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“Having safe, stable housing made all the difference in the world 
for me and my kids.” 

—BELINDA MAYO, Director of Neighborhood Program Coordination,  
City of Philadelphia Office of Housing and Community Development

Dear Friends:

PACDC’s 2016 Gala and Awards Ceremony will honor Belinda Mayo’s Lifetime of Achieve-
ment and her legacy of positive impact, leadership and advocacy for neighborhoods and 
residents without a voice throughout Philadelphia. Her work—and that of a network of 
deeply committed organizations delivering on-the-ground initiatives—make Philadelphia 
better.

As we honor her, we are deeply mindful of other potential Belinda Mayos who could 
achieve what she has—but who instead struggle against bad landlords, pay more than 
half their limited incomes for rent, or can’t put down roots anywhere because of housing 
insecurity. What talent or innovation are we missing because bright people are consumed 
by the struggle to find a safe, affordable home for themselves, an elderly parent or a dis-
abled child that they can’t attend to their health, their jobs, their children’s education or 
their community?

The focus of this edition of PACDC Magazine is how critical it is for Philadelphia to devel-
op a comprehensive, strategic housing plan for short- and long-term pathways to ensure 
that every Philadelphian who needs a safe, affordable home can get one. The need for 
housing assistance is massive, and as our economy and housing market improves, rents 
and home prices are rising, yet the incomes of our most disadvantaged residents are not. 
Because we must put our collective energy into better meeting our residents’ housing 
needs, we asked experts to recommend solutions.

Expanding affordable home opportunities is a key goal of PACDC’s Community Develop-
ment Champions from the Federal Home Loan Bank of Pittsburgh—Winthrop Watson, 
President/CEO, and John Bendel, Director of Community Investment. Watson, who says 
“This is the most satisfying work I have ever done,” has substantially increased the Bank’s 
resources for affordable homes.

These and other awardees and finalists highlight the diverse and exemplary work being 
done to expand housing and economic opportunities, creative place-making, education, 
and more. We salute them all.

Rose Gray Rick Sauer
Board President Executive Director
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About PACDC
A STRONG VOICE IN POLICY. PACDC’s advocacy 
is a unifying and compelling voice in government, 
business, and funder forums where decisions 
affecting neighborhoods are made.

STRONG CDCs. PACDC strengthens CDCs through 
professional development, funding, and networking 
opportunities.

A STRONG CITY. PACDC and member organizations 
build strong neighborhoods—and a strong 
Philadelphia—by increasing housing and economic 
opportunities, and providing programs and services 

that sustain families and good jobs.
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PACDC Leads the Charge on Equitable Development Policy

P hiladelphia is experiencing unprecedented 
investment and growth. Such change is 

welcome and needed. However, for the city and 
region to thrive over the long-run, such growth 
must be inclusive, benefiting all Philadelphians 
and their neighborhoods. That’s why PACDC 
has been working to educate decision makers 
and promote policies that will advance equi-
table development.

 In February 2015, PACDC released, “Beyond 
Gentrification, Toward Equitable Neighborhoods: 
An Equitable Development Policy Platform for 
Philadelphia.” We met one-on-one with Mayoral 
and City Council candidates, and held a Mayoral 
Candidates Forum on Equitable Development 
with more than 300 stakeholders. In response, 
candidates addressed equitable development is-
sues at events across the city, and incorporated 
our recommendations into their own policy plat-
forms.

In addition, PACDC’s Policy Director, Beth 
McConnell, co-chaired Mayor-Elect Kenney’s 
Transition Team on Housing, Planning and De-
velopment, which afforded PACDC a seat at the 
table to make recommendations directly to the 
new Mayor and his leadership.

Beyond positioning these issues for action 
by the new Administration and City Council, 
who took office in January 2016, we successfully 
worked with the existing City Council and Nut-
ter Administration throughout the past year to 
advance key recommendations within the five 
planks of our policy platform:

1.  Strengthen the ability of neighborhood groups and residents to create inclusive  
communities.

•  We worked with Neighborhood Advisory Committee (NAC) Coordinators to educate decision 
makers about their critical work, and successfully advocated for a $264,000 increase in NAC 
funding for FY16, which will expand constituent services in our neighborhoods, connecting 
residents with resources to save their home from foreclosure, keep the heat on, address food 
insecurity, find employment, and other services.

2. Create and preserve quality, affordable home choices in every part of the city.

•  Actively supported creation of the City’s new Department of Planning and Development, and 
successfully advocated for requirements for the City to create a long-range strategic housing 
plan and a new Housing Advisory Board.

•  Worked with City Council to conduct a series of briefings and hearings on affordable housing, 
and played a leadership role on the City Council Affordable Housing Working Group created 
from the hearings, to set the stage for a major effort to at least double dedicated funding to the 
Philadelphia Housing Trust Fund to $25 million per year to better address local affordable hous-
ing needs.

3.  Expand economic opportunities on our neighborhood corridors, and increase 
local hiring and sourcing by major employers and developers.

•   Worked with former Councilman Goode to restore funding for the Philadelphia CDC Tax Cred-
it Program for new or renewing slots for participating non-profits from $85,000 to $100,000 
per year for ten years to support neighborhood economic development efforts, which expands  
access to goods, services and jobs in lower-income communities.

•   Worked with Councilman Henon to convince Mayor Nutter to allocate $535,000 in General 
Fund resources for the Storefront Improvement Program (SIP) in the City’s FY16 budget to 
replace restrictive federal funds that had hamstrung the program, and better assist small busi-
nesses fix up blighted or unattractive store front facades in low-income neighborhoods. Mayor 
Kenney has proposed increasing General Fund support for SIP to $600,000 on an annual basis.

4.  Understand the threats and impacts of displacement, and expand assistance  
programs.

•   Worked with students from Princeton University’s Woodrow Wilson School to examine potential 
drivers of displacement of small businesses from gentrifying commercial corridors in the City.

5. Attack blight, vacancy and abandonment in all neighborhoods. 

•    Advocated successfully for implementation of the Philadelphia Land Bank as a tool for equitable 
development, including the transfer of more than 1,400 properties from other public agencies 
into the Land Bank. 

•     Raised concerns about the potential impact of the City’s tax lien sales on Land Bank operations 
and future efforts to put vacant property back into productive use, resulting in the removal of 
vacant lots and other properties slated for housing and community development projects from 
the tax lien sale list.

We also worked with Councilwoman Bass on a bill that creates strong restrictions on the location of 
unsightly, blighting used goods donation bins, which led to the removal of illegally placed bins by L&I 
in February 2016.

We look forward to working with the Kenney Administration and City Council to build on this 
success and make Philadelphia a national model for advancing inclusive communities and equitable 
development.

Storefront Improvement Program press conference led 
by City Councilman Bobby Henon.
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Q: For the past 16 years, your work has focused on the state level to ad-
vocate for increased resources and share best practices for organizations 
addressing a range of affordable housing needs.  As the new director of 
the City’s Office of Supportive Housing, how will your work translate into 
coordinating services for on-the-ground, local need? 
A: Philadelphia has a well-developed network of city and non-profit provid-
ers who work together to address homelessness. There is an extraordinary 
level of dedication, selflessness and drive to solve homelessness. My goal as 
Director is to build on the strength we already have, support it and help it 
grow. I bring a particular emphasis on data-informed programs. 

Q: Homelessness is a complex problem, and to be solved, requires col-
laboration between agencies that help people address mental and physi-
cal health challenges, poverty, job training, housing, and a myriad of oth-
er issues. How can OSH and other City agencies that address the whole 
scope of issues work together more effectively? 
A: This is a very exciting time in Philadelphia. Collaboration for better re-
sults is a theme that is driving this administration, as is addressing systemic 
root causes—like promoting healthy child development. 

The Mayor has already identified five pillars to unify the work of the 
departments throughout the city. This provides clarity and direction. The 
Health and Human Services Cabinet under Eva Gladstein has already identi-
fied multiple ways that Public Health, Child Welfare, and Behavioral Health 
can work together to more efficiently and effectively help the most vulner-
able people, again, with a unifying vision and informed by data.

At the same time, we know that funding and reporting streams take prior-
ity. When resources are scarce, collaboration is more difficult. I am commit-
ted to looking at the system from the perspective of the person experiencing 
homelessness and working to make it as dignifying, humane, and personalized 
as possible. If we start there, then collaboration becomes a natural outcome.

Q: The financial resources available to address issues of housing instabil-
ity and homelessness are inadequate, and have been cut by Washington 
and Harrisburg over the years. What can be done locally to ensure we are 
serving everyone who needs help? 
A: My goal as Director of the Office of Supportive Housing is to make 
homelessness rare, brief, and nonrecurring in Philadelphia. The City has  

ANNE FADULLON was appointed 

by Mayor Jim Kenney to serve as the 

Director of Planning and Development, 

a new cabinet-level position that seeks 

to better coordinate the work of various 

agencies that deal with housing, devel-

opment, and planning. Ms. Fadullon was 

previously the Director of Development 

at the Dale Corporation, and served as 

the President of the Building Industry 

Association where she played a lead 

role in the Philly Land Bank Alliance. 

She returns to government after having 

worked at the Philadelphia Redevel-

opment Authority during the Rendell 

Administration. 

Q: Your role is a new Cabinet-level position and you’re overseeing agencies that previously func-
tioned under a different leadership structure. How can this new role and redesigned structure make 
it easier to build more affordable homes? 
A: Any effort which increases coordination and makes processes work more efficiently has the potential 
to result in increased production. There were services offered by the City over the past several years that 
were not being accessed by the affordable housing development community. The full breadth of those 
services are now fully accessible.

Q: How has your work as a developer in the private sector, developing both market rate and af-
fordable homes, shaped the way you’re thinking about how the City should concurrently welcome 
market rate development, and advance equitable development? 
A: I think this is exactly the key—the City needs to welcome and encourage all types of development. It 
doesn’t need to be an affordable vs. market-rate discussion. It needs to be a full development spectrum 
discussion. Improved processes for development positively impacts all types of development efforts. 

Q: What are your top priorities for your first year as the Director of Planning and Development? 
What do you want to accomplish by January 2017? 
A: Key priorities are a work in progress, but some of the focus areas are: Identifying the organiza-
tional structure of the Office, implementing the Workforce Housing Initiative, and getting the Land 
Bank functioning. There has been a lot of focus over these first 60 days or so in understanding what 
the various departments do, what they are working on, and how to best utilize resources across de-
partments to achieve operational and production efficiencies. Now we are working on identifying 
where we have investment and where there are opportunities for more comprehensive and holistic 
community development.

with 
Anne FadullonQ&A with 

Liz HershQ&A
LIZ HERSH was recently hired as the Director of the City of 

Philadelphia’s Office of Supportive Housing following her 

long tenure as Executive Director of the Housing Alliance 

of Pennsylvania. Following are her answers to our questions 

about her new work.

already demonstrated that this is possible with the success of getting to func-
tional zero with veterans homelessness last year. That was possible through 
collaboration, but also because there was an adequate supply of housing 
assistance to help the vets. We must expand that supply for all vulnerable 
Philadelphians to achieve our vision.

As Executive Director of the Housing Alliance of Pennsylvania I worked 
tirelessly—and successfully—to help establish local, state, and national 
housing trust funds, dedicated pots of money just to expand the supply of 
homes available and affordable to those most in need. I will continue to be 
an advocate for expanding these funds. 

 
Q: You’ve left behind a remarkable track record of achievement at the 
Housing Alliance: building a strong network of advocates across the state 
for a home within reach of all Pennsylvanians, creation of the state Hous-
ing Trust Fund, state authorization for local land banks, and initiating and 
coordinating the popular annual Homes within Reach conference. As you 
launch your new work, what to do you hope will be some key wins or ac-
complishments for your office? 
A: Quite simply, I would like to see us reduce the number of people who ex-
perience homelessness, reduce how long they remain homeless, and reduce 
the amount of cycling through the system.

There is already so much to work with at the Office of Supportive Hous-
ing—a dedicated and hard-working staff, an incredible network of provid-
ers supported by an administration that “gets it.” I see myself building from 
strength—engaging the community and business owners, working collab-
oratively with the other departments, using research and data to inform 
program design.

And, I will work to make our city trauma-informed. People who have 
experienced homelessness—and our staff—have experienced so much trau-
ma. Our system should strive to be a sanctuary. I would like to see this ap-
proach integrated throughout our system.

Q: In the face of the complexity of issues that force a family or an  
individual into homelessness, how do you envision working with the  
local CDC field to address the city’s needs? 
A: Strong communities are essential for healthy people. That doesn’t happen 
without community development corporations. We are all in this together.

PHOTO BY J. SMITH FOR VISIT PHILADELPHIA®
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W e know a few things about the majority 
of very low-income renters. They live in 

private market housing, not tax credit projects or 
public housing. They receive no housing subsi-
dies. They are paying far more than they can af-
ford for what is too often substandard housing 
in distressed neighborhoods. These statistics are 
well enough known, but we don’t think about 
them as much as we should, and often lose track 
of the devastating human toll behind them. 

A book that has just come out, named simply 
Evicted, by Harvard scholar Matthew Desmond, 
tells that story. It should be required reading for 
anyone in community development. 

It’s a twofold problem. The most fundamen-
tal problem is that the economics of what poor 
people live on—either from public assistance or 
low-wage jobs—are totally inadequate to afford 
what it costs to create or provide even minimally 
decent housing. The 25th percentile rent in Phila-
delphia—the low-end median rent, where 1/4 
of the units rent for less and 3/4 rent for more, 
was $707 per month, which takes an income of 
$28,200, or quite a bit over the poverty level, to 
afford. Realistically, even the most self-sacrificing 
landlord can’t pay off a mortgage, pay taxes, and 
maintain a rental unit in decent shape for what a 
poor family can afford consistently to pay. 

The second problem, of course, is that our 
political system has failed to address this issue 
in a meaningful fashion. Instead, we have a sort 
of lottery, where a lucky few get housing vouch-
ers, and the rest for the most part are out in the 
cold. In Philadelphia, the Philadelphia Housing 
Authority makes 16,800 vouchers available, but 
there are over 130,000 renter households in the 
city with incomes under $25,000. 

What happens? Poor tenants, whose incomes 
are not only low but highly unpredictable from 
one month to the next, live almost like refugees 
in a revolving door existence of substandard 
housing, dangerous neighborhoods, rent arrears, 
doubling up, eviction, and forced moves almost 
on a yearly basis. In 2015, Philadelphia’s Land-
lord-Tenant Court issued 19,234 judgments for 
possession, the equivalent of evictions. While un-
doubtedly some of these judgments were resolved 

Philadelphia’s REAL Rental Housing Issue
BY ALAN MALLACH

without the family losing their home, it is equally 
likely that as many or more families left before the 
formal judgment was issued, knowing that the 
outcome was inevitable, and that having a judg-
ment on their record would make it that much 
harder for them to get another apartment. If we 
assume that low-income renters are, say, twice as 
likely to be evicted as more affluent renters—a 
conservative assumption—it suggests that at least 
one out of every ten low-income renters is evicted 
from their home each year in Philadelphia. 

Without a stable place to call home, these 
families live in a constant state of social and eco-
nomic instability, their children moving from 
school to school, all perpetuating the multigen-
erational poverty that characterizes so many of 
our inner city neighborhoods, not to mention 
frustrating efforts by CDCs and others to build 
strong, cohesive neighborhood organizations 
and stable neighborhoods. 

