• Regarding the strategy to enforce the “three 
unrelated persons” rule:
• It is unclear what the consequences would 

be: it may raise rents for students, it may 
lead investors to subdivide properties to 
reduce the number of students per unit, 
it may push investors to buy cheaper 
properties further out, or it may result in 
something else entirely.

• There may be questions about / challenges 
to the legality of this strategy.

• Regarding on-campus housing, administration 
may need to have a serious discussion about 
the revenue goals of student housing, as 
was mentioned during our last meeting with 
admin. Participants questioned whether these 
strategies could, in themselves, lower on-
campus housing costs enough to compete 
with off-campus options.

I. PROTECT HOMEOWNERSHIP (CONTINUED)



28

A. Support efforts to compel local 
developers / property owners to 
maintain aesthetic standards 
that match the area’s historic 
character.

1. ZONING OVERLAY SUPPORT: Show up 
for residents in their efforts to enforce the 
zoning overlay and encourage good design. 
PROGRESS MADE

• Send representatives to speak or 
submit documentation during zoning / 
design review processes. Strategize and 
coordinate with residents about related 
issues during regular meetings.

2. HISTORIC DESIGNATION: Support 
establishment and enforcement of the 
Powelton Village Historic District on the 
Philadelphia Register of Historic Places, 
which will impose design standards on 
property owners and limit some demolitions.

• Provide resources and support to PVCA 
during the application process

• Provide support during efforts to enforce 
the designation, if it is approved. 

TRADE-OFFS & CONSIDERATIONS

• Generally, preservation strategies would help 
maintain the character of the neighborhood 
- not increase homeownership; though 
some may also result in increased costs for 
property owners (and thus increased costs for 
investors).

• Regarding strategies to maintain aesthetic 
standards, these may raise costs for investors, 
but it is unclear exactly how that would affect 
the market for buying or renting.

II. FOCUS ON PRESERVATION
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A. Help ensure that the exterior of 
student-rented properties are 
clean and in good repair.

1. *EXTERIOR REPAIRS TO STUDENT 
RENTALS: Push owners who rent to students 
to repair exterior issues with their properties. 

• PVCA and Drexel coordinate to put 
targeted pressure on specific property 
owners and the City to address exterior 
issues. PVCA should compile a list of 
key offenders and, with Drexel support, 
bring the list to the councilperson or other 
City representatives. With a targeted list 
presented by both partners requesting 
specific action, resolution may be more 
feasible.

• Reach out to owners to follow up on 
neighbor reports of exterior maintenance 
issues that may not qualify as code 
violations.

2. EXTERIOR CLEANLINESS OF STUDENT 
RENTALS: Compel student tenants to 
maintain outdoor cleanliness at their rental 
properties.  
PROGRESS MADE

• Let community members know that 
you will take their reports of exterior 
cleanliness issues seriously. Reach out 
to student tenants (and follow up with 
consequences) when you receive reports of 
cleanliness issues.
PVCA’s Quality of Life committee, the Drexel 
Police Department, and a Drexel Student 
Government initiative, have contributed to this 
effort. The Student Government Effort sought to 
target, especially, the 3200 block of Powelton, 
the 3200 block of Spring Garden, and portions of 
33rd Street; however, efforts were interrupted due 
to COVID-19.

B. Maintain the cleanliness of 
streets and sidewalks.

1. CLEANLINESS OF STREETS AND 
SIDEWALKS: Increase street and sidewalk 
cleaning, especially in areas beyond 
Hamilton and Baring Streets. 
PROGRESS MADE

C. Reduce nuisance behaviors 
among students living 
off campus.

1. *CONTINUE PUSHING FOR GOOD 
BEHAVIOR: Continue to emphasize 
enforcement of nuisance issues such as 
noise violations and public drunkenness. 
PROGRESS MADE

• Further clarify the consequences of off-
campus behavioral issues to students.

• Let community members know you will 
take their reports seriously.

• Increase neighborhood patrols.

TRADE-OFFS & CONSIDERATIONS

• Quality of life strategies are unlikely to 
increase homeownership directly. Some may 
raise costs for investors, if they are compelled 
to maintain their properties better. Overall, 
the aim of these strategies would be to 
address the root cause of residents’ student 
housing complaints.

III. IMPROVE NEIGHBORHOOD MAINTENANCE & MANAGEMENT
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A. Support the ability of new 
low-income residents to find 
affordable homes in the area.

1. NEW AFFORDABLE HOUSING: Partner with 
local organizations or other major institutions 
to accelerate the pace of affordable 
development.