The response from the community develop-
ment field, for the most part, tends to be to build 
tax credit housing. Philadelphia, as of the end 

burden that affordable housing is supposed to prevent. This probably represents a better option 
for most than private market housing‚—the quality of housing is likely to be higher, and their 
cost burden—although high—may still be less than it might be on the private market. The point, 
though, is that LIHTC housing is, in the final analysis, not a solution. 

To the Pennsylvania Housing Finance Agency’s credit, their Qualified Allocation Plan requires 
that a small percentage of LIHTC units be affordable at 20% of AMI or less, even though it is based 
on the premise that it will be made possible with project-based vouchers rather than built into the 
project’s financial structure. That is a small step in the right direction. 

What is to be done, then? If there is one issue that should be the focus of a national advocacy 
campaign, it should be this one. Rather than simply advocate for more vouchers, though, we should 
see this as an opportunity to take a close look at what the best way would be to fill the gap between 
what poor tenants can afford and what it costs for the private market to provide decent housing—and 
then try to build a broad coalition around it. 

What would be the best way to meet these needs? I don’t know the answer, but it’s critical to ask 
the question. Over 40 years ago, then-President Nixon proposed a guaranteed annual income for 
every American family. Would simply putting more money into people’s pockets be a better way 
of helping them find decent housing, with fewer market distortions than the Section 8 program? 
There is strong evidence that vouchers push up rents in urban areas, ironically, increasing the cost 
burden for the majority of low income families who don’t have vouchers. 

Taking the opposite tack, could vouchers become more property—property, not project— 
based, with a competitive model where landlords of all stripes could compete for vouchers on the 
basis of price and quality? Is there a way that we could combine rental assistance with other steps 
to help stabilize families’ living conditions? I’m sure there are many more questions worth asking, 
and models worth looking at. 

In the meantime, difficult as it may be, this is an issue that any CDC or other organization trying 
to build a stronger neighborhood ignores at its peril. Tenants living in private market housing, most 
of them low- or very low-income, make up half or more of the residents of most lower-income urban 
neighborhoods. In some parts of North and West Philadelphia, tenants make up 75% or more of the 
residents. They are the elephant in the room when it comes to inner city community-building efforts. 

We have a fairly decent although patchy network of organizations in this country to help home-
owners keep their homes—Pennsylvania’s HEMAP program has been cited as a national model—
but little or nothing to help renters keep their homes. The Housing Trust Fund has supported some 
efforts along those lines, but far more is needed. Community development organizations should be 
asking how they can help better support the tenants in private market housing in their communities. 

What more could we do in Philadelphia to help address this challenge? Sadly, we can’t change 
the national picture, and the extent to which low-income families’ earnings are fundamentally 
out of sync with the cost of even modest rental housing; while only the federal government 
can come up with the money that would be needed to fill the gap. At the same time, there are 
things we can do. Increasing the minimum wage would help—it’s important to remember that a 
majority of the families in the eviction trap are working families, with at least one wage-earner 
working at a low-wage job. 

Building a stronger support system for at-risk tenants could make a difference, recognizing that 
many of the families in the eviction trap have issues other than poverty and housing that need to 
be addressed. Developing a program, perhaps through the Trust Fund, to help private landlords 
upgrade their properties, in return for a commitment to keep the rent affordable, could both ben-
efit many low-income families, and help improve neighborhoods. And while it’s hardly a new idea, 
it’s important to preserve whatever existing affordable housing we have, particularly the properties 
that serve the lowest income families. First, though, we have to recognize that this issue is not mar-
ginal, but central to the work that community development organizations are about. 

Alan Mallach is a Senior Fellow at the Center for Community Progress, and a member of PACDC’s Advisory 
Board.

*  To order the book by Matthew Desmond,  
go to www.tinyurl.com/nlz8qv6

*  A scholarly paper by Matthew Desmond 
entitled “Eviction and the Reproduction of 
Urban Poverty” that addresses some of the 
same issues as his book can be downloaded 
at www.tinyurl.com/ncfewzn

*  The link to the HUD study mentioned in the 
text is www.tinyurl.com/zzrnt5l

*  A study of evictions in Baltimore funded by 
the Abell Foundation entitled “A System in 
Collapse” can be downloaded at  
www.tinyurl.com/jxxxz35

*  A study by economist Scott Susin of 
the effects of vouchers on rents can be 
downloaded at www.tinyurl.com/j6amjna

FURTHER READING

PHILADELPHIA RESEARCH  
COMPILED BY PHILADELPHIA  
LEGAL ASSISTANCE AND  
COMMUNITY LEGAL SERVICES

A version of this article was origi-
nally posted on Rooflines.org, the 
blog of Shelterforce.org, the Voice of 
Community Development. You can 
sign up for the free Shelterforce Weekly 
e-newsletter where you’ll find the lat-
est website additions, jobs, resources 
and more at www.nhi.org/go/ 
SFWeekly. 

Find the original 
article here: www.
tinyurl.com/j43lkaw

of 2013, had around 10,000 LIHTC units. Yet, a 
recent HUD study has raised some tough ques-
tions about what tax credit housing means in 
this context. Even though tax credit rents are set 
at what a tenant at 50% of the Area Median In-
come (AMI) can afford, the majority of tenants 
tend to have much lower incomes—45% have 
incomes below 30% of AMI, and another 19% 
between 30 and 40%. In Pennsylvania, the per-
centages are slightly higher—49% have incomes 
below 30% of AMI, and 20% between 30 and 
40%. But, unlike public housing, LIHTC rents 
are not adjusted to family incomes. 

This means two things. First, large numbers 
of LIHTC tenants only make ends meet by get-
ting a voucher, and using it to enable them to af-
ford to live there. 55% of all LIHTC tenants in 
Pennsylvania have a voucher or other rental as-
sistance to be able to pay the LIHTC rent. 

Second, of LIHTC tenants who do not have 
a voucher, about 60% are spending over 30% 
of their gross income to pay the rent; in other 
words, they are suffering from precisely the cost 
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http://rooflines.org/
http://shelterforce.org/
http://nhi.org/go/SFWeekly
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Addressing Immigrant Needs and Tapping Their Strength
BY WILLIAM GONZALEZ

CDCs must do a better job at intentionally 
planning for and supporting immigrant 

participation in their services to maintain their 
organization’s viability before the realities of de-
mographics, public policy, and progress. 

This is very relevant in Philadelphia, as the 
city has undergone rapid growth in its immi-
grant population. Between 2000 and 2013, the 
immigrant population of the city grew by 60,000 
people offsetting a decline of 24,000 US born 
residents and helping the total population of 
Philadelphia grow by 36,000. (See accompanying 
graph.) The influx of immigrants into the City is 
expected to continue thanks to national and in-
ternational demographic trends and the welcom-
ing policies of local government.

One such policy is the recently enacted Char-
ter change promoting “access to City services, 
compliance with City law and ease of contact 
with, and participation within, government in the 
City for people with limited English proficiency.” 
The new measure, which was approved by voters 
in 2015, requires all City agencies and, by related 
policies, all City subcontractors, to develop plans 
to serve clients who are limited English proficient 
(LEP). Federal law already required this from en-
tities that receive federal funding, but the Char-
ter Change along with advocacy from immigrant 
communities and expected enforcement from 
City Hall will obligate CDCs to demonstrate how 
they serve LEPs who come to their offices. For 
example, it will not be enough for CDCs in the 
predominantly Latino neighborhoods of Eastern 
North Philadelphia to have Spanish-speaking 
personnel. The organizations also must be ready 
to use telephonic interpreter services to attend to 
their Asian and Middle Eastern LEP clients. 

CDCs must also understand the subtleties of 
immigration status and how they affect or not 
a client’s eligibility for services. For instance, 
unauthorized immigrants are eligible for hous-
ing counseling services according to HUD. The 
Migration Policy Institute estimates that there 
are 14,000 unauthorized immigrant homeown-
ers in Philadelphia.

The role of immigrants as catalysts of econom-
ic growth makes it critical for CDCs to serve their 
new neighbors. According to a 2012 report from 
the US Chamber of Commerce and the Immigra-

tion Policy Center of the American Immigration 
Council, the ability of immigrant entrepreneurs to 
create jobs and strengthen the economy extends to 
neighborhoods. The Fiscal Policy Institute states 
that 28% of Main Street business owners in the 
country are immigrants although they account for 
16% percent of the national labor force and 18% 
of all business owners in the US.

Foundations, corporations, and City govern-
ment recognize these trends and will increasingly 
evaluate a CDC’s integration of immigrants in 
its work as a factor in judging the organization’s 

capacity and sustainability. The funding silos 
within foundations and other funders of neigh-
borhood activities regarding immigrant needs 
are breaking down, requiring that CDCs respond. 
Mayor Kenney has made immigrant integration 
one of his priorities. The data showing the chang-
es in neighborhoods is driving new models and 
requirements for immigrant integration. 

The better a CDC is at immigrant integration 
the stronger it will be in mobilizing and engaging 
its constituents around community concerns.
William Gonzalez is Executive Director of Ceiba.

Delivers Diverse Offerings,  
Top-Notch Leaders 

T he third year of programming opened with a rich diversity of topics, session leaders, and 
participants serving more than 400 professional staff and board members representing 

nearly 50 community development entities as well as state and City officials. These programs 
ranged from arts and commercial corridor development (Art, Commerce, and Carrot Cake) 
and commercial leasing for corridor managers, to passive design 
(The Next Wave: Passive Design) and small scale development 
(Sweat the Small Stuff: Small Scale Development). 

Upcoming highlights for 2016 include: Windows, Doors, Floors 
and Roofs, Too!, a Speaker Series uplifting best practice techniques 
in occupied rehab, and a new partnership with the National Devel-
opment Council, the National Alliance of Community and Eco-
nomic Development Associations, and BB&T to host an affordable 
housing development certification training in collaboration with 
our sister agencies in the tri-state region. 

PACDC’S COMMUNITY 
DEVELOPMENT LEADERSHIP 
INSTITUTE’S 3RD ANNUAL 
SYMPOSIUM ON EQUITABLE 
DEVELOPMENT

Thanks to a strong and on-going 
partnership with the Federal Reserve 
Bank of Philadelphia, PACDC’s Third 
Annual Symposium on Equitable 
Development, held in December, was 
a resounding, sold-out success with a 
passionate, insightful keynote address 
from then Mayor-elect Jim Kenney. 
He shared his vision of and commit-
ment to equitable neighborhoods and 
pledged to work with CDCs to achieve 
that goal. A panel conversation fol-
lowed featuring a diverse group of 
established and emerging leaders in 
the field talking about key elements of 
their work and how it intersects with 
overall city efforts. 

PACDC also took the opportunity 
before the 160 leaders and practi-
tioners assembled to recognize and 
honor Councilman W. Wilson Goode, 
Jr., for his outstanding leadership and 
support in the community develop-
ment sector. Following the morning 
plenary, breakout sessions included 
conversations on expanding eco-
nomic opportunities, education in-
novation, neighborhood identity, and 
diversifying opportunities for new 
talent in the field. 

PACDC’s Board, working committees, 
and staff are hard at work further test-
ing and exploring key take-aways from 
the 2015 symposium and planning for 
the upcoming 2016 Symposium.

MORE INFORMATION 
ON THESE AND OTHER 
PROGRAMS CAN BE 
FOUND AT WWW.
PACDC.ORG.

LEFT TOP Participants at PACDC’s Third 
Annual Equitable Development Symposium. 
LEFT BOTTOM Mayor-elect Jim Kenney delivers 
Keynote at PACDC’s Third Annual Equitable 
Development Symposium hosted by the 
Federal Reserve Bank of Philadelphia.

The latest American Community Survey from the US Census shows that the foreign 
born population of the City was 12.5% (+/- 195,000 people) between 2010 and 2014, 
a 1% increase over the 2006-2010 Survey. The influx of immigrants into the City is 
expected to continue thanks to national and international demographic trends and 
the welcoming policies of city government.

According to a 2015 analysis of US Census Data by the Fiscal Policy Institute, 
Philadelphia has undergone rapid growth in its immigrant population:

Between 1990 and 
2000, the immigrant 
population grew by 
32,000 people.

Between 2000 and 2013, the immigrant 
population grew by an additional 60,000 people 
offsetting a decline of 24,000 US born residents 
and helping the total population of Philadelphia 
grow by 36,000 people.

2013

92,000
Immigrants

http://www.pacdc.org
http://www.pacdc.org
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Getting it Right:  
Philadelphia’s  

Strategic Housing Plan
BY BETH McCONNELL

COVER STORY

Face the facts, document the need. The Plan must begin 
with an honest, data-driven assessment of the size and scope of 
the need for housing assistance. There are a lot of data to help 
us get started, but there’s a lot we don’t know. For example, 
we know the waiting list for the Basic Systems Repair Program 
(BSRP) is five years long. But how many qualified homeowners 
never applied for BSRP, but whose homes are in desperate need 
of repair? How many persons with disabilities are not in per-
manent homes in the community because they can’t find a unit 
that is accessible, affordable, and near adequate transportation 
options? We know there is significant economic inequality in 
Philadelphia, so how is that reflected in residential segregation 
by race, class and other factors? 

Now is a good time to do a rigorous analysis: New rules 
adopted by the U.S. Department of Housing and Urban De-
velopment (HUD) in the summer of 2015 mandates that cit-
ies which receive federal housing funds conduct a much more 
detailed analysis of impediments to housing opportunities in 
order to address the legacy of housing segregation on the basis 
of race, color, national origin, disability, and other factors. We 
can’t be afraid to look under the bed, drag the scary monster 
out, and look it in the face. This is just as much about holding 
ourselves accountable to the problem as it is about figuring out 
how to solve it. 

Be ambitious. You can’t solve big problems by deciding that 
they’re too big for you to address. The Plan should set ambitious 
goals, such as ending homelessness by a concrete date, reducing 
waiting lists for current programs from years to weeks, building 
a certain number of new homes per year to reduce cost burdens 
of low-income families, and so on. Then it should identify strate-
gies that will get us there. A healthy supply of pragmatism, ambi-
tion and the right weapons is the only way to slay a dragon. 

In a city with a poverty rate of more than 25%, zip codes where the un-
employment rate reaches as high as 58%, a significant number of workers 

in low-wage jobs, and a housing stock that is old and deteriorating, it’s no 
surprise that there are an overwhelming number of Philadelphians who lack 
access to a good quality, affordable home. Waiting lists for housing assistance 
are many years long, or closed. The number of those who pay an unsustain-
ably high percentage of their low incomes on rent is massive, and the number 
of those who do not have a permanent place to call home is staggering. 

Alan Mallach writes more on page 6 about the hidden crisis among Phil-
adelphia’s renters, and you’ll find more details about the huge waiting lists 
and massive unmet need for affordable homes on PACDC’s fact sheet for 
our new campaign, Can’t Wait to Be Home: Double the Housing Trust Fund 
as an insert between pages 16 and 19. More about why it’s time to double the 
Philadelphia Housing Trust Fund and how it delivers economic impact to 
the city is on page 16 in an article written by Garrett O’Dwyer. 

For decades, Philadelphians have been working hard to solve these prob-
lems. The City’s Office of Housing and Community Development (OHCD) 
and Office of Supportive Housing have done their best to effectively and 
wisely spend the local, state and federal resources aimed at providing safe, 
affordable homes. Non-profits have ripped apart the couch cushions to find 
every available penny in public and philanthropic dollars, as well as recruit-
ed significant volunteer labor, to serve families and individuals in need of 
housing and support services. 