• Help jump-start the conversation between 
local organizations, institutions, elected 
officials, and City administration by 
acting as convener - or else by signaling a 
willingness to join active discussions with 
a renewed/expanded commitment.

• *Consider partnering with a local CDC to 
acquire, renovate and provide homes at 
affordable prices. To ensure continued 
owner-occupancy, the partners could seek 
to impose a deed restriction on properties 
dictating they must remain owner-
occupied.

• Provide technical assistance and 
resources.

• Help with land acquisition.

2. A VARIETY OF HOUSING TYPES: Encourage 
developers to construct a diversity of housing 
types, including senior housing, with new 
incentives.

• Explore collaboration with the Mantua-
Powelton Alliance, which is the conduit 
for funds from the Schuylkill Yards 
Community Benefits Agreement. It may 
be possible to encourage developers to 
include particular housing types in their 
projects with targeted incentives.

B. Help current low-income 
residents stay in their homes.

1. HOME REPAIR: Support current lower-
income homeowners by helping them access 
home repair resources.

• Provide funds and/or other resources to 
support local organizations’ low-income 
home repair efforts.

C. Identify necessary actions 
that can proactively enhance 
and protect surrounding 
neighborhoods.

1. TAKE PROACTIVE ACTION: Duplicate 
this study for West Powelton, Mantua and 
Belmont in partnership with local leaders, 
with a focus on forming a concrete plan 
for action. See the next page for additional 
details.

TRADE-OFFS & CONSIDERATIONS

• Strategies for affordability will not necessarily 
result in an increase in homeownership.

• One strategy in this section that would 
increase both homeownership and 
affordability is to partner with a local CDC 
to acquire, renovate, and sell homes at 
affordable prices.

• Strategies aimed at maintaining affordability 
may require additional study to better 
understand the market in nearby areas, to 
scout potential partner organizations, and to 
determine the exact sorts of interventions/
assistance Drexel is willing or able to make.

• The University may want to consider whether 
strategies for affordability apply to a larger 
geography than Powelton Village alone, and - 
if so - what is that geography?

IV. MAINTAIN AFFORDABILITY
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APPENDIX A:
OWNER OCCUPANCY DATA TABLES
TENURE OF RESIDENTIAL PARCELS OVER TIME

2020 2014 2010

Owner Occupied 232 31% 276 37% 291 40%

Single Family 170 23% 202 27% -

With Accessory Unit(s) 60 8% 72 10% -

Bed & Breakfast 2 0% 2 0% -

Rental or Other Arrangement Only 496 66% 455 61% 418 58%

Fraternity or Sorority 12 2% 12 2% 12 2%

Vacant Building* 11 1% 3 0% *

Total Residential Parcels 751 100% 746 100% 721 100%

Residential Properties 
That Changed 

TO 
Owner Occupied 

From Something Else 
From 2014-2019

Residential Properties 
That Changed 

FROM 
Owner Occupied 

To Something Else 
From 2014-2019

Did NOT sell from 2014-2019 5 19% 23 33%

New Construction by 2019 0 0% 1 1%

No major change to building recorded 5 19% 22 31%

Sold from 2014-2019 21 81% 47 67%

Demolished by 2019 0 0% 2 3%

New Construction by 2019 9 35% 5 7%

Licensed Renovation by 2019 0 0% 8 11%

No major change to building recorded 12 46% 32 46%

Grand Total 26 70

PARCELS THAT CHANGED TO OR FROM OWNER OCCUPANCY FROM 2014-2019, 
BY WHETHER THEY SOLD DURING THAT TIME 
AND WHETHER THERE WERE MAJOR CHANGES TO THE BUILDING

CHANGE IN TENURE AMONG RESIDENTIAL BUILDINGS FROM 2014-2019, 
BY WHETHER THEY WERE OWNER OCCUPIED OR RENTAL IN 2014

2020 
(Change since 2014)

2014 
(Change since 2010)