Advocates have fought and won the creation of housing trust funds 
here in Philadelphia, in Harrisburg, and in Washington. But the problem 

FEDERAL FUNDS ALLOCATED FOR HOUSING PROGRAMS IN PHILADELPHIA 1997–2016. 
[Adjusted for inflation to 2016 dollars] This chart shows how Philadelphia allocated funds from the 
Community Development Block Grant (CDBG), HOME, and Housing for Persons With AIDS (HOPWA) 
programs over the last 20 years. Cuts in federal funding have led to less resources being available to 
build new homes, repair existing homes, or invest in homelessness prevention. 

PHILADELPHIA CDBG ALLOCATION. In FY 1996, Philadelphia’s Federal Community Development 
Block Grant (CDBG) allocation was more than $126.5 million, adjusted for inflation to today’s dollars. But 
in 2016, it was under $50 million, including income gained from programs. Steep cuts and decreasing 
buying power of federal funds means that housing programs have suffered. 

25%
 THE NUMBER 

OF QUALIFYING 
HOUSEHOLDS WHO 
RECEIVE HOUSING 

ASSISTANCE

is becoming harder to solve. Congress and the State have slashed funding 
for other key programs that Philadelphia has relied on to provide housing 
opportunities. 

Meanwhile, the development boom that continues in Center City, Uni-
versity City, and surrounding neighborhoods is driving up rents and home 
prices, but not yet leading to an increase in vacancy rates that could help 
temper rents: Despite having added thousands of new units of market rate 
housing in the last few years, the vacancy rate for higher-end apartments was 
shockingly low at 2.8% in December 2015, compared to a regional rental 
vacancy rate of 8.9% in 2009. 

We can and should continue to lament the lack of support from Con-
gress and Harrisburg for resources to ensure that every Philadelphian has 
a safe, affordable place to call home. But lamenting gets us only so far, and 
in the meantime, our neighbors are denied the most basic of necessities: 
a stable, secure and safe home that they can afford. We need a better plan. 

That’s why PACDC successfully advocated for legislation in 2015 that 
requires, among other things, that the newly created Division of Housing 
and Community Development (DHCD, which we now call OHCD) develop 
a Strategic Housing Plan. It’s an idea that Mayor Kenney also embraced dur-
ing his campaign. With the legislation adopted, and Mayor Kenney now in 
office, it’s time to get started. 

A Strategic Housing Plan must do a few things in order to better address 
Philadelphia’s housing needs. Here are a few ideas for what should be in the 
Plan to kick off the conversation:

SOURCE: RICE DOUGLAS, SAR BARBARA. 2009. DECADE OF NEGLECT HAS WEAKENED FEDERAL LOW-INCOME PROGRAMS: NEW RESOURCES REQUIRED TO MEET 
GROWING NEEDS. WASHINGTON, DC: CENTER ON BUDGET AND POLICY PRIORITIES.
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 The Philadelphia Land Bank Strategic Plan identified “Equitable Development Focus 
Zones,” which they determine are the best locations to expand housing choice and 
affordability. The darkest spots on this map show where publicly owned property 
overlaps with hot spots in need of equitable development. These data should be used 
and built upon in the Strategic Housing Plan. 

Build on existing plans and inform others. The Strategic Housing 
Plan must build on plans that already exist to ensure that our universe of 
organizations and public agencies are functioning as a team. Important 
table setting has already been done in the Philadelphia City Planning 
Commission’s (PCPC) Philadelphia 2035 Citywide Vision, including dis-
trict plans, neighborhood plans, and the Land Bank Strategic Plan. The 
Strategic Housing Plan must pick up where these and other plans left off 
in order to develop a comprehensive approach to Philadelphia’s hous-
ing needs. Additionally, the City’s annual Consolidated Plan, prepared 
by OHCD to outline a 12-month plan for how we’ll spend the local, 
state, and federal resources for affordable homes and community devel-
opment, must be directly informed by the Strategic Housing Plan so that 
our spending decisions are consistent with our priorities. 

Create a Plan for People, with People. A Strategic Housing Plan is 
not about what buildings we’re putting where. It’s about the people who live 
in them. So we need a process for developing the plan that includes strong 
community input at the neighborhood level. We also need to think of our 
housing policies in the context of the other problems we’re trying to solve. 
Homelessness is not just about a lack of affordable homes; there are myriad 
physical and mental health issues associated and that need to be addressed 
as Laura Weinbaum writes on page 20. So how do our housing policies and 
funding decisions link with our behavioral, social service, and health policies? 
If the Commerce Department chooses to invest in an economic development 
project, how does that affect the availability of affordable homes nearby, and 
how should our housing plans and programs respond? While a Strategic 
Housing Plan is not the vehicle for directing every City agency and its work, 
it must acknowledge the importance of smarter, more comprehensive and 
effective coordination and decision-making cross-agency, and cross-sector. 

THE MEDIAN WAGE 
FOR A HOME HEALTH 
CARE WORKER IN THE 
PHILADELPHIA AREA 

REQUIRES THAT HE OR 
SHE WORK 2.18 FULL 

TIME JOBS TO AFFORD A 
2-BEDROOM APARTMENT 

AT FAIR MARKET RENT

Stay, Choose, Improve. An effective Plan must include strategies for addressing gentrification, so 
that people can stay in their neighborhoods when rents and home prices are rising above their ability 
to pay. It should include plans for how we create more mixed-income communities by giving lower- 
income residents options to choose good quality, affordable homes in the neighborhood that is right 
for them, and which has great amenities like access to jobs, retail and services, parks and recreation, 
high performing schools, and so on, as Lamar Wilson writes about on page 20. And we need to improve 
existing homes and communities that are plagued with vacancy and blight, both through home repair 
programs, which Stefanie Seldin writes about on page 19, as well as using housing development as a 
neighborhood improvement tool, as Maria Gonzales notes on page 15.

Identify the Resources. If we’re serious about attacking poverty, we have to be serious about 
significantly boosting funding for housing opportunities. We can’t expect someone who does not 
have a stable, affordable place to live to overcome all of the other barriers that prevent people from 
achieving economic security, nor to break the cycle of generational poverty. A Strategic Housing Plan 
that honestly assesses the scope of the problem, is ambitious in its goal-setting, and contains recom-
mendations on policies and programs must also outline where we’ll find the funds to get it done. 

Maximize Existing Resources. Even under the most ambitious plan, we will still fall short on the 
resources we need to guarantee every Philadelphian a safe, affordable home. So we need the Plan to 
identify ways to stretch every dollar as far as it can go. Affordability requirements on most subsidized 
homes expire after 15 or 30 years (depending on the source of the subsidy and when it was built), 
meaning units that were publicly subsidized could flip to market rate. More public subsidies are then 
required to replace the unit. Establishing longer-term or permanent affordability requirements could 
help us stretch our resources, which Nora Lichtash and John Davis write about on page 14. The cost 
of constructing a new affordable home is unsustainably high in Philadelphia, and we need the Plan to 
address that problem and bring down the cost so more individuals and families can be served. 

Those are just a few ideas for important elements of the Strategic Housing Plan, but much more is 
needed. What is the role of the to-be-created Housing Advisory Board, and how can it, and this plan, 
help our various housing, planning, and development agencies live up to the promise of improved 
communication and coordination, per last year’s restructuring Charter change? How will we balance 
the need for both affordable, market rate, and workforce rental and homeownership? If our population 
grows to 1.63 million as projected by 2035, how many new units of housing do we need, and for people 
of what income levels? How can our housing policies and plans create a more welcoming environment 
for immigrants and refugees, and ease their transition into our communities? These are big questions. 
Developing the Strategic Housing Plan, and creating the environment in which it will actually be imple-
mented, is a big job. Let’s get started; there’s no time to waste. 
Beth McConnell is the Policy Director at PACDC.M
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The Case for Preserving Long Term Affordability:  
In One Neighborhood and Across Philadelphia
BY NORA LICHTASH AND JOHN DAVIS

N eighborhoods across Philadelphia struggle to confront the problems 
of vacant and blighted land amidst appreciating housing markets 

and displacement of valued community members. As stakeholders develop 
Philadelphia’s Strategic Housing Plan, they should think about ways to ad-
dress this complicated intersection of vacant property and rising rent and 
home prices through permanent affordability measures like Community 
Land Trusts (CLTs). 

Since 1987, the Women’s Community Revitalization Project (WCRP) 
has sought to provide affordable housing. When our Eastern North Phila-
delphia neighborhood began to experience gentrification pressures, WCRP 
helped to initiate a community process that led to the creation of a CLT. 
CLTs own real estate to provide community benefits, and they control and 
care for property over the long term. They sell or rent buildings to eligible 
home buyers, tenants, business owners, gardeners, or non-profits. In ex-
change, building owners agree to resell their properties to the land trust 
or another low/moderate-income household or business if they move. It’s 
documented in the ground lease, which provides a fair return upon resale 
while preserving affordability. This ensures that the property will not be-
come prohibitively expensive as market values rise—pushing neighbors and 
businesses from the community. Since the development of new affordable 
homes typically requires public subsidies, permanent affordability models 
like CLTs ensure that the public’s dollars are stretched further. 

What follows is the story of how WCRP as part of a community coalition 
worked to create the Community Justice Land Trust. 

Women’s Community Revitalization Project
WCRP has had a two-part mission since it was founded in 1986. We have 
focused, first of all, on equitable and sustainable development. WCRP has 
leveraged over $78 million in developing 282 units of affordably priced, per-
manently affordable rental housing and another $30 million by constructing 
or expanding facilities for nonprofit organizations. The second part of our 
mission has been to focus on leadership development and community orga-
nizing, helping residents and neighborhood institutions to shape the future 
of our neighborhoods.

WCRP believes that everyone who lives, works, or worships in any 
neighborhood understands that place better than anyone else. It is impor-
tant for us to create opportunities, therefore, for residents to tell their stories, 
to voice their concerns, and to suggest ideas for solving problems. That’s 
how we found our way to the CLT. 

Community Justice Land Trust
During the mid-2000s community members started raising concerns about 
the prevalence of vacant and blighted land in Eastern North Philadelphia. 

At the same time we worried that housing costs were rapidly increasing as 
private developers began buying up land for high-end development. 

To get a better understanding of both problems, WCRP pursued a 
three-fold strategy of gathering data, listening to residents, and weighing 
solutions. We began with a parcel-by-parcel survey of every property in our 
neighborhood. The survey confirmed what we all knew, that vacant land was 
a widespread problem.

Our next step was to conduct a listening project, where community 
members conducted over 300 interviews. They asked questions about va-
cant land, rising rents, and other economic pressures. We introduced vari-
ous ideas for improving the neighborhood and preventing displacement, 
including the CLT. 

Upon completion of the listening project, we invited all respondents to 
a community meeting to report the results and then convened a follow-up 
meeting to discuss the pros and cons of creating a CLT. Everyone was invited 
to say whether they thought the CLT was a good idea, one they didn’t like, 
or something in between, casting their votes by sticking their name tags on a 
continuum pinned to the wall. It was at this meeting, with our community’s 
endorsement, that the Community Justice Land Trust (CJLT) was created.

Moving Forward
WCRP is currently developing our first CJLT project, Grace Townhomes, 
just north of Fishtown. When construction is completed in September, the 
homes will be leased as rentals, but will later be converted to homeowner-
ship. CJLT will ensure they remain affordable forever.  

We know we must adapt to be successful and for CJLT this has meant 
expanding into additional communities including Germantown and Point 
Breeze, as well as Eastern North Philadelphia. These neighborhoods are also 
experiencing some of the same issues of neighborhood change. 

An emerging equitable development infrastructure in Philadelphia sup-
ports CLTs and other equitable developers. The new Philadelphia Land Bank 
will provide efficient access to neighborhood land. The Philadelphia Coalition 
for Affordable Communities, of which WCRP is a member, is embarking on 
a “Development Without Displacement” campaign to increase Philadelphia 
Housing Trust Fund resources to finance permanently affordable develop-
ment which dovetails with the efforts of PACDC to expand the dollars in the 
Trust Fund. And as the development of Philadelphia’s Strategic Housing Plan 
begins, it’s important that it set goals and develop strategies for how to use 
CLTs and other tools to create permanently affordable homes, so that genera-
tions of households can be supported. With strategies, tools, and resources 
such as these we can ensure that revitalization benefits everyone. 

Nora Lichtash is Executive Director of the Women’s Community Revitalization Proj-
ect, and John Davis is a Partner and Founder of Burlington Associates. 

New Construction of Affordable Homes:  
An Investment We Can’t Afford Not to Make 
BY MARIA GONZALEZ

T he high cost of construction of new afford-
able homes in Philadelphia has led some to 

question whether we should direct more or all of 
our resources to rehabbing or repairing existing 
homes. Home repair programs are critical and do 
need more resources, but so too does new con-
struction. New home construction must contin-
ue to be part of Philadelphia’s strategy for meet-
ing housing needs, and revitalizing disinvested 
neighborhoods.  

For many years non-profit community devel-
opment corporations (CDCs) have been leading 
the charge to ensure that Philadelphia’s neigh-
borhoods are not forgotten and get the attention 
needed to leverage resources for improving the 
quality of life of all residents. Non-profit CDCs 
are the developers of last resort, and we focus our 
energies on transforming neighborhoods into 
communities of choice with a stable neighbor-
hood economy to attract new public and private 
investments. To accomplish this, CDCs employ a 
comprehensive affordable housing strategy that 
sets out to preserve existing housing stock and 
build new homes to provide greater options for 
our residents.

In HACE’s focus neighborhoods, we have 
found that blocks adjacent to new construction 
housing developments benefit from increased 
property values and reduced housing turnover 
rates. On average, we have seen that property val-
ues are 25% higher for homes in close proximity 
to our large-scale developments, and occupancy 
turnover rates are lower. Stable housing values 
and tenure are important indicators for attract-
ing new residents and private investments that 
diversify income mix and create jobs in distressed 
neighborhoods.

In addition, we have seen a notable increase 
in commercial development activity in close 
proximity to large-scale new construction hous-
ing developments. The for-profit developer of a 
new 85,000 square feet shopping center attribut-
ed the development of his new retail center in our 
community to HACE having created a market. In 
the St. Hugh and Fairhill Neighborhoods, HACE 

construction affordable housing will help meet 
some of the demand in our neighborhoods and 
lower housing costs by virtue of increased in-
ventory of homes.

In neighborhoods that have suffered from 
decades of disinvestment, new construction 
housing is very effective at reducing vacancy 
rates, eliminating blight, increasing home values, 
boosting the confidence of long-term residents, 
and most importantly, attracting new private 
investors for the creation of new employment 
opportunities, providing additional goods and 
services and complementing revitalization efforts 
planned and underway. In other words, build-
ing new homes not only changes the lives of the 
people who will live in them, it changes the entire 
neighborhood for the better. It’s an investment 
we can’t afford not to make. 
Maria Gonzalez is President of HACE. 

used new construction affordable rental and for- 
sale housing to create a market that was attrac-
tive to private investors to create jobs and provide 
goods and services to our residents. 

New construction housing also helps neigh-
borhoods have an adequate inventory of hous-
ing options to keep homes at affordable levels, 
and attract first-time homebuyers to invest in 
our communities. In many of our neighbor-
hoods, inventory is not keeping up with the 
demand for affordable homes. Waiting lists far 
exceed the number of units constructed and 
planned, attesting to the need for increased af-
fordable housing options. In many cases our 
residents are left with little choice but to buy 
or rent housing in substandard conditions at 
higher costs. On average our residents pay an 
estimated 75% of their income on housing ex-
penses, burdening low-income families. New 

HACE’s homeownership development project Lawrence Court.
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Philadelphia’s Housing Trust Fund: A Holistic  
Approach to Addressing Philly’s Housing Needs
BY GARRETT O'DWYER

A s we sat together in a community room, Husam recount-
ed how his life had quickly unraveled. Things weren’t al-

ways like this for him. His story began as one of classic Ameri-
can success: refugees of war, his family sought a better life in the 
United States, and he began adulthood by enlisting in the U.S. 
Marine Corps. After a successful stint in the military, he turned 
his attention to a thriving luxury kitchen remodeling business 
that grew to its peak along with the white-hot real estate market 
of the early 2000s. But, like many others, Husam’s business was 
devastated by the Great Recession. As his business cratered and 
employees were laid off, he turned to drugs and alcohol to cope 
with the stress. 

Within a short time, Husam went from a life reflective of 
the great American myth that hard work is always rewarded, to 
one reflective of the new American reality: His company was 
shuttered, his home was foreclosed upon, and he was eking by 
on the streets, humbled at having to accept food stamps and 
public assistance to survive. 

A garrulous and convivial man, Husam doesn’t linger on 
that time, but instead focuses on the next chapter. “What hap-
pened to me happened to a lot of veterans,” Husam explained. 
Having finally reached his rock bottom, he turned to the De-
partment of Veterans Affairs. The VA put him in touch with 
Impact Services Corporation, which runs a Dual Diagnosis 
Program targeted at homeless veterans battling addiction and 
other mental health afflictions. After he successfully completed 
rehab, Impact Services was able to find him an apartment in 
Hancock Manor, a 45-unit supportive housing development. 
In a short time he was rebuilding his life, going back to school 
to study computer repair and network management. 

Husam didn’t know this, but he was just one of more than 
27,000 households that have benefitted from the Philadelphia 
Housing Trust Fund (HTF). The HTF takes a holistic approach 
by providing funding towards the production of new afford-
able homes, often in communities for which the Trust Fund 
represents some of the only significant outside investment; 
preservation of the existing stock of occupied homes, includ-
ing modifications to allow seniors and the disabled to stay in 
place; and lastly, it supports homelessness prevention programs 
to keep families in their homes when faced with a utility, rent, 
or mortgage arrearage, and to assist in moving them from shel-
ter to housing if they’re already homeless.

Established in 2005 and funded through Deed and Mort-
gage Recording Fees, the HTF has provided gap financing to 
support the construction of 1,482 new or rehabilitated homes, 
major repairs to 2,281 homes, improved accessibility for 1,381 
homes, the repair of 12,986 heaters, homeless prevention for 
2,713 households, and utility assistance for 6,399 families. The 

HTF is the largest locally generated revenue source to tackle 
Philadelphia’s housing crisis, having raised $109 million in its 
first ten years. Among the earliest developments supported 
were the construction and repair of units for the Dual Diagno-
sis Program and Hancock Manor that finally brought stability 
to Husam’s life. 

The HTF similarly played a key role for Vivian. For ten years, 
she has lived in Tillmon Homes, an affordable housing develop-
ment built by the Women’s Community Revitalization Project 
(WCRP). Prior to that she experienced a living situation familiar 
to many low-income Philadelphians. Vivian lived in substandard 
housing owned by a predatory landlord. With no heat in the 
winter, she struggled to manage the household and make it to 
work while caring for a sick child whose asthma was aggravated 
by the icy air. Now, she’s happy that her younger children have no 
recollection of where they lived before, and only know a life of 
living in a safe, nurturing community and home where they are 
able to thrive. “Before, I couldn’t have a decent home for my kids. 
Now I don’t have to worry about that anymore.”

While building new homes is critical, it’s also important to 
maintain our existing stock of affordable homes. Vivian ben-
efitted from the HTF when the years had taken its toll on the 
WCRP rental unit she lived in, and, like any home, it needed 
some basic repairs to keep it in good condition. That’s when the 
HTF was able to help finance the renovation of all of the homes 
in three WCRP developments (77 units in all)—ensuring that 
they continued to provide safe, quality housing opportunities 
to low-income Philadelphians well into the future. “It’s a nice, 
safe neighborhood. The kids love it. They can go out and play 
and I don’t have to worry.”

Helping Make Philly’s Neighborhoods Work
Not only does the HTF have a tremendous human impact on 
these and countless other Philadelphia families, but also on 
the economy of the City of Philadelphia. An equally impres-
sive part of the story of the HTF is its investment in rebuilding 
and stabilizing communities all across the City that would not 
have occurred if not for dedicated local resources. In celebra-
tion of the HTF’s Ten Year Anniversary, the Office of Hous-
ing and Community Development and PACDC hired Econsult 
Solutions to conduct an economic impact analysis to estimate 
the full value of these investments in Philadelphia’s communi-
ties. It found that the HTF’s investment of $57 million in home 
repair and the development of new homes resulted in over 
$700 million in direct and indirect economic impact to Phila-
delphia’s economy when adjusted for inflation. In other words, 
every $1 invested by the HTF generated a combined economic 
impact of $11.30. 
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CAN’T WAIT TO BE HOME

The Wait is Too Long for a Safe, Affordable Home
Hundreds of thousands of Philadelphians who are looking for help  
securing an affordable, safe home are either put on years-long waiting  
lists, or turned away.

Low-Wage  
Philadelphians  
Can’t Keep Up  
with Rents
People who work in low-wage 
jobs pay too much of their  
income on housing, leaving 
little for food, clothing, medical 
care, transportation, and other 
basic necessities. 

Lack of Access to a Safe, Affordable Home Has  
Big Consequences
When people—including children and seniors—lack a stable, affordable, and 
safe home, they face poorer health and educational outcomes, and are at 
increased risk of emotional and behavioral problems. Housing instability and 
poor housing quality also strains other overburdened social service programs.

In order to afford fair-  
market rent for a 2-bedroom 
apartment in Philadelphia: 

D O U B L E  T H E  H O U S I N G  T R U S T  F U N D

HOME CARE 
AIDES
must work 2.18 
Full Time Jobs

CLEANERS + 
JANITORS
must work 1.72 
Full Time Jobs

FOOD PREP + 
SERVERS
must work 2.3 
Full Time Jobs

SECURITY 
GUARDS
must work 1.99 
Full Time Jobs 

70,000
The number of very low-income 

Philadelphians who pay more than 
they can afford on rent.

100,000
The number of people 
on the Philadelphia 
Housing Authority’s 
waiting list, which is 
now closed. 

MORE 
THAN

5 years: The waiting list for a City program 
that provides critical repairs to home heating, 
plumbing, electrical systems or roofs.

$15,855
Cost to house a family 
of 3 in a shelter for  
an average length  
of stay.

VS. 
COST OF A  
NURSING HOME 
[$40,000 or more  
per year]

VS. 
COST OF A  
DISABILITY  
MODIFICATION
[$14,000 one time]

5,700 
The number of Philadelphians on any 
given night who need a permanent 
home but are in a shelter, in  
transitional housing or living on 
the streets. 

$5,300 Cost of an  
average home repair grant 
to keep a home habitable 
and safe.

$1,958 Average cost  
per family to pay  
mortgage arrears to  
avoid foreclosure.

$1,107 Average cost per  
family to pay back utility 
bills so they can get into  
a new home.

The percentage of whom are children. 

J O I N  T H E  C O N V E R S A T I O N  #CantWait2BHomePhiladelphia Association of Community Development Corporations

28%

To download the full 
HTF report, Expand-
ing Housing Oppor-
tunities & Revitaliz-
ing Neighborhoods, 
go to www.tinyurl.
com/zddhbz
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In addition, OHCD tracked 9,655 jobs related directly to the new con-
struction, while Econsult Solutions found that another 1,300 full-time, indi-
rect jobs were created as money trickled through the broader economy, in-
cluding restaurant servers, retail clerks, doctors, nurses, and over 100 other 
various local industries. These investments led to one-time tax generation 
of over $11 million into the City’s coffers with another nearly $1 million 
annually from increased real estate taxes. Econsult Solutions also found that 
these expenditures led to a 4.7% premium increase in home sale prices in the 
communities near where the improvements were made, compared to similar 
areas that did not receive HTF investment. This represents equity value to 
homeowners, potentially allowing them to take out a loan to send their kids 
to school, afford a critical repair, and build long-term wealth. 

The Need Umet
Despite these impressive impacts, the need remains great: the Philadelphia 
Housing Authority’s wait list has 100,000 families on it and is no longer 
accepting new applicants; the Basic Systems Repair Program has a five year 
waiting list; and a program that funds Adaptive Modifications for low-in-
come seniors and the disabled has a two year waiting list. This is why it’s 
critical that Philadelphia, as a start, at least double dedicated funding for the 
Philadelphia Housing Trust Fund to $25 million per year. Too many of our 
neighbors go to bed each night in homes that are unsafe or unaffordable, 
or simply don’t have a home at all. These are our children missing days at 

school and falling behind, our seniors trapped in homes that can’t accom-
modate their physical needs, and our parents missing time at work to care 
for illnesses caused by substandard housing conditions. These are our fami-
lies and they can’t afford to wait any longer. 

By at least doubling the HTF we can expand upon the needed compre-
hensive strategy of constructing new affordable homes, fixing up and mak-
ing modifications to existing homes that have fallen into disrepair, prevent-
ing homelessness, and providing a hand up to those already experiencing 
homelessness. By making these investments, we support good jobs for Phila-
delphians across a number of industries, as well as strengthen our housing 
market and experience tangible benefits to our economy. But most impor-
tantly, we provide real people with real benefits, and allow them the peace of 
mind and support to build stable, productive lives. 

After I finished my conversation with Husam, he showed me his unit 
in Hancock Manor. He had packed up most of his belongings because 
he was preparing to move out in the next few weeks. Husam found an 
apartment on his own, and now his space could be used to help another 
person in need. He has his certificate in computer repair, but for the mo-
ment that’s just a fall back. His goal is to start his business again from the 
ground up, and hire as many formerly homeless veterans as he can. “In 
two weeks I’m moving into my own apartment and I can’t wait to get my 
hands back to work.”
Garrett O’Dwyer is the Policy and Communications Associate at PACDC.

Philadelphia’s Housing Trust Fund: A Holistic Approach to Addressing Philly’s Housing Needs continued

THE PHILADELPHIA HOUSING TRUST FUND WORKS

Over its first 10 years, the Philadelphia Housing Trust Fund raised $109 million  
for home repair, construction of new affordable homes, homelessness prevention and  

advancing equitable neighborhood revitalization.  

The HTF works, but is drastically underfunded and needs more resources to support  
the tens of thousands of Philadelphians still waiting for help.

The Economic Impact of the Philadelphia Housing 
Trust Fund

Property values increased by an additional  
4.7% near HTF investments

It’s Time to Double the Housing Trust Fund 

The HTF has had a major impact on people’s lives, providing housing 
stability and preventing homelessness. But it needs more resources to 
better meet the massive need for affordable homes. 

Philadelphia must make a more significant investment in Philadelphia’s children, 
seniors, families, and adults who can’t wait to be in a safe, affordable home. It’s time  
to at least double funding to the Philadelphia Housing Trust Fund to $25 million per 
year, so that more Philadelphians have a home where they can thrive.

For every 

$1 spent  
by the HTF, 
there was a

$11.30  
economic  
impact.

HTF investments created 9,655 construction 
jobs and 1,300 indirect full time jobs

$11.1 million in revenue to City through wage, 
business, and sales taxes.

$931,000 more each year in property  
taxes to the City and School District

#CantWait2BHome

Over the last  
ten years, the  

Philadelphia Housing 
Trust Fund assisted 

more than 27,000 
households through:

1,482 
NEW OR REHABILITATED HOMES

2,281
MAJOR HOME REPAIRS

1,381
HOMES MADE MORE ACCESSIBLE

12,986
EMERGENCY HEATER REPAIRS

2,713
HOUSEHOLDS PREVENTED  

FROM BECOMING HOMELESS

6,399
HOUSEHOLDS RECEIVED  

UTILITY ASSISTANCE

pacdc.org
@phillycdcs

Preserving Homes a Top Priority in Philadelphia Housing Plan
BY STEFANIE F. SELDIN

T he Friday before 22.4 inches of snow would wallop Philadelphia in the 
blizzard of 2016, Rebuilding Together Philadelphia (RTP) received a 

call from Ms. Johnson that her heat was not working. Ms. Johnson is 70 
years old and cares for her son, who has received both a kidney and liver 
transplant due to complications from diabetes. They had nowhere to go and 
were using their oven and space heaters for heat.

I would like to say this is a rare occurrence. However, according to the 
Philadelphia Corporation for Aging, Philadelphia is home to 282,000 people 
age 60 and older, and 70% own their own homes. Almost two-thirds of these 
homeowners report that it is difficult to afford maintenance and repairs, 
which includes heating systems, plumbing, and roof repairs.

The statistics for children are even more disheartening: the Pennsylvania 
Department of Heath reports that one in ten children in Philadelphia have 
elevated lead levels (from home poisoning, not drinking water). Substan-
dard housing is also to blame for Philadelphia’s status as the third worst city 
in the U.S. for asthma—16,000 Philadelphia children go to the emergency 
room for asthma each year, according to the Asthma and Allergy Founda-
tion of America. 

The Robert Wood Johnson Foundation’s Commission to Build a Health-
ier America makes the case that people’s zip codes may be more important 
to their health than their genetic code. In the zip codes that Rebuilding To-
gether Philadelphia (RTP) serves, the housing conditions of thousands of 
low-income families are literally making people sick.

Home repair is not only essential for the health and safety of residents, 
but is also critical to keeping our neighborhoods diverse. While we want 
investments in neighborhoods to improve conditions, increased property 
taxes can displace homeowners who have lived in a community for decades. 
Long-term low-income homeowners in gentrifying neighborhoods should 

not be involuntarily displaced due to rising home values. It is especially diffi-
cult for homeowners to remain in their homes if they need extensive repairs 
but cannot afford them. 

I also want to highlight the environmental impact of renovating dete-
riorating homes. Energy efficiency upgrades for homeowners not only make 
homes more comfortable but also save limited resources. More than 22% 
of housing expenses for Philadelphians went towards utilities in 2012-2013, 
according to the Bureau of Labor Statistics. The Department of Energy es-
timates that 10% to 20% of a homeowner’s energy costs could be going to 
waste from drafts, air leaks, and outdated heating and cooling systems. And 
of course, the greenest building is the one that is already built.

Finally, home repair is cost effective: RTP’s average investment of la-
bor and materials is only $8,000 per house. The cost savings from home 
repair is enormous: unintentional injuries in the home cause more than 
21 million medical visits per year at a cost of more than $222 billion per 
year; falls in the home account for $100 billion per year alone, according 
to the Home Safety Council. Visits to the emergency room for asthmatic 
children cost the health system $27 billion a year. Non-medical costs are 
also significant: children with asthma miss more than 14 million school 
days, and their parents miss more than 14 million work days, according to 
the Brookings Institution. 