Owner Occupied in previous study year 232 - 276 -

Category Did Not Change 206 89% 267 97%

Changed From Another Category 26 11% 9 3%

Changed To Another Category 70 25% 24 8%

Rental in previous study year 496 - 455 -

Category Did Not Change 426 86% 411 90%

Changed From Another Category 70 14% 44 10%

Changed To Another Category 24 5% 9 2%



33

APPENDIX B:
RESIDENTIAL UNITS & BUILDING TYPES DATA TABLES
RESIDENTIAL UNITS AND BUILDING SIZE IN 2014 AND 2019

TENURE IN 2019 BY RESIDENTIAL BUILDING SIZE

CHANGE IN THE NUMBER OF RESIDENTIAL UNITS FROM 2014 TO 2019 
BY THE REASONS FOR THE CHANGE

2020 2014 Percent 
Change

Real 
Change

Units Across All Residential Parcels 2545 2345 9% 200

Residential Parcels 751 746 1% 5

Units Per Parcel 3.389 3.143 8% 0.245

Single Family Homes 316 42% 346 46% -9% -30

Duplexes (2 units) 127 17% 110 15% 15% 17

Triplexes (3 units) 75 10% 71 10% 6% 4

Quads (4 units) 63 8% 58 8% 9% 5

Mixed Use 1-4 Units 27 4% 29 4% -7% -2

5 to 9 Unit Apartment Buildings 104 14% 94 13% 11% 10

10 or More Unit Apartment Buildings 25 3% 23 3% 9% 2

Fraternities or Sororities 12 2% 12 2% 0% 0

Bed and Breakfasts 2 0% 2 0% 0% 0

Owner Occupied Rental Vacant

Single Family Homes 167 53% 143 45% 6 2%

Duplexes (2 units) 37 29% 88 69% 2 2%

Triplexes (3 units) 10 13% 64 85% 1 1%

Quads (4 units) 6 10% 57 90% 0 0%

Mixed Use 1-4 Units 5 19% 22 81% 0 0%

5 to 9 Unit Apartment Buildings 5 5% 97 93% 2 2%

10 or More Unit Apartment Buildings 0 0% 25 100% 0 0%

Units Lost 
From 2014-2019

New Units From 
2014-2019

Net Change 
in Units 

From 2014-2019

Percent of 
Net Change in Units 
Explained By Each

Demolition 
No New Construction

-10 0 -10 -5%

New Construction -2 155 153 77%

Licensed Renovation -3 18 15 8%

Other / Unclear -10 52 42 21%

Total Units -25 225 200

Percents calculated by row
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APPENDIX C:
MARKET FOR RESIDENTIAL PROPERTIES DATA TABLES
MEDIAN SALE PRICE FOR RESIDENTIAL PARCELS WITH 1-4 UNITS IN 2019 DOLLARS

AVERAGE SALE PRICE FROM 2010 TO 2019 
ONLY FOR SINGLE FAMILY HOMES 
BY WHO BOUGHT THEM AND BUILDING TYPE

2019 2013 in 2019 
dollars

2010 in 2019 
dollars

Median Sale Price for 1-4 Unit Homes Over $1,000 $470,000 $374,213 $304,824

Total Sales of 1-4 Unit Homes 29 30 41

     Over $1,000 17 15 22

     Under $1,000 (Nominal Sales) 12 15 19

Bought by... Apartments Detached Row / Attached Semi-Detached No Building Type 
Specified Overall

Owner Occupant -
$464,187 

(6)
$343,278 

(6)
$475,582 

(17)
-

$448,937 
(29)

Investor $340,137 
(2)

$1,019,277 
(1)

$314,961 
(42)

$455,675 
(21)

$43,196 
(1)

$368,202 
(67)

Unclear / Not 
Occupied - -

$183,168 
(1)

$437,568 
(2)

-
$310,368 

(3)

Grand Total $340,137 
(2)

$556,702 
(7)

$314,473 
(49)

$463,439 
(40)

$43,196 
(1)

$389,491 
(99)

TENURE IN 2019 
OF PROPERTIES THAT WERE OWNER OCCUPIED IN 2014 
AND SOLD FROM 2014 TO 2019

When properties that were owner 
occupied in 2014 sold, they were...

Count Percent

Not Owner Occupied in 2019, after sale 46 64%

Rental in 2019 41 57%

Vacant Building in 2019 3 4%

Vacant Land in 2019 2 3%

Still Owner Occupied in 2019, after sale 26 36%

Owner Occupied (single unit) in 2019 18 25%

Owner Occupied with Accessory Unit(s) 
in 2019

6 8%

Owner Occupied B&B in 2019 2 3%

Grand Total 72
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APPENDIX D:
RENTAL LICENSE DATA TABLES

RENTAL LICENSES IN 2010, 2014, AND 2019 
AMONG RESIDENTIAL PARCELS THAT ARE NOT SINGLE UNIT OWNER OCCUPIED

2020 2014 2010

Active License 280 51% 307 58% 281

No Active License 274 49% 220 42% NA*

May Require A License 230 41% 181 34% NA*

May Not Require A License 46 8% 41 8% NA*

Total Parcels That Could Contain Rentals 
(Not Single Unit Owner Occupied) 554 527 NA*

* For 2010, there is no data on unit counts; therefore this analysis cannot distinguish between owner occupied parcels and owner-
occupied parcels with accessory unit(s), and it cannot determine the total number of potential rental parcels.