Rebuilding Together Philadelphia, Philadelphia Corporation for Aging, 
Habitat for Humanity, and the Energy Coordinating Agency constantly re-
ceive calls for help like Ms. Johnson’s. There are 4,000 homeowners on the 
City’s Basic Systems Repair Program waiting list. To improve the health and 
safety of city residents, to preserve diverse neighborhoods, and avoid un-
necessary costs, the City must prioritize home preservation. 
Stefanie F. Seldin is Executive Director of Rebuilding Together Philadelphia.
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Ending Homelessness in Philadelphia: Encouraging Progress 
but Not there Yet
BY LAURA WEINBAUM

Advancing Mixed-Income Housing Development and  
Making it Work in Philly
BY LAMAR WILSON

M y perspectives on mixed-income housing and its value, importance, 
and relevance to Philadelphia, in particular, have evolved from my 

work and experiences as a practitioner in the field of community develop-
ment, locally, regionally, and nationally. In that work, I have had oppor-
tunities to engage and support residents, civic organizations, non-profit 
developers, local government, and financial institutions committed to the 
revitalization and resurgence of under-resourced, lower-income neigh-
borhoods. What mixed-income housing is, why it is an important tool for 
achieving equitable development and rebuilding our neighborhoods, and 
what Philadelphia can and should do more of to advance it are the central 
questions I explore here and invite others to explore as well.

What it is. Mixed-income housing can be rental or owner-occupied, serv-
ing households with annual incomes across a fairly wide spectrum from, 
say, 60% to 120% of area-wide median income, or targeting a lower range 
of incomes—30% to 80% of median, for example—to address affordability 
for very low-income households, especially renters. For Philadelphia, these 
ranges translate to annual incomes of about $49,000 to $97,000, and $24,000 
to $65,000, respectively, for a family of four. The proportion of units and 
income ranges targeted in any one development will vary dependent on the 
developer’s mission, the supply of and demand for units at different price 
points in the targeted neighborhood, and the availability of public and pri-
vate financing. Housing of this type is generally contained within a single 
building or across multiple buildings on an identifiable site, and when done 
responsibly, the public will be challenged to distinguish one unit from an-
other in terms of material quality, design, or amenities.

Its importance. Mixed-income developments can help promote and ad-
vance working relationships across broader socio-economic levels by offer-
ing daily living environments for:

•  Strengthening social networks across different income groups by liv-
ing on the same floor, next door, or across the street;

•  Enhancing the quality and frequency of interactions between lower, 
middle, and higher income residents alike for each to draw on and 
use in creating and maintaining a collective sense of place and com-
munity; and

•  Fostering interrelationships across race, ethnicity, occupation, gen-
eration, and lifestyle in our increasingly multi-cultural society.

Advancing it here. Philadelphia has the know-how, creative energies, and 
financial resources to produce more of this type of housing and promote 
economic integration and community building. The City’s Office of Hous-
ing and Community Development and PACDC have long supported this 
concept as an integral part of an equitable development strategy for revital-
izing neighborhoods, including the recent projects Paseo Verde in Eastern 
North Philadelphia, Ingersoll Commons in Lower North Philadelphia, and 
Awesometown in the Fishtown/Kensington community, each a mixture of 
market rate and affordable housing units. In my view, building on and ex-
panding the existing portfolio here will require:

•  In general, continuing the practice of conveying publicly owned va-
cant properties at below-market prices for such developments;

•  In gentrifying and recently gentrified neighborhoods, offering devel-
opers building density bonuses, below-market rate financing, and/
or extended property tax abatements in exchange for adding in or 
increasing the proportion of units serving lower-income households 
to enhance affordability and promote community building; and

•  In places of concentrated poverty and physical deterioration, offering 
the same incentives for projects that add in or increase the propor-
tion of units serving higher-income households to encourage their 
residency and to invite or extend their participation in community 
development.

Lamar Wilson is President of Wilson and Associates, and a member of PACDC’s  
Advisory Board.

O f all the ways that Philadelphia’s housing affordability crisis mani-
fests itself, street homelessness is the most visible. It’s the result of 

complicated intersections of personal and societal maladies that connects to 
workforce development, behavioral health, recidivism, and the need for an 
overall anti-poverty agenda. While it gathers attention from the media and 
political leaders, it can often feel like an intractable problem.  

However, there is good news: today there are fewer people who sleep on 
downtown streets; fewer people with severe mental illness are living on our 
streets; veteran homelessness is functionally ended; we are doing better than 

What We Know. Philadelphia has fewer people 
living on the streets than any other comparable 
city. This is great news, but although we have 
made progress, there are still more than 300 
people sleeping on our streets on any given night. 
As you can see in the adjacent chart this is con-
siderably better than almost any other major city. 
This tells us that when we focus our efforts we 
can make a meaningful impact and that we can 
build on our success.

But while the number of people overall and 
on the streets of Center City has declined, totals 
in other neighborhoods throughout the city are 
growing. These areas primarily comprise Kens-
ington, Delaware Avenue, and some areas in 
North and Northeast Philadelphia.

The street situation in Kensington is espe-
cially dire: the January 2016 street count included 
nearly 200 people on the streets in Kensington. 
This population, though varied, tends to be 
homeless by virtue of extreme poverty and ad-
diction, and includes homeless young adults, 
women forced into sex trafficking for survival, 
and people with long histories of addiction. Each 
year, the City’s Homeless Death Review Team re-
views about 45 deaths which show a pattern of 
drug overdoses in Kensington.  

Where we go from here. We know that at a 
fundamental level, housing is a key part of the so-
lution for homelessness. Housing with services is 
not only better for people and communities, it is 
cheaper than allowing people to remain homeless 
on the streets or in shelter.  A system that allows 
people to “flow” through and receive the most 
appropriate placement will both save the City 
money and reduce homelessness. 

 What we need now are REAL solutions to 
end homelessness through a three-prong strat-
egy: addressing the needs of the most vulner-
able people living on the streets; re-connecting 
homeless young adults, including LGBTQ young 
adults, to housing, education, and employment; 
and developing solutions to house and employ 
people who are street homeless due to addictions. 
To achieve our goal of ending homelessness, we 
need new affordable housing with and without 
long-term supports, recovery housing, addiction 
services, healthcare, and employment services.

There are a few measures that the City could 
implement quickly (without much expense) 
which would have a marked impact1:

•  Announce a coordinated effort to end and prevent homelessness. We need a strong executive 
statement with a timeline to eradicate and prevent homelessness in Philadelphia. We also need to 
ensure that the needs of the homeless are part of the City’s Strategic Housing Plan. This way, every-
one in the City will clearly know the primacy of this effort. 

•  Immediately create an Interagency Council on Homelessness led by a Director with access to 
the Mayor and with oversight/coordinating responsibility for the homelessness-related work 
of City and quasi-governmental agencies (corrections, education, employment and economic 
development, health, human services, housing, public property, public safety, and transporta-
tion). These efforts should inform and be informed by the work of the soon-to-be created 
Housing Advisory Board. 

•  Implement specific measures for systems coordination and announce new collaborative data-
driven placement efforts, such as collaboratively developing a by-name priority list of people living 
on the streets and a housing plan for every family who has been in shelter for six months or longer. 

•  Resist any and all efforts to criminalize homelessness and any related activities of daily life any-
where in the City of Philadelphia. Instead, increase access to entry-level housing and services.

•  Create targeted goals for each year for production of new affordable housing units through de-
velopment, housing first, and the Philadelphia Housing Authority, with ongoing person-cen-
tered Medicaid-funded supports for people with addictions, young adults, and people who are 
street homeless and living with mental and physical illnesses. This year, make a commitment to new 
housing for LGBT young adults, Housing First, and new permanent supportive housing.

•  Expand or redeploy Street Outreach to Kensington and other neighborhoods; conduct necessary 
analysis and assessment to make a sound plan.

By acting on these recommendations the new administration can begin the process of ending home-
lessness in Philadelphia and realizing Project HOME’s guiding philosophy that none of us are home 
until all of us are home.

Laura Weinbaum is Vice President for Public Affairs & Strategic Initiatives at Project HOME.

other cities in fighting homelessness, despite high poverty; and housing and 
services are cheaper and better than allowing people to remain homeless.

Despite the progress we’ve made we still have a ways to go. More people 
are sleeping on the streets of neighborhoods outside Center City, particu-
larly Kensington; more people live in substandard housing without working 
basic systems and in unlicensed rooming houses; more families and young 
adults are experiencing homelessness (especially LGBTQ young adults); 
more people with addiction are living on the street, and a majority of deaths 
among people on the streets are caused by addiction.

Ending Homelessness in Philadelphia: Encouraging Progress but Not there Yet continued

CITY NAME
UNSHELTERED 
COUNT

TOTAL 
POPULATION

RATIO OF 
HOMELESSNESS

BELOW 
POVERTY

PHILADELPHIA 361 1,560,297 1 in 4,322 27%

MIAMI-DADE COUNTY 840 2,662,874 1 in 3,170 20%

NEW YORK CITY 3,357 8,491,079 1 in 2,529 20%

CHICAGO 959 2,722,389 1 in 2,839 23%

SEATTLE/ KING COUNTY 2,736 2,079,967 1 in 760 12%

LOS ANGELES COUNTY 22,590 10,116,705 1 in 448 18%

SAN FRANCISCO 4,315 852,469 1 in 197 14%

All numbers are from 2014 Point In Time counts and Census

1Expanded recommendations are available upon request from Project HOME—email lauraweinbaum@projecthome.org
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LIFETIME ACHIEVEMENT AWARD

She Who Learns, Teaches:  
Turning Adversity into Advocacy

2016 PACDC AWARD WINNER

In March 2017, she promises, Belinda Mayo, Director of Neighborhood 
Program Coordination at the City of Philadelphia’s Office of Housing 

and Community Development, will retire from her work of 30-plus years. 
She oversees the Neighborhood Advisory Committee (NAC) program net-
work, which supports grassroots organizing and services in low-income 
neighborhoods. Housed in 22 (primarily) CDCs city-wide, the NAC staff 
connect residents to City services and non-profits to help improve their 
quality of life, alleviate poverty and create healthier neighborhoods. These 
services range from foreclosure prevention and energy assistance outreach 
to hosting food pantries and summertime youth feeding programs. 

“In March I am done, my family won’t allow me to stay any longer,” 
Mayo says. But those who have worked with Belinda for any length of time 
know that she isn’t going anywhere until she is confident that the NAC 
network she has built across the city is on solid ground. That includes 
exceeding its goal of ensuring that communities, families, and individu-
als without a voice and without resources can activate their voices to be 
helped, heard, and informed in a way that can uplift themselves and their 
neighborhoods. 

Her work and focus is driven by her own experiences as a single moth-
er, attending Temple University in the 80’s, and struggling to find decent, 
affordable housing for herself and two little boys. 

“You know I got started in this field because my children were suffer-
ing from carbon monoxide poisoning. I was going to school and living in 
Germantown in an old apartment with a fireplace that we were using as a 
source of heat—because the landlord wouldn’t provide heat. I noticed that 
my kids were getting sick. The doctor we saw said that what I thought was 
a cold was in fact mild carbon monoxide poisoning.” 

“To get the landlord’s attention to fix the problem and provide safe 
heat, I withheld my rent, put it in escrow, and moved with my kids to 
my mom’s house. The landlord then took me to Landlord Tenant Court 
to evict us. I went to the Tenants Action Group (now known as TURN) 
and started to attend the workshops and learned what my rights were and 
what steps I could take to help my children.”

WINTHROP WATSON Briefly…    

•  FHLBank-Pittsburgh President/CEO since 2011 after being 
appointed COO in 2009; 

•  Managing Director at J.P. Morgan in Hong Kong 2007-2009, 
as Senior Client Executive for its Asia Pacific central banks, 
sovereign wealth funds, and debt capital markets; 

•  Managing Director of J.P. Morgan in New York, for 22 years 
building the company’s investment and commercial banking 
franchise for U.S. government-sponsored enterprises includ-
ing the FHLBanks; and 

•  BA from the University of Virginia and an MBA from Stanford 
University.

And JOHN BENDEL…

•  FHLBank-Pittsburgh Director of Community Investment since 
1995, directs development, education and management of 
the Affordable Housing Program, Banking on Business, First 
Front Door, Blueprint Communities, and the Community 
Lending Program;      

•  Consultant for Mullin & Lonergan, an affordable housing and 
community development firm based in Philadelphia; 

• Commissioner in Mt. Lebanon, PA since 2012; and 

•  MS in Public Administration from University of Pittsburgh and 
a BS in Business Administration from St. Vincent College. 

FHLB Primer…

•  FHLBank Pittsburgh provides readily available, low-cost 
“wholesale” funding and opportunities to 302 member finan-
cial institutions in Delaware, Pennsylvania and West Virginia 
for affordable housing and community development;

•  Of FHLB’s net earnings, 10% goes into the Affordable Hous-
ing Program and provides up to $500,000 per project in 
disinvested communities; 

•  Each Bank is a cooperative whose member institutions own 
the capital stock; and 

•  The Banks are regulated by the Federal Housing Finance 
Agency, an independent agency in the executive branch of 
the U.S. government.

“From that I volunteered on their action committee, started working 
closely with other activists doing similar efforts, and staged sit-ins in May-
or W. Wilson Goode, Sr.’s offices with our children in tow. I was eventually 
hired as Co-Director of TAG along with Eva Gladstein, recently appointed 
as the City’s Deputy Managing Director for Health and Human Services. 
That sad story pushed me towards action, but having safe, stable housing 
made all the difference in the world for me and my kids because I could 
then focus on other things.” 

“My career has been about working to try to help others find their 
voice as I found mine and to learn what tools and resources are available 
to advocate for yourself and your community so that folks can change 
their lives.” 

Mayo has taken her work and grown it from outside agitator to well-
respected and seasoned practitioner nationally as well as locally serving 
on the National Low Income Housing Coalition Advisory Committee 
and acting as Chairperson of the Philadelphia Local Initiatives Support 
Corporation’s Local Advisory Board. Although her accomplishments are 
considerable, some may say her most important legacy is being that tough 
but nurturing force behind organizations, large and small, weathering the 
challenges of their work to do more and serve better. 

She adds, “There are so few dollars to support this work, that I prob-
ably spend more time than I should helping groups understand the grant/
contracting process and what’s at stake in doing their work effectively.” 

Clearly, she is successful in her endeavors.
During the October 2013-September 2014 program year alone, the 

NAC network served more than 38,000 residents in some of the city’s 
poorest communities. These programs, without a doubt, make a differ-
ence for the better and we have an activist mom to thank for that. 

PACDC is honored to recognize Belinda Mayo for her work with its 2016 
Lifetime Achievement Award. Congratulations Belinda; we all thank you for 
making a difference!

COMMUNITY DEVELOPMENT CHAMPIONS

Winthrop Watson and John Bendel 
Find Developing Communities  
Satisfying and Successful 

2016 PACDC AWARD WINNER

If “doing well by doing good” is the unofficial 
mantra of the Federal Home Loan Banks in 

11 markets nationwide, the Federal Home Loan 
Bank of Pittsburgh is doing very well by do-
ing…great!  

Its stunning success—increasing earnings 
to more than $250 million last year—trans-
lates into $25 million this year for affordable 
homes for low- and moderate-income families 
in Pennsylvania, West Virginia, and Delaware. 

This amazing turn-around was led by Win-
throp Watson, President and CEO of FHLB of 
Pittsburgh, placing the bank in the top tier of 
growth among its sister institutions. 