The rental license data for 2014 and 2010 are estimates and may not be entirely accurate. 2014 data comes from the 2014 study; 
however, using that study’s source data files, this study has been unable to fully reproduce the numbers presented in that study, and that 
study does not include a methodology explaining how its numbers were reached. For 2010 numbers, the 2020 L&I business license file 
was used, and licenses are considered “active” if their issue date is before December 2010 and their expiration date is after December 
2010; however it may be possible that some of these licenses were inactive in December 2010 and were renewed at a later date.

TENURE IN 2019 BY BUILDING TYPE

Detached Semi-
Detached

Row / 
Attached Apartments Condo No Building 

Type Recorded Total

Owner Occupied 19 70% 137 48% 56 22% 6 4% 9 75% 5 25% 232 31%

Rental 8 30% 145 51% 194 76% 144 95% 3 25% 2 10% 496 66%

Fraternity or 
Sorority

12 60% 12 2%

Vacant 0% 5 2% 4 2% 1 1% 0% 1 5% 11 1%

Grand Total 27 287 254 151 12 20 751
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PROPERTY CONDITION BY MAJOR LAND USES AND RESIDENTIAL TENURE

Property Condition Definitions

• A: Perfect building condition / very well maintained

• B: Cosmetic defects only to building / pretty good shape 
Minor paint chipping, minor siding cracks, window frames a little worn, small cosmetic cracks

• C: Some major repairs needed to building / OK 
Significant instances of one or two of these: roof wear, paint chipping, siding cracks, window frame deterioration; OR 
minor instances of these: foundation cracks, minor window crack

• D: A lot of major repairs / Pretty rough shape 
Big cracks, Major instances of multiple of these: roof issues, window frame deterioration, broken windows, foundation 
cracks, paint/siding cracked, etc.

• F: Uninhabitable / Would be dangerous to be inside 
It is possible to see through the building / fire damage / no roof / floors gone

• X: Under construction or major renovation

NUMBER OF PARCELS THAT RECEIVED ANY CODE VIOLATIONS 
BY MAJOR LAND USES AND TENURE IN 2019

All Residential 
Buildings 
(Including 
Mixed Use)

Owner 
Occupied

Rental 
or Other

Fraternity 
or Sorority

Vacant 
Residential 
Building

Commercial-
Only Buildings 

(Not Mixed Use)

Civic / 
Institutional 
Buildings

A 133 18% 70 30% 63 13% 0% 0% 4 29% 2 17%

B 478 64% 125 54% 337 68% 10 83% 6 55% 7 50% 8 67%

C 121 16% 32 14% 87 18% 1 8% 1 9% 2 14% 1 8%

D 7 1% 3 1% 3 1% 0% 1 9% 1 7% 1 8%

F 1 0% 1 0% 0% 0% 0% 0 0% 0 0%

X 11 1% 1 0% 6 1% 1 8% 3 27% 0 0% 0 0%

Total 751 232 496 12 11 14 12

2019

Count Percent of 
Total Number 
Of Parcels In 
Each Category

Residential (Incl. Mixed Use) 20 3%

     Owner Occupied 4 2%

     Rental-Only or Other 13 3%

     Fraternity or Sorority 0 0%

     Vacant Residential Building 3 100%

Commercial (Incl. Mixed Use) 3 6%

     Commercial-Only 1 7%

     Mixed Use 2 6%

Civic / Institution 1 8%

Vacant Land 1 10%

APPENDIX E:
PROPERTY CONDITIONS DATA TABLES
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APPENDIX F:
DATA SOURCES & METHODOLOGY
The following section describes the sources of all data and 
analysis presented in this study, as well as the methods 
by which all data were analyzed. Data is described in the 
order it appears in this report.

Data sources include the following:

• PUBLICLY AVAILABLE DATASETS 
downloaded by Interface Studio

> U.S. Census American Community Survey 5-Year Estimates 
for 2014-2018 and 2006-2010, Philadelphia, PA, 
Census Tracts 90 & 91; data prepared by Social Explorer 
(Downloaded Feb 2020)

> Philadelphia Water Department Parcel Database, via 
OpenDataPhilly (Downloaded Feb 2020 and 2011)

> City of Philadelphia Property Assessment Database, 
Philadelphia Office of Property Assessment, via 
OpenDataPhilly (Downloaded Feb 2020 and Sept 2011)

> City of Philadelphia Business License Database, via 
OpenDataPhilly (Downloaded Feb 2020)

> City of Philadelphia Code Violation Database, Department of 
Licenses and Inspections, via OpenDataPhilly (Downloaded 
Feb 2020)