“Achieving this progress,” Watson says mod-
estly, “is a balancing act of attracting new client-
owners, i.e., now about 300 financial service 
institutions, savings banks and credits unions; 
understanding ever-changing external factors 
and market needs; and developing the right 
products to get deals done.”

“The bank’s growth is a team effort,” says 
Watson, “and Director of Community Invest-
ment John Bendel and many others deserve a 
lot of credit as well.”  

PACDC agrees and recognizes Winthrop 
Watson and John Bendel as PACDC’s 2016 
Community Development Champions. 

This award reflects savvy leadership, hard 

work, a strong commitment to affordable hous-
ing, and discerning individuals “on the ground.” 
And it also takes leadership and experience – as-
sets Watson has in abundance. 

Watson was JP Morgan Chase’s Asia Man-
aging Partner in Hong Kong and worked for 
the firm in New York for 22 years including as 
Managing Director, where he helped build the 
company’s investment and commercial banking 
franchise for U.S. government-sponsored enter-
prises including the FHLBs. 

“Hong Kong is a business melting pot and 
a very dynamic city,” Watson said. Asked about 
the transition and difference between working 
at JP Morgan Chase and FHLB of Pittsburgh, 
Watson is clear.

“The focus of my current position is smaller 
but with much higher impact,” said Watson. 
“Going from an organization with 275,000 em-
ployees and a great range of services to an or-
ganization with 215 employees with a narrower 
and deeper focus is really quite different.

“This is the most satisfying thing I’ve ever 
done,” he adds.  

In total agreement is John Bendel with the 
FHLB of Pittsburgh for 20 years and now its Di-
rector of Community Investment.

“There were more banks 20 years ago, but 
we have penetrated our markets in Pennsylva-

nia, Delaware and West Virginia, and engaged 
more financial services institutions to use the 
products we have to meet the greatest housing 
needs,” Bendel said.  

Of those products, the Affordable Housing 
Program (AHP) has been a major success in 
Philadelphia—over the past three years (2013-
2015), the FHLB of Pittsburgh awarded 25 AHP 
projects more than $10.7 million in subsidy, 
supporting more than 1,100 affordable homes 
and leveraging $200+ million in total develop-
ment costs. In 2015 alone, 13 AHP projects were 
awarded $5.9 million leveraging $100+ million 
in total development costs to support more 
than 630 affordable homes. 

And the FHLB of Pittsburgh awarded more 
than $3.6 million to more than 700 first-time 
homebuyers in Philadelphia through its First 
Front Door program in 2014 and 2015. 

  “We also measure our outcomes and con-
tinually assess needs. In response to a 2014 as-
sessment, we are focusing on housing for people 
with extremely low-incomes, special needs and 
homeless veterans,” Bendel said. “These factors 
are weighted more heavily when we assess proj-
ects for investments.”   

PACDC congratulates Winthrop Watson and 
John Bendel as PACDC’s 2016 Community De-
velopment Champions.  
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Growing up in the Northeast, Councilman Bobby Henon remembers 
how Wissinoming Park was the gathering spot for kids from all cor-

ners of the neighborhood. On each side of the park was a different ethnic 
or socioeconomic group, but when they came together on the ballfield, 
they were one community. “For us, having a safe public space in which 
we could play together allowed us to channel our differences and com-
petitiveness—we were kids playing sports—into a sense of community. 
Our neighborhoods are strongest when we have communal spaces to take 
our separate lives and transform them into something we can all share. 
And, I believe that a sense of community starts with vibrant, safe places 
for neighbors to congregate.” It’s this spirit of community, and the joining 
together of diverse groups of people, that guides the work of Councilman 
Bobby Henon today. 

In the 6th District, the Councilman has been a huge champion of our 
neighborhood commercial corridors and small businesses, from support-
ing the Mayfair CDC’s work to create the Mayfair Business Improvement 
District (BID) on Frankford Avenue to supporting the Tacony CDC’s work 
to revitalize Torresdale Avenue by keeping it clean, safe and upgrading fa-
cades through the Storefront Improvement Program (SIP). “Councilman 
Henon has been a real hero on many economic development programs, 
for the Northeast and around the City. We are looking forward to making 
much more use of the SIP program as part of the Mayfair BID, thanks 
to the Councilman’s work to save the program,” said Ruthanne Madway, 
Executive Director of the Mayfair BID. Six SIP grants have already been 
distributed in Mayfair. 

It’s because of the Councilman’s advocacy to save SIP that PACDC 
is thrilled to acknowledge him with the Corridor Crusader award. SIP 
has been transformative on Torresdale Avenue, breathing new life into a 
shopping district that was struggling after decades of disinvestment and 
tough economic times. More than 21 SIP grants have been awarded on 
the avenue, helping stores spruce up their façades to generate more foot 
traffic and sales. “After we did our first 15 façade improvements under 
SIP with local businesses, we had another 11 businesses that saw how 
incredible the transformations were and wanted to access the program 
too,” said Alex Balloon, Executive Director of the Tacony CDC. These 
investments have also generated investment in nearby housing with new 
renovation and rehabilitation activities. 

But when the SIP guidelines had to be changed due to complex fed-
eral rules associated with using Community Development Block Grant 
(CDBG) funds to run the program, SIP was in trouble. “We had to cancel 
all 11 of those new façade improvements because the newly applied fed-
eral rules led to projects coming in at four times the cost,” said Balloon. 
Across the City, SIP applications had dropped by more than half, small 
businesses were cancelling planned façade improvements, and neighbor-
hood contractors were opting out of bidding on SIP projects because the 
federal rules were too onerous. 

“It is imperative that, as our Center City district grows, our neigh-
borhood commercial corridors—from Passyunk to Manayunk and from 
Torresdale to West Oak Lane—grow as well,” said Councilman Henon. 
That’s why he worked with PACDC to save SIP by urging Mayor Nutter to 
fund the program in the FY16 budget with locally generated General Fund 
dollars to avoid the federal rules. Councilman Henon introduced a resolu-
tion calling for public hearings in City Council on SIP, gained the support 
of his Council colleagues for funding the program, launched an on-line 
petition signed by several hundred supporters and local businesses, and 
generated media attention about why SIP was so important to our neigh-
borhood small businesses. 

It worked! Mayor Nutter funded SIP with $535,000 in General Funds 
in the FY16 budget adopted in June 2015. This allowed the Philadelphia 
Department of Commerce, which runs SIP, to be free of the federal restric-
tions and go back to more flexible program guidelines that made SIP so 
successful. “Those façade improvements are now back on track thanks to 
Councilman Henon’s advocacy,” said Balloon. 

And, Mayor Jim Kenney earmarked funding to make SIP a permanent 
fixture in the Commerce Department in his proposed FY17 budget, while 
also proposing to boost the funding to $600,000.

“I’ve often wondered if Councilman Henon is a glutton for punish-
ment because he takes on so many challenging policy issues. But after 
working with him to save SIP, now I know it’s because he likes to bring 
people together to get things done,” said Beth McConnell, PACDC’s Policy 
Director. PACDC is “amped” to give this former electrician, Majority Leader 
Bobby Henon, our Corridor Crusader Award for his leadership to save SIP.  

CORRIDOR CRUSADER AWARD

Council Majority Leader Bobby Henon:   
Crusader for Commercial Corridors 

2016 PACDC AWARD WINNER

COMMUNITY LEADER AWARD

Louise Bundy Inspires Others,  
Sets Positive Example

Compassionate, hospitable, truthful, nurturing, tireless and above all, 
creative. 

These are words you hear repeatedly—and deservedly—describing 
Louise Bundy, 76, a long-time neighborhood volunteer and 12-year Board 
member of Mankind Against Poverty (MAP) Holistic CDC. 

Her commitment to advocating for resources and legislation to improve 
the quality of life in her North Philadelphia neighborhood and her personal 
contributions to the well-being of all residents are truly unparalleled. 

To say Louise Bundy goes “above and beyond the call of duty”—which 
many do—is an understatement when you consider just a few examples. 
She uses her car to drive volunteers to/from the office and deliver food 
to disabled and senior citizens. And, she gave a car—at a very discounted 
price—to a fellow volunteer whose family needed reliable transportation.  

And there are even more compelling compliments. Her fans say she 
nurtures like a mother, operates with integrity, and insists that truthful-
ness be uppermost in every conversation and transaction. That’s just how 
Louise Bundy operates, regardless of the situation and how individuals 
may respond to her tough advice.  

All the while, Ms. Bundy insists she’s the one who is satisfied and 
happy. 

“It gives me pleasure to see people get what they need whether it’s food 
or clothing and accomplish all that they can,” she said. “Sometimes people 
just need to sit and talk.”   

She single-handedly has “helped thousands of community members 
get jobs, affordable housing, education services, benefits, and basic neces-
sities, and made them aware of their rights,” according to Rachel Nash, 

Executive Director of MAP Holistic CDC. Last fall, Ms. Bundy and her 
husband who is disabled moved into a new, two-story, three-bedroom 
home with an elevator at Ingersoll Commons.  

The accolades extend beyond the CDC to her work as a Committee 
person for 45 years and as 47th Ward Chairperson for more than 16 years:

• Beech Interplex Community Leadership Award; 
• Cecil B. Moore Service Corporation Award; 
•  Former Mayor John F. Street Award for serving as a Committee  

person for more than 25 years;  
• Mary Jane Shelter and Soup Kitchen Service Award; and
• MAP Holistic CDC Community Leadership Award.  
Whether she is caring for a community garden, restoring dilapidated 

and vacant properties, mobilizing volunteers to clean the neighborhood, 
selflessly caring for the physical, emotional, social and spiritual needs of 
others, or recruiting new volunteers, Ms. Bundy is always full of energy 
and relentless in solving problems. If she can’t get something done, she 
finds someone who can. 

When asked what she would change if she had a magic wand, Ms. Bun-
dy quickly answered “children and education. Children come to school 
hungry without breakfast. We’ve got to get the education system together.”  

Then she quickly added, “Seniors—I’d also help seniors like me. And 
I’d also help the homeless. And people who have nothing to eat. I’d just 
keep spinning that magic wand around and around…” 

Most people think Ms. Bundy does just that. 
PACDC congratulates Louise Bundy—the true personification of 

PACDC’s 2016 Community Leader Award.     
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RISING STAR AWARD

Kimiko Doherty Knows Perseverance, 
People Build Communities

Those who work closely with Kimberly Washington credit her 
with pulling Frankford CDC back from the brink of collapse to 

a place of optimism and growth. Within her two year tenure, she has 
eliminated the organization’s debt, doubled its operating budget, and 
made the CDC a legitimate advocate for the businesses and citizens 
of Frankford. 

In her short time as Executive Director, Kimberly has worked 
with the Philadelphia City Planning Commission to develop Des-
tination Frankford—a project that created way-finding signage 
throughout the neighborhood, transformed a blighted vacant lot 
into a park, and allowed for the installation of an art gallery in a 
long-abandoned storefront. 

In future years, Kimberly plans to center existing community 
assets, like SEPTA’s Arrot Transportation Center and Frankford 
Transportation Centers, as focal points for commercial and public 
space development that will shape a unique sense of identity for 
the neighborhood. 

As a native of Frankford, Kimberly understands that the neigh-
borhood’s greatest strength of all is its residents, who include active 
and diverse stakeholders committed to an array of issues aimed at 
making Frankford an excellent place to live. She points to the neigh-
borhood’s faith-based groups, civic and business associations, and 
youth-recreation groups as strong partners for revitalization efforts. 

Kimberly also appreciates that, despite her roots, she is new 
to her role within the neighborhood. She prizes working within strate-
gies and goals set by community members, aiming to “polish the old 
and incorporate the new,” so that long-term residents feel their voices 
heard and see their own impact on revitalization. This sense of trust and 
collaboration is especially important in neighborhoods like Frankford, 
Kimberly says, where politicians and institutions have made promises 
that haven’t always been kept. 

In her career thus far, Kimberly has shown herself more than capable 
of bringing together groups with diverse interests and building effec-
tive teams. Prior to her work at Frankford CDC, Kimberly worked for 
the Northeast EPIC Stakeholder Group, a program operated by CORA 
Services and previously funded by the Department of Human Services.  

In that role, she came to understand the community she had grown up 
in through coordinating regular resource meetings with residents, police, 
elected officials, schools, business owners, and non-profits. That personal 
connection made her impassioned about working to improve the quality 
of life for community members, making it a ‘no-brainer’ to accept her cur-
rent position at Frankford CDC. 

Kimberly encourages people working in community development to 
get to know residents well.  Technical skills can be learned in school, but 
the heart of the work depends on knowing and understanding the com-
munity at a personal level. PACDC is proud to present Kimberly Washington 
with a 2016 Rising Star Award. 

RISING STAR AWARD

Kimberly Washington, Frankford Native, 
Kick-Starts Hometown Revitalization 

Kimiko Doherty comes to her work with a love 
for the built environment and an appreciation 

for the power of building the structures that be-
come homes and create communities. After study-
ing architecture at the University of Virginia, she 
worked in the municipal development sector of the 
Peace Corps in Ocotepeque, Honduras.

Kimiko remained committed to using design 
strategies to solve community infrastructure chal-
lenges when she returned to the United States. Now 
working as Senior Project Manager for the Office 
for Community Development of the Archdiocese 
of Philadelphia, colleagues describe her as an “in-
strumental team member.” That relates to her guid-
ing the creation of Nativity B.V.M. Place, a senior 
affordable housing development that serves as an 
adaptive reuse of a former parochial school and 
neighborhood anchor in Port Richmond. Kimiko 
helped the project prevail through myriad chal-
lenges, including a zoning case that went to the 
Pennsylvania Supreme Court. Nativity B.V.M. 
Place is now home to 63 seniors and has given new 
life to a building that had long been a neighbor-
hood centerpiece.

Kimiko has also overseen the development of St. Francis Villa, a Low 
Income Housing Tax Credit (LIHTC) rental development with homes 
for 40 people. She leads cleaning, greening and ambassadorship efforts 
along Kensington Avenue as part of the Visitation Gateway Community 
in Kensington. 

Suzanne O’Grady Laurito, a colleague at the Office for Community 
Development, writes of Kimiko, “her work helps preserve affordability in 
a neighborhood that is rapidly changing.”

When reflecting on her work, Kimiko says that strengths and challeng-
es arise from the collaborative efforts required in community develop-
ment. While balancing the needs and contributions of varying stakehold-
ers and partners can require great coordination, the end product tends to 
reflect the project’s dynamic and vibrant origins.

Kimiko notes that every project is uniquely shaped by the commu-
nity it belongs to, the partners enlisted to create it, and the built envi-
ronment that it is situated within. She really likes the tangible aspects 
of building homes for people who need them—from walking around 
the construction site to hearing from people once they have settled into 
their new residences. She recalled that one resident seemed to walk six 
inches taller after moving into their new home—as though the security, 
safety, and pride in having their own place had lifted a literal weight off 
of their shoulders.

 The joy of the work keeps Kimiko moving through the challenges of 
planning and development, and she encourages others to find work that 
similarly inspires them. PACDC is proud to present Kimiko Doherty with a 
2016 Rising Star Award. 

Community gardening in Kensington. Leading a community training.
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THE ENVELOPE PLEASE. . .