> City of Philadelphia Building & Zoning Permit Database, 
Department of Licenses and Inspections, via OpenDataPhilly 
(Downloaded Feb 2020)

• IN-PERSON OBSERVATIONS by Interface Studio

> Parcel-by-parcel observations of land use, unit counts, 
property conditions, and other information (Performed April 
2020)

• PRIMARY RESEARCH by Interface Studio

> Apartments.com, rental listings for Powelton Village (borders 
as defined for this study), extracted using WebHarvy data 
scraping tool (Extracted June 2020)

> Drexel.edu, undergraduate student housing options 
(Researched June 2020)

> American Campus Communities (AmericanCampus.com) 
housing options for Drexel University Students, extracted 
using WebHarvy data scraping tool (Extracted June 2020)

> Zillow Home Value Index (Zillow.com) for all homes by 
neighborhood (Downloaded April 2020)

• DATA & ANALYSES FROM THE 2014 POWELTON 
VILLAGE NEIGHBORHOOD & DEMOGRAPHIC STUDY 
by KSK Architects, with select edits by Interface Studio

> The data package associated with the 2014 study that 
was transmitted to Interface Studio by Drexel University 
at the beginning of this study included the following 
databases from 2014: Philadelphia Water Department 
Parcel Database, City of Philadelphia Property Assessment 
Database, select data from the City of Philadelphia Business 
License Database, select data from the City of Philadelphia 
Code Violation Database, and in-person parcel-by-parcel 
observations by KSK architects.

DEMOGRAPHICS

NOTES

The Census Bureau’s American Community Survey uses 5-year 
sampling to provide an estimate, so the margin of error may be 
significant.

No Census geography is perfectly aligned to the study area 
borders. Data in this study refers to Census Tracts 90 & 91, 
which are slightly larger than the study area.

YEAR 2018

SOURCE American Community Survey 5-Year Estimates 
2014-2018, Census Tracts 90 & 91; data 
prepared by Social Explorer, https://www.
socialexplorer.com

YEAR 2010

SOURCE American Community Survey 5-Year Estimates 
2006-2010, Census Tracts 90 & 91; data 
prepared by Social Explorer, https://www.
socialexplorer.com

PARCELS

NOTES

These parcel files were used as the basis for all parcel-based 
data analyses in each year. All parcel data were joined to these 
parcels. Interface Studio made minor edits to the parcel files to 
correct some parcel locations and add missing parcels.

YEAR 2019

SOURCE Philadelphia Water Department Parcel 
Database (Jan 2020)

YEAR 2014

SOURCE Philadelphia Water Department Parcel 
Database (2014)

YEAR 2010

SOURCE Philadelphia Water Department Parcel 
Database (2011)
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LAND USE

YEAR 2019

SOURCE Land use analysis by Interface Studio; 
source data from Interface Studio in-person 
observations (April 2020)

ANALYSIS METHOD

Land use was determined from in-person observations of all 
neighborhood parcels.

YEAR 2014

SOURCE Land use analysis by KSK Architects for 
the 2014 Powelton Village Neighborhood 
& Demographic Study, with select revisions 
by Interface Studio; source data from KSK 
Architects in-person observations and the 
City of Philadelphia Land Use Database (See 
the 2014 Powelton Village Neighborhood & 
Demographic Study for more details)

YEAR 2010

SOURCE Land use data from the City of Philadelphia’s 
land use database (2012)

ANALYSIS METHOD

Land use was sourced from the City of Philadelphia’s land use 
database, archived by Interface Studio in 2012.

RESIDENTIAL UNIT COUNTS

NOTES

Some discrepancies between 2014 and 2019 could not be 
explained with the information available.

Unit counts for 2010 were not available for this study, as 2014 
and 2020 unit counts were primarily drawn from in-person 
observations in 2014 and 2020.

YEAR 2019

SOURCE Unit counts produced by Interface Studio; 
source data from Interface Studio in-
person observations (April 2020) and the 
2014 Powelton Village Neighborhood & 
Demographic Study

ANALYSIS METHOD

Unit counts were determined from in-person observations of the 
number of mailboxes, doorbells, and/or utility meters present 
on each parcel. Unit counts from the 2014 Powelton Village 
Neighborhood & Demographic Study were used as a starting 
point, and revisions were made where necessary. Note that, 
when using utility meters to determine unit counts, multi-unit 
structures typically include one more meter than units.