HOW PACDC BLUE RIBBON 
AWARD  

WINNERS ARE SELECTED

PACDC’s Blue Ribbon Awards recognize outstand-
ing achievement by community development cor-
porations that advance PACDC’s Vision: 

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

Winners, large CDC and small CDC based on budget 
size, exemplify community development best prac-
tices and demonstrate excellence in at least one of 
the following categories:

•  INNOVATION: organization has created a 
new or pioneering project or program; or ap-
proached a project or program in a new and 
inventive way. 

•  IMPACT: a demonstrated capacity to have pos-
itively influenced or enhanced the community 
or population served.

•  LEADERSHIP: a proven ability to guide, lead, 
or influence the direction, course, action, or 
opinions of stakeholders that results in ad-
vancement for the community or population 
served.

•  ADVANCES EQUITY: project or program dem-
onstrates the use of an equitable development 
strategy that works toward equality in housing, 
health, education or economic opportunity for 
low- and moderate-income households.

A committee of community development profes-
sionals reviews nominations, selects the finalists, and 
decides the winners by consensus. 

Past Blue Ribbon  
Winners and Finalists

PACDC 2016

2016 PACDC AWARD WINNER

RISING STAR AWARD

Lancaster Avenue’s ‘Layers of  
Community’ Invigorate James Wright

Throughout his life, several themes have re-
mained constant for James Wright: love of the 

neighborhood, a respect for history, and a fascina-
tion with the built environment.

Growing up in Southwest Philadelphia with 
his mother, who worked as a public school teacher 
and a community activist, he had ambitions early 
on about improving the prospects for low-income 
people in his neighborhood and across the city. 
Now, as Commercial Corridor Manager for Peo-
ple’s Emergency Center CDC in West Philadelphia, 
James has helped to restore a sense of optimism 
and momentum to Lancaster Avenue’s growing 
business corridor.

As Commercial Corridor Manager, James con-
ceptualizes his role as multifaceted and dynamic, 
whether he is connecting businesses with resourc-
es, consulting on marketing strategies, or assisting 
with building restorations. During James’ tenure 
at PEC (since 2008), 50 additional businesses have 
opened along the Lancaster Avenue corridor, and 
25 have made storefront improvements, making 
their businesses more appealing to customers. Va-
cancy has decreased from 35% to 20%.

Proximity to booming University City has been both a blessing and a 
challenge—as neighboring areas see increased investment, they also see ris-
ing rents and costs of living. James and his colleagues are working to make 
sure long-term and low-income residents can stay to realize the benefits.

James is encouraged by the rich history of the corridor. Lancaster Av-
enue was a thoroughfare for Native Americans before the City of Phila-
delphia was even founded. Later, it became a thoroughfare for the British 
(pre-Revolutionary War), America’s First Turnpike, and then part of the 
Lincoln Highway. For the last century, Lancaster Avenue has been a vital 
commercial corridor for the neighborhoods that surround it. James de-
scribed the corridor’s history as containing “layers of community” that 
still influence the neighborhood today. Long-term residents recall Mal-
colm X serving as a local imam, Martin Luther King Jr. visiting in 1965, 
and the lively and cohesive community of the 1960s and 70s. Today, James 
and PEC staff call on this diverse history to inform their decision making 
on development and revitalization efforts on the corridor.

 James also understands the need to be flexible and creative and to 
constantly check in with neighbors and stakeholders. Working together, 
new initiatives have the opportunity to thrive for years to come.

 James spends his free time nurturing the same interests that inspire 
his day job. He describes an ideal day off as one spent eating delicious 
food and touring Philly neighborhoods to take in the unique and histori-
cal architecture.

He is active with the Neighborhood Advisory Committee (NAC) of his 
own neighborhood, Cobbs Creek, and volunteers with his wife to support 
the neighborhood school that his three children attend. He shows a deep 
affection for Cobbs Creek Park and Clark Park, as well as the churches and 
grand homes along Baltimore Avenue.

Wherever he is in Philadelphia, James centers his work on the specific 
strengths and past lives of the neighborhoods surrounding him. PACDC is 
proud to present James Wright with a 2016 Rising Star Award.

2015
WINNERS

Impact Services 
Corporation
Veterans Housing Center

Philadelphia  
Chinatown CDC
Leveraging Night Markets

FINALISTS

Community Ventures
Ingersoll Commons 

People’s Emergency 
Center CDC
Bigham Leatherberry Wise

2014
WINNERS

Asociación 
Puertorriqueños en 
Marcha
Paseo Verde

Logan CDC
Logan Park(let)

FINALISTS

ACHIEVEability
Community-Academic 
Partnerships

The Enterprise Center CDC
Center for Culinary Arts

Uptown Entertainment 
and Development 
Corporation
Uptown Youth Got Talent 
Program

2013
WINNERS

Mission First Housing 
Group
Walnut Hill West and 
Temple I & II

Nicetown CDC
Nicetown Courts I & II 

FINALISTS 

People’s Emergency 
Center CDC
Lancaster Revitalization 
Plan

The Enterprise Center CDC
Community Leaders 
Program

2012
WINNERS

Community Ventures
Francisville East 

Habitat for Humanity 
Philadelphia 
ReStore

FINALISTS

Friends Rehabilitation 
Program
Strawberry Mansion 
Townhomes

People’s Emergency 
Center CDC
Jannie’s Place

Women’s Community 
Revitalization Project
Evelyn Sanders II

2011
WINNERS

East Falls Development 
Corporation
Trolley Car Café and 
Gateway Center

New Kensington CDC
Sustainable 19125: Big 
Green Block 

FINALISTS

HACE
Lawrence Court

Impact Services 
Corporation
Aramingo Crossing

Philadelphia Chinatown 
Development Corporation
Tenth Street Plaza

2010
WINNERS

HACE 
Mercy LIFE Center 

Roxborough Development 
Corporation
Targeted Block Façade 
Improvement

FINALISTS

Impact Services 
Corporation
Hancock Manor

Esperanza
Latin Quarter Project

People’s Emergency 
Center CDC
West Powelton/Saunders 
Park Neighborhood Plan

Universal Companies
Universal Plan

2009
WINNER

Asociación 
Puertorriqueños en 
Marcha
Pradera II and TruMark 
Credit Union 

FINALISTS

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

New Kensington CDC
Sustainable 19125

Ogontz Avenue 
Revitalization Corporation
West Oak Lane Jazz 
Festival

Women’s Community 
Revitalization Project
Neighborhood Planning

2008
WINNER

Project HOME 
St. Elizabeth Phase 
V Homeownership 
Development

FINALISTS

Asociación 
Puertorriqueños en 
Marcha 
Sheridan Street Affordable 
Housing Project

The Enterprise Center CDC
Walnut Hill Street Team

Impact Services 
Corporation
Dual Diagnosis Program

New Kensington CDC
Frankford Avenue Arts 
Corridor

Ogontz Avenue 
Revitalization Corporation
Northwest Greening 
Initiative 

Conducting walk-through for corridor planning.



32   PACDC 2016 PACDC 2016   33  

2016 BLUE RIBBON AWARD WINNER | LARGE CDC

PEC CDC’s Neighborhood Time Exchange Connects Artists 
and Neighbors in Civic Renewal

By creating the Neighborhood Time Exchange, the People’s Emergency 
Center CDC (PEC) has built a win-win for its community.

Undeterred by typical community development challenges—filling 
vacant space, engaging residents and sprucing up a neighborhood—PEC 
and its partners decided to overcome those three challenges with one 
dynamic program. 

The Neighborhood Time Exchange, an artist residency project launched 
in 2015, was based on a simple model: A community gives artists free stu-
dio space, and the artists commit time and efforts to community-identified 
projects that lay the groundwork for civic and economic renewal. 

PEC partnered on this project with the Mural Arts Program, the Mayor’s 
Office of Arts, Culture and the Creative Community, and Broken City Lab. 

 For nine months from January through September 2015, the Neigh-
borhood Time Exchange hosted 15 artists in residency with studio space at 
4017 Lancaster Avenue. Seven of the artists were local. Evolving into a hub 
of creative activity, the Exchange engaged hundreds of residents who had 
ideas about how the artists could enhance the physical and social landscape 
of their West Philadelphia neighborhoods.  

A “studio coordinator” assisted more than 80 individuals and groups in 
formulating their requested arts projects. Examples of their ideas includ-
ed everything from creating 100th anniversary wall hangings in a Baptist 
Church and large, artistic signage for a community green space, to a film 
developed for Black History Month by 4th and 5th graders and a profes-
sionally photographed Nursing Home Calendar produced as a fundraiser.    

And, here are more diverse examples of the Neighborhood Time  
Exchange: 

•  Youth at Mill Creek Recreation Center were engaged in a fabric dye-
ing workshop;

•  New curtains were sewn for the Community Education Center the-
ater space at 3500 Lancaster Avenue;

•  Neighbors and artists painted a mural on the side of the LAVA Space 
Community Center;  

•  Participants created an Historic Lancaster Avenue Lincoln Highway 
map; and

•  A “sensory room” at Martha Washington Elementary School was de-
veloped for students with behavioral disorders. 

“This innovative project has approached the idea of economic and civic 
renewal with creativity, shared values, and hyper-local input,” said Kevin 
Musselman, Manager of Neighborhood and Resource Planning at PEC. “It 
was great to see multi-generational artists who are long-time residents fur-
ther connect with others in this community revitalization effort.”    

Kira Strong, Vice President of Community and Economic Development 
at PEC, agrees. “This project has enhanced our community identity and 
sense of place through collaboration between residents, businesses and art-
ists. It really linked artists and neighbors.” 

   The PACDC Gala Award Review Committee members agreed, noting 
that “The Neighborhood Time Exchange pushes all the right community 
development buttons.” 

PACDC congratulates PEC CDC for its Neighborhood Time Exchange, 
winner of the 2016 Blue Ribbon Award for Excellence in Community Develop-
ment by a large CDC. 

Winner
2016 BLUE RIBBON AWARD WINNER | SMALL CDC

The Village’s People’s Paper Co-op Shreds the Past to Create a 
New Future 
 If you think it’s hard to help people with criminal records re-enter society, 

get jobs, find housing, obtain education and healthcare, eliminate stigmas, 
and gain social mobility, you’re right. 

In North Central Philadelphia, two in five residents have criminal re-
cords, more than half return to prison within three years, and 93% of fami-
lies served by the Village of Arts and Humanities have an incarcerated family 
member or neighbor.

Faced with these daunting statistics, the Village started the People’s Pa-
per Co-op (PPC) in August, 2014, an initiative to help ex-offenders shred 
the paper evidence of their past and mold it into a new beginning, according 
to Aviva Kapust, Executive Director. 

Kapust quickly adds “Much of the credit for the overall success of this re-
entry program goes to Faith Barkley, a former drug addict who lived on the 
streets and was in and out of jail for a decade after she left the Army in 1989.”  

Listening to Barkley’s candor is convincing. “It wasn’t until my mother 
died in 2009 that I turned myself around. She wouldn’t want to see me that 
way,” said Barkley. It was then that Barkley got and held a job for five years – 
then became an Intern at the Village.

“I wanted to offer a program to help people like me get a fresh start, so 
three men and I started the PPC,” Barkley said. At expungement clinics for 
ex-offenders, they literally emulsify their criminal records in a blender and 
turn them into art with their pictures of themselves today.  

The PPC, an art, advocacy and social entrepreneurship initiative created 
to remove barriers to individual and community-wide upward mobility for 
men and women with criminal records, spawned cooperation and success. 
The PPC: 

•  Collaborates with Philadelphia Lawyers for Social Equity to present 
free criminal record expungement clinics culminating in tearing up 
records and converting them to a giant paper mural comprised of 
pulped criminal records, photos and histories; 

•  Runs a woman-powered business producing hand-made paper and 
books and teaches skills in paper-making, public speaking, critical 
thinking and journalism; and, 

•  Leads a community-based think tank and internship program for re-
entering women to explore new ideas to eliminate negative impacts 
of the criminal justice system.   

Barkley also started and heads “Ladies Night” discussions where all top-
ics are OK. Recently, she wrote her first funding proposal and got a grant 
from the Leeway Foundation to produce a Resource Guide for women leav-
ing prison.  

Specific achievements of the PPC are wide-ranging. Since 2014 the ini-
tiative has:  

•  Attracted 1,300 visitors to the Village Community Storefront on the 
Germantown Avenue commercial corridor; 

•  Established partnerships with Whole Foods and Polaroid’s Impos-
sible Project and sold more than 750 books and cards;    

• Sponsored expungement clinics for more than 1,000 individuals; 
• Hosted eight monthly “Ladies Nights” for more than 160 women;
•  Exhibited at Tyler School of Art, Crane Arts, and Philadelphia 

FIGHT with more than 1,100 individuals telling their stories across 
many demographics; and, 

•  Hosted nearly 30 public paper- and book-making workshops and 
clinics separately for teens and for expungement candidates.

Kapust adds: “Using art to engage individuals and unify legal institu-
tions, government officials, adults and youth changes the perception that a 
criminal record is a permanent barrier to freedom and livelihood.”  

PACDC congratulates the People’s Paper Co-op initiative of the Village of 
Arts and Humanities as the Winner of PACDC’s 2016 Blue Ribbon Award for 
Excellence in Community Development for a small CDC.

Winner
PEC Time Exchange artists and community residents collaborating on a site-specific arts project. People’s Paper Co-op artisan and staff share light moment.
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Students Beat Tough Odds at Esperanza Academy  
In Hunting Park  

Achieving excellence in education is challenging, but it is nearly impos-
sible considering these odds: 

•  A low-income, minority neighborhood where only 40% of the popu-
lation over 24 has a high school diploma/GED;

• More than one-third of area residents do not speak English; 
•  The median household income is less than $23,000, and 43% of 

people live in poverty compared to one-quarter of all Philadelphians; 
and 

• Nearly 93% of students qualify for free/reduced lunch.     

Determined to change those odds, Esperanza, Inc. founded the Espe-
ranza Academy Public Charter High School (EA) and accepted 200 ninth 
grade students in 2000. 

Every year after that, the school added one grade per year and graduated 
its first high school class in 2004. Since its founding, the lessons learned are 
positive and the successes spectacular:

•  With a graduation rate of 93% and a college enrollment rate of 65%, 
the high school became a rousing success in Hunting Park, an under-
served neighborhood in North Philadelphia; 

•  In addition, EA graduates have a freshman to sophomore college per-
sistence rate of 78%, which is 10% above the national average. 

In 2012, they started a sixth grade class and added a class a year so stu-
dents could transition seamlessly into high school. And today the school 
serves 1,400 students in grades six through 12 comprised of 98.2% Latino 

Finalist

2016 BLUE RIBBON AWARD FINALIST

Grace and Hope Offer Port Richmond Residents Innovative, 
Rent-to-Own Opportunity 

To many people, these seemingly unconnected words may sound very 
incongruous: 

Long-Term Affordability     Rental      
Equity     Home Ownership

Actually, these words can work very well together—and are a tremen-
dous asset for residents and a boon to the neighborhood—when you add 
Grace Townhomes, a 36-unit development at Trenton and Auburn Streets in 
Port Richmond to the mix. 

In a nutshell, here are highlights of this creative development by the 
Women’s Community Revitalization Project (WCRP):   

•  An oft-ignored provision of the Low Income Housing Tax Credit  
(LIHTC) code allows conversion from rental to ownership after 15 
years; 

•  Existing tenants will have priority to purchase the homes, with none 
being displaced;

•  Renters can transition to homeownership to build equity and stay in 
this gentrifying neighborhood; 

•  Placing the homes in the Community Justice Land Trust ensures  
affordability in the future; and, 

•  New homes, built on a lot vacant for 28 years which had attracted 
crime and trash, will fill the void of a former carpet factory. 