YEAR 2014

SOURCE Unit counts produced by KSK Architects for 
the 2014 Powelton Village Neighborhood 
& Demographic Study, with select revisions 
by Interface Studio; source data from KSK 
Architects in-person observations (See the 
2014 Powelton Village Neighborhood & 
Demographic Study for more details)

ANALYSIS METHOD

The 2014 study indicates that unit counts were determined from 
in person observations of the number of mailboxes, doorbells, 
and/or utility meters on each parcel. A small number of revisions 
to the 2014 unit count data were made by Interface Studio 
when the 2019 unit counts produced a conflicting number 
with compelling evidence that there had been no change in the 
parcel’s total number of units since before 2014.
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TENURE

NOTES

For all years, we cannot currently determine with absolute 
certainty whether non-owner occupied parcels are definitely 
rentals. Unless those parcels are in the rental license 
database, there is a small chance they are under another sort 
of arrangement - for example, an arrangement between family 
members that does not involve rent. Therefore, while this study 
refers to these parcels as “rental,” there is a chance that a small 
number of them are not rentals.

YEAR 2019

SOURCE Tenure analysis by Interface Studio with input 
from the Powelton Village Civic Association; 
source data from the City of Philadelphia 
Property Assessment Database (Feb 2020), 
the City of Philadelphia Business License 
Database (Feb 2020), Interface Studio 
in-person observations (April 2020), and 
the 2014 Powelton Village Neighborhood & 
Demographic Study.

ANALYSIS METHOD

Tenure was assigned to individual parcels through a 
multi-step process: first, each parcel was assigned its 
tenure from the 2014 Powelton Village Neighborhood & 
Demographic Study; second, a range of data points were 
assessed that might indicate tenure or change in tenure 
since 2014, and parcels were rated on the likelihood 
that they fell into particular tenure categories; third, data 
on City rental licenses and unit counts from Interface 
Studio observations were compared, and parcels were 
again rated on the likelihood that they fell into particular 
tenure categories; fourth, the previous two ratings were 
compared, and parcels were assigned a tenure based on 
what seemed most likely from the data, with additional 
research performed in cases where the two ratings 
disagreed; fifth, members of the Powelton Village Civic 
Association were provided information on the tenure 
assigned to each parcel, and they returned edits to the 
data based on personal knowledge, which were integrated 
into the final tenure assignments.

YEAR 2014

SOURCE Tenure analysis by KSK Architects for the 
2014 Powelton Village Neighborhood & 
Demographic Study, with select revisions by 
Interface Studio; source data from the City of 
Philadelphia Property Assessment Database 
and KSK Architects in-person observations 
(See the 2014 Powelton Village Neighborhood 
& Demographic Study for more details)

ANALYSIS METHOD

The 2014 study does not provide a detailed account of why 
tenure was assigned to each parcel. A small number of revisions 
to the 2014 tenure data were made by Interface Studio when the 
2019 tenure analysis produced a conflicting tenure assignment 
with compelling evidence that there had been no change in the 
parcel’s tenure since before 2014.

YEAR 2010

SOURCE Tenure analysis by Interface Studio; source 
data from the City of Philadelphia Property 
Assessment Database (Sept 2011), the City 
of Philadelphia Business License Database 
(Feb 2020), and City of Philadelphia Property 
Search, https://property.phila.gov (April 
2020).

ANALYSIS METHOD

Tenure was assigned to individual parcels through a multi-step 
process, resembling as closely as possible the 2019 tenure 
analysis. First, each parcel was assigned its tenure from the 
2014 Powelton Village Neighborhood & Demographic Study (as 
revised by Interface Studio - see 2014 tenure analysis method); 
second, a range of data points were assessed that might indicate 
tenure or change in tenure from 2010 to 2014, and parcels 
were rated on the likelihood that they fell into particular tenure 
categories; third, data on City rental licenses were used to rate 
parcels on the likelihood that they fell into particular tenure 
categories; fourth, the previous two ratings were compared, and 
parcels were assigned a tenure based on what seemed most 
likely from the data, with additional research performed in cases 
where the two ratings disagreed.

The September 2011 version of the City of Philadelphia 
Property Assessment Database that was used for this analysis 
was obtained by Interface Studio in September 2011. At this 
time, Interface Studio does not have access to a version of that 
database from December 2010, which was the target date of 
this analysis. In order to ensure that data in this study  reflected 
conditions in December 2010, Interface Studio determined 
which properties in Powelton Village sold from January 1, 2011 
through September 2011, and manually revised ownership 
information for those properties in the parcel database using the 
City of Philadelphia Property Search.

Note that, for 2010, it is not possible with currently available 
public data to know which properties were “owner occupied with 
accessory dwelling units,” because the data that was available at 
this time does not include unit counts for 2010.
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MEDIAN RESIDENTIAL SALE PRICE

YEAR 2019

SOURCE Median residential sale price analysis by 
Interface Studio; source data from the City of 
Philadelphia Property Assessment Database 
(Feb 2020)

ANALYSIS METHOD

The price of sales that occurred in 2019 was sourced from the 
City of Philadelphia Office of Property Assessment’s database 
from February 2020. For the calculation of the median sale 
price, sales were excluded if they were under $1,000; those 
sales were considered nominal property transfers and not 
indicative of market conditions.

YEAR 2014

SOURCE Median residential sale price analysis by 
Interface Studio; source data from the 
City of Philadelphia Property Assessment 
Database downloaded by KSK Architects for 
the 2014 Powelton Village Neighborhood & 
Demographic Study

ANALYSIS METHOD

The price of sales that occurred in 2014 was sourced from the 
City of Philadelphia Office of Property Assessment’s database 
downloaded by KSK Architects for the 2014 Powelton Village 
Neighborhood & Demographic Study. Prices were adjusted to 
2019 dollars based on the annualized CPI inflation rate from 
2014 to 2019. For the calculation of the median sale price, 
sales were excluded if they were under $1,000; those sales 
were considered nominal property transfers and not indicative of 
market conditions.

YEAR 2010

SOURCE Median residential sale price analysis by 
Interface Studio; source data from the City of 
Philadelphia Property Assessment Database 
(Sept 2011)

ANALYSIS METHOD

The price of sales that occurred in 2014 was sourced from the 
City of Philadelphia Office of Property Assessment’s database 
from September 2011. Prices were adjusted to 2019 dollars 
based on the annualized CPI inflation rate from 2010 to 2019. 
For the calculation of the median sale price, sales were excluded 
if they were under $1,000; those sales were considered nominal 
property transfers and not indicative of market conditions.

MOST RECENT RESIDENTIAL SALE PRICE

YEAR 2010-2019

SOURCE Most recent sale price analysis by Interface 
Studio; source data from the City of 
Philadelphia Property Assessment Database 
(Feb 2020)

ANALYSIS METHOD

Most recent sale prices and dates were sourced from the City 
of Philadelphia Office of Property Assessment’s database from 
February 2020. Prices were adjusted to 2019 dollars based 
on the annualized CPI inflation rate from the sale year through 
2019. For the calculation of average sale prices, sales were 
excluded if they were under $1,000; those sales were considered 
nominal property transfers and not indicative of market 
conditions.

ZILLOW HOME VALUE INDEX (ZHVI)

YEAR  JANUARY 2020

SOURCE Zillow Home Value Index (ZHVI) from Zillow 
Inc.; data from Jan 2020 downloaded April 
2020, https://www.zillow.com/research/data

ANALYSIS METHOD

The Zillow Home Value Index data presented here is for 
all homes (single family homes, condos, and co-ops) by 
neighborhood. Zillow neighborhood boundaries differ slightly 
from the study area boundaries used in this report. The 
methodology of the Zillow Home Value Index is available at 
https://www.zillow.com/research/zhvi-methodology-2019-
deep-26226. Generally, the Index seeks to represent the typical 
value of a home within each geography every month. The index 
does not represent sale prices; though it is related to sale prices. 
It is necessarily an estimate and is most valuable as a method 
for comparing geographies and tracking change over time.



41

BUILDING TYPE

NOTES

In future years, it is recommended that this data be collected 
during in-person observations; in the course of this study, it 
became clear that there is some inconsistency in how building 
type categories are applied in the publicly available data.

YEAR 2019

SOURCE Philadelphia Water Department Parcel 
Database (Jan 2020)

YEAR 2014

SOURCE Philadelphia Water Department Parcel 
Database (2014)

YEAR 2011

SOURCE Philadelphia Water Department Parcel 
Database (Jan 2020)

AVERAGE RENT PER BED IN AMERICAN 
CAMPUS COMMUNITY RENTALS 
(DREXEL UNIVERSITY PROPERTIES)

YEAR JUNE 2020

SOURCE Rental price analysis by Interface Studio; 
source data scraped from American Campus 
Communities at https://www.americancampus.
com using WebHarvy (June 2020)

ANALYSIS METHOD

Average rent per bed in American Campus Communities (ACC) 
rentals associated with Drexel University were calculated using 
data scraped from the ACC website using the WebHarvy data 
scraping program. Properties included in the analysis were 
University Crossings, Chestnut Square, and The Summit. Prices 
are available under the “Prices” section of each property’s 
website, under the sub-section “View All Floorplans.” ACC 
averages presented in this report are not the average rents of 
all available units but rather of all available floorplans. Monthly 
rents per bed were calculated by dividing the listed rent by the 
total number of beds in the unit then dividing that figure by the 
lease term. Averages were calculated by the total number beds in 
the unit and whether bedrooms are private or shared.