“The sustained affordability of this project is important for us,” said 
Nora Lichtash, Executive Director of WCRP. 

“We’ve watched neighborhood homes bought for $5,000 escalate to 
$280,000. Today, equitable development and keeping homes and businesses 
affordable forever are at the core of our work,” she added.  

Finalist

and 1.4% African-American. Although students from throughout the city 
may attend, current enrollment is comprised of 27% from the immediate 
vicinity and 58% from surrounding areas with similarly low median house-
hold incomes and high poverty rates.   

The overwhelming success of Esperanza Academy Public Charter High 
School has been recognized outside Philadelphia. US News and World Re-
port named EA a Silver and Bronze school in 2013 and 2014 respectively, 
placing it in the top nine percent of high schools nationwide and third 
among all Pennsylvania charter schools. 

“When we see our students compete in the city and the region and win, 
it is exceptionally gratifying,” said Rev. Luis Cortes, Founder, President and 
CEO of Esperanza, Inc. “Our students have won first place in science fairs 
at Widener University, regional debate competitions, and the Stephen Spiel-
berg writing award among many others,” he added.   

Part of the school’s success comes from the unique, individualized ap-
proach it takes with each student. Curricula are designed around career-
oriented tracks with everything from technology, entrepreneurship, and 
teacher education to journalism and the arts. In 2006, a student mentoring 
program pairing at-risk students with mentors was started.    

Although nationwide low-income minority students have low high 
school graduation rates, low college attendance rates, and even lower com-
pletion rates, EA leaders believe this school “does a lot to close the gap for 
students and helps them to succeed.”

PACDC agrees and congratulates Esperanza, Inc.’s Esperanza Academy 
Public Charter High School as a 2016 Blue Ribbon Finalist.  

Multiple benefits make Grace Townhomes an ideal opportunity on nu-
merous fronts. Tapping this seldom-used provision of the LIHTC program 
offers low-income families the chance to stay in the neighborhood in this 
rent-to-own structured development and build their assets. WCRP will pro-
vide limited financial support as well as counseling and education to be-
come successful homeowners. Placement of the homes in the Community 
Justice Land Trust will keep them permanently affordable; the Land Trust 
will own the land and residents who purchase after 15 years will own the 
structure. Owners who decide to sell will agree to a price reflecting a fair 
return on their investment in the home while allowing the benefit of the 
affordability to be passed on to the next homeowner.   

To accomplish this, WCRP leadership got neighborhood buy-in and  
external recognition. 

Partners included Firm Hope Baptist Church, whose community 
members provided input. “Their values and ideas are at the core of this 
project,” Lichtash added. State Representative Mike O’Brien connected 
WCRP to this opportunity in recognition of their affordable housing  
development experience. 

Groundbreaking of Grace Townhomes was in August, 2015, and the de-
velopment will offer 16 two-bedroom, 16 three-bedroom, and 4 four-bed-
room homes, including seven, fully accessible homes.  

Financing for the $13.1 million project includes an equity investment 
from Royal Bank of Canada and JP Morgan Chase Bank, and support from 
the Federal Home Loan Bank of Pittsburgh’s Affordable Housing Program, 
Reinvestment Fund, and deferred and reinvested developer’s fees.      

Kudos to WCRP for the innovative Grace Townhomes, a 2016 PACDC Blue 
Ribbon Finalist.

Esperanz Academy students represent a bright hope for their neighborhood and city. Architect’s rendering of WCRP’s Grace Townhomes, a stellar example of long-term affordability and equity building.
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Sherick Project Management, Inc. and Stone Sherick Consulting Group 
are consulting firms in Real Estate Development Services and Owner’s 
Representatives for residential, commercial and industrial real estate 
development projects in PA, DE, and MD.

Sherick Project Management & Stone Sherick Consulting Group salute 
the work of PACDC and congratulate FHLB Pittsburgh leadership on the 
Community Development Champion Award and Belinda Mayo on the 
Lifetime Achievement Award.

www.sherickpm.com
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The Project HOME Community congratulates

PACDC
For 24 years of leadership in community development and neighborhood  

revitalization in Philadelphia. Thanks for all you do to make this a city where  
all our citizens can flourish.
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rebuilding together

REBUILDING TOGETHER CONGRATULATES

Winthrop Watson, President and CEO

and  John Bendel, Director, Community 

Investment FHLBank Pittsburgh

WE’RE PROUD TO BE YOUR PARTNER!

CONNECTING VOLUNTEERS TO COMMUNITIES IN NEED.
KEEPING HOMEOWNERS WARM, SAFE & DRY.

WWW.REBUILDINGPHILLY.ORG
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INVEST
JOIN

www.pacdc.org/join

WFGD is proud to support the  
Philadelphia Association of Community 
Development Corporations.
Congratulations to the award winners. We thank you for your 
hard work to improve our city and neighborhoods.

wfgd.net
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CDC MEMBERS

Membership Directory
ASSOCIATE MEMBERS

Membership Directory

CDC MEMBER SERVICES 

●   Housing/Housing Counseling

●   Social Services/Referral

●  Organizing/Advocacy

●   Economic Development/
Corridor Management

ASSOCIATE MEMBER SERVICES

●   Housing Development/
Project Planning

●  Social Services/Referral

●   Advocacy/Membership 
Organization

●  Other Professional

●  Banking/Financing

●  Arts

●  Education 

●  Health

ACHIEVEability   ●  ●  ●  ● 

215-748-6969
www.achieveability.org

Asociación Puertorriqueños en Marcha 
●  ●  ●  ● 

267-296-7200 
www.apmphila.org

Beech Interplex  ●  ●

215-763-8824
www.beechinterplex.com

Big Brothers Big Sisters Independence 
Region  ●
215-790-9200
www.bbbssepa.org 

Called to Serve Community Development 
Corporation
215-588-4940
www.calledtoservecdc.org

CanaanLand Non-Profit

Centennial Parkside
215-593-9555

Chestnut Hill Community Development 
Corporation  ●
215-247-6696
www.chestnuthillpa.com

Community Ventures   ●  ●

215-564-6004
www.community-ventures.org 

East Falls Development Corporation ●  ●

215-848-8084
www.eastfalls-pa.com

Empowered Community Development 
Corporation ●  ●

215-805-1950
www.empoweredcdc.org

The Enterprise Center Community 
Development Corporation   ●  ●

215-895-4000
www.theenterprisecenter.com

Esperanza  ●  ●  ●  ●

215-324-0746
www.esperanza.us

Fairmount Community Development 
Corporation   ●  ●

215-232-4766
www.fairmountcdc.org

Finanta Community Development 
Corporation ●

267-236-7000
www.finanta.org/finanta_cdc

Frankford Community Development 
Corporation  ●  ●

215 743 6580
www.frankfordcdc.org

Germantown Community Connection 

●  ●

267-421-1763
www.gtownconnection.org

Germantown United Community 
Development Corporation  ●  ●

215-603-3690
www.germantownunitedcdc.org

Greater Brewerytown Community 
Development Corporation ●

215-769-5220
www.greaterbrewerytowncdc.
org 

Habitat for Humanity Philadelphia  ●
215-765-6000 
www.habitatphiladelphia.org

HACE   ●  ●  ●  ●

215-426-8025
www.hacecdc.org

HELP USA   ●  ●

215-473-6454
www.helpusa.org

Hunting Park Neighborhood Advisory 
Committee/Community Development 
Corporation ●

215-225-5560
www.huntingparknac.org

ICPIC New Africa Center Community 
Development Corporation   ●  ●

610-352-0424
www.icpic.co 

Impact Services Corporation   ●  ●  ●  ●

215-423-2944
www.impactservices.org

Korean Community Development Services 
Center   ●  ●  ●  ●

267-331-9091
www.koreancenter.org

MAP Holistic Community Development 
Corporation ●

215-787-0900

Mayfair Community Development 
Corporation ●

267-538-4668
www.mayfaircdc.org

Mission First Housing Group  ●  ●

215-557-8484
www.missionfirsthousing.org

Mt. Vernon Manor Community 
Development Corporation  ●  ●  ● 

215-475-9492
www.mvmcdc.org

New Kensington Community 
Development Corporation  ●  ●  ●  ●

215-427-0350 
www.nkcdc.org

Nicetown Community Development 
Corporation  ●  ●  ●  ●

215-329-1824
www.nicetowncdc.org

Office for Community Development, 
Archdiocese of Philadelphia  ●  ●

215-587-3663
www.officeforcommunity 
development.org

Passyunk Avenue Revitalization 
Corporation ●

215-551-5111
www.passyarc.com

People's Emergency Center Community 
Development Corporation   ●  ●  ●  ●

267-777-5800 
www.pec-cares.org

Philadelphia Chinatown Development 
Corporation  ●  ●  ●  ●

215-922-2156
www.chinatown-pcdc.org

Philadelphia Neighborhood Housing 
Services  ●
215-476-4205
www.phillynhs.org

Project HOME  ●  ●  ●  ●

215-232-7272
www.projecthome.org

Rebuild Our Cities
267-278-0767
www.rebuildourcities.org

Reclaim Philadelphia

Roxborough Development Corporation ●

215-508-2358
www.roxborough.us

South Kensington Community Partners 

●  ●

215-427-3463
www.southkensingtoncommunity.
org

South of South Neighborhood Association 
●  ●

215-732-8446
www.southofsouth.org

Southwest Community Development 
Corporation  ●  ●  ●  ●

215-729-0800
www.southwestcdc.org

Tacony Community Development  
Corporation ●

215-501-7799
www.historictaconyrevitalization.com

Tioga United  ●  ●  ●

215-771-5699
www.tiogaunited.org

Universal Companies  ●  ●  ●  ●

215-732-6518
www.universalcompanies.org 

Uptown Entertainment and Development 
Corporation  ●  ●

215-236-1878
www.philadelphiauptowntheatre.org

The Village of Arts and Humanities  ●  ●

215-225-7830
www.villagearts.org

Women's Community Revitalization Project  
●  ●  ●

215-627-5550
www.wcrpphila.com

Wynnefield Overbrook Revitalization 
Corporation   ●  ●

610-660-1241
www.wynnebrook.org

Zulu Nation Community Development 
Corporation  ●
215-778-0782

The Altman Group/Allied Construction 
●  ●

215-884-0500 
www.allied-altman.com

Bank of America   ●
267-675-0332
www.bankofamerica.com

BB&T ●

336-733-3010
www.bbt.com

Beneficial Bank  ●
267-519-5747
www.thebeneficial.com

Better Tomorrows  ●  ●

856-452-0318
www.bettertomorrows.org

BFW Group, LLC  ●  ●

267-266-1612
www.bfwgroup.net

BluPath Design Inc.  ●  ●

267-519-3564
www.blupath.us

BWA  Architecture + Planning  ●  ●

215-923-2420
www.bwa-architects.com

Capital Access  ●  ●

215-551-2000
www.capitalaccessinc.com

Citizens Bank  ●
267-671-1053
www.citizensbank.com

CityLife Neighborhood Clinics  ●
267-819-1800
www.citylifeclinics.com

Community Design Collaborative  ●  ●

215-587-9290
www.cdesignc.org

Customers Bank  ●
212-843-4538
www.customersbank.com

Diamond and Associates  ●  ●

215-732-3600
www.diamondandassociates.com

Domus  ●  ●

215-849-4444
www.domusinc.net

Dornsife Center for Neighborhood 
Partnerships ●

215-571-4013
www.drexel.edu/civicengagement/
dornsife

Drexel University, Office of Government 
and Community Relations  ●
215-895-2109 
www.drexel.edu/ogcr

Eastern University's Urban Studies 
Department  ●
610-341-5800
www.eastern.edu/urbanstudies

Energy Coordinating Agency  ●
215-609-1057
www.ecasavesenergy.org

Fairmount Park Conservancy  ●
215-988-9334
www.fairmountparkconservancy.
org

Fineman Krekstein & Harris, P.C.  ●
215-893-9300
www.finemanlawfirm.com

First Niagara  ●
610-832-1734
www.firstniagara.com

Greater Philadelphia Cultural Alliance  
●  ●

215-557-7811
www.philaculture.org

Housing Alliance of Pennsylvania  ●  ●

215-576-7044
www.housingalliancepa.org

Innova  ●  ●

215-336-0440
www.innovaservices.com

JP Morgan Chase  ●
646-526-1051
www.jpmorganchase.com

Keep Philadelphia Beautiful ●

617-259-7401
www.keepphiladelphiabeautiful.
org

KSK Architects Planners Historians, Inc.  
●  ●

215-599-5382
www.ksk1.com

Liz Bramlet Consulting, LLC  ●
800-784 -1009
www.lizbramletconsulting.com

Local Initiatives Support Corporation-
Philadelphia  ●  ●

215-923-3801
www.philadelphialisc.org

M&T Bank  ●
302-636-4085
www.mtb.com

Marcus Reinvestment Strategies  ●
267-209-0450
www.marcusreinvest.com

The Michael’s Organization  ●
856-596-0500
www.themichaelsorg.com

Murdock Investments  ●
215-219-6963
www.murdockinvest.com

National Equity Fund, Inc.  ●
860-395-1330
www.nefinc.org

NeighborWorks America  ●  ●  ●

202-760-4000
www.nw.org

The Nonprofit Center at LaSalle  
University  ●  ●

215-951-1701
www.lasallenonprofitcenter.org

PECO Energy Company  ●
215-841-5640
www.exeloncorp.com

Pennsylvania Horticultural Society  ●  ●

215-988-8761
www.phsonline.org 

Philadelphia 76ers Foundation  ●
561-315-2453
www.nba.com/sixers/community/
sixers-strong

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

Philadelphia Industrial Development 
Corporation  ●
215-496-8125
www.pidc-pa.org

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

Philly Office Retail  ● 

215-247-5555
www.phillyofficeretail.com

PNC Bank  ●
215-585-4606
www.pnc.com

Public Health Management Corporation  
●  ●

215-985-2500
www.phmc.org

Rebuilding Together Philadelphia  ●
215-568-5044
www.rebuildingphilly.org

Regional Housing Legal Services  ●  ●  ●

215-572-7300
www.rhls.org

Right Sized Homes  ●  ●

215-370-6043
www.right-sized-homes.com

Santander  ●
610-526-6343
www.santanderbank.com/us/

Scenic Philadelphia  ●
215-731-1796
www.scenicphiladelphia.org

Scout Urban LLC  ● 

310-293-4270
www.scout-ltd.com

Sherick Project Manangement  ●  ●

215-627-8877
www.sherickpm.com

Sustaniable Business Network  ●
215-922-7400 
www.sbnphiladelphia.org

TD Bank  ●
856-470-6157
www.td.com

Thomas Jefferson University Hospitals  
●  ●

1-800-JEFFNOW
www.hospitals.jefferson.edu

Tompkins VIST Bank  ●
610-668-1658
www.vistbank.com

Urban Affairs Coalition  ●  ●  ●

215-851-1701
www.uac.org

Villanova University ●

610-523-1794
www.emba.villanova.edu

Wells Fargo  ●
215-670-4303
www.wellsfargo.com

Wilson Associates  ●  ●

484-431-1804

Member list as of 4/1/16