RENT PER BED IN DREXEL
ON-CAMPUS HOUSING
(SENIOR AND JUNIOR OPTIONS)

YEAR JUNE 2020

SOURCE Rental price analysis by Interface Studio; 
source data from Drexel University at https://
drexel.edu/campusservices/universityHousing/
residence-halls/University-Housing-Rates 
(June 2020)

ANALYSIS METHOD

Rent per bed in Drexel University campus housing was 
calculated using data from the Drexel University Student Life 
website. Properties included were only those that Junior and 
Senior undergraduates are eligible for, as those students have 
the option of living on or off campus; properties include Caneris 
Hall, Bently Hall, and Stiles Hall. Drexel housing costs presented 
in this report are actual figures, as there was only one option 
for each unit size and privacy type. Costs presented by Drexel 
are per student, so monthly costs per bed were calculated by 
dividing the listed housing cost by the total residence term.

AVERAGE RENT PER BED IN MARKET 
RENTALS IN POWELTON VILLAGE 

YEAR JUNE 2020

SOURCE Rental price analysis by Interface Studio; 
source data from Apartments.com using 
WebHarvy  (June 2020)

ANALYSIS METHOD

Average rent per bed in off-campus market rentals was 
calculated using data scraped from Apartments.com using the 
WebHarvy data scraping program. A search was performed on 
Apartments.com for rentals within a custom drawn area matching 
the Powelton Village neighborhood borders used in this study. 
Data included the total rent for the property, the  number of 
bedrooms, whether the unit is located in a major multi-unit 
structure, and other details. For large apartment buildings, all 
available unit types were pulled. Monthly rents per bed were 
calculated by dividing the listed rent by the total number of beds 
in the unit. Averages were calculated by the total number of beds 
in the unit and whether the unit is located in a major multi-unit 
structure.
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RENTAL LICENSES

NOTES

Rental license data may contain errors due to the difficulty 
reproducing numbers from the 2014 Powelton Village 
Neighborhood & Demographic Study and the fact that 2010 data 
was drawn from a 2020 database rather than from a database 
saved in 2010.

YEAR 2019

SOURCE Rental license analysis by Interface Studio; 
source data from the City of Philadelphia 
Business License Database (Jan 2020)

ANALYSIS METHOD

Rental licenses were considered active in 2019 if they were 
active at the time the database was last updated, which was 
likely within a few weeks of its download.

YEAR 2014

SOURCE Rental license analysis by KSK Architects for 
the 2014 Powelton Village Neighborhood & 
Demographic Study; source data from the City 
of Philadelphia Business License Database 
(2014)

ANALYSIS METHOD

The 2014 study does not provide full explanation of its 
calculations, and we have been unable to reproduce their exact 
numbers with their data

YEAR 2010

SOURCE Rental license analysis by Interface Studio; 
source data from the City of Philadelphia 
Business License Database (Jan 2020)

ANALYSIS METHOD

Rental license data for 2010 was drawn from the January 2020 
Business License Database, which provides an initial issue date 
and a most recent renewal date. For 2010, this study assumed 
that any license issued before December 2010 and last renewed 
after December 2010 was active in 2010; however, it is possible 
some of these licenses may have lapsed during that time.

CODE VIOLATIONS

YEAR 2019

SOURCE Code violation analysis by Interface Studio; 
source data from the City of Philadelphia 
Code Violation Database (Jan 2020)

ANALYSIS METHOD

Properties were called out in they received a code violation of 
any kind in 2019 or if they had a violation labeled “open” or 
“unresolved” in the database at the time it was downloaded.

PROPERTY CONDITIONS

YEAR 2019

SOURCE Property condition analysis by Interface 
Studio; source data from  Interface Studio 
observations via Google Maps (April 2020)

ANALYSIS METHOD

Property conditions were assessed according to a guide produced 
by Interface Studio via Google Maps Street View. A copy of the 
property conditions guide is available in the appendix of this 
report.

In future studies, it is recommended that property conditions 
be assessed in person. It is likely that there will be significantly 
more variation in conditions recorded in person, as greater detail 
will be visible on buildings and properties. When tracking change 
over time, the difference in methodology should be noted and 
change should be taken with a grain of salt.

POWELTON VILLAGE NEIGHBORHOOD 
CONSERVATION ZONING OVERLAY

YEAR 2020

SOURCE Powelton Village Neighborhood Conservation 
Overlay, Philadelphia Code Section 14-
504.9; Summary from the Powelton Village 
Civic Association, https://poweltonvillage.org/
resources
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