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Executive Summary
We see you Philadelphia. You are a much loved city, but you are also a visibly inequitable city. We want to celebrate 
your newfound reputation as an exciting, affordable city with eye-catching growth in population, jobs, and investment, 
but we have reservations. We see too many Philadelphians grappling with soaring rents, low-wage jobs, and unsafe 
neighborhoods. The numbers you see shared on these pages show just how far we must go to truly create an equitable 
city and reduce disparities experienced by Black, Indigenous, People of Color (BIPOC) Philadelphians and the disparities 
between the neighborhoods in which they live. BIPOC is an abbreviation used throughout this platform to refer to Black, 
Latino, Asian and Indigenous Philadelphians.

At PACDC, we work alongside our members and residents every day as they meet challenges head on and show 
extraordinary resilience in the wake of a global pandemic, gun violence, and crippling poverty. Philadelphians are good 
at leaning in and meeting a challenge and we have learned to fend for ourselves when we must, but we need city 
government, philanthropy, business, and nonprofit leaders to join us in building an equitable city. 

What does that mean?

An equitable Philadelphia is a city in which BIPOC residents have access to essential ingredients for environmental, 
economic, social, and cultural well-being including quality jobs, entrepreneurial opportunities, viable housing choices, 
public transportation, good schools, strong social networks, safe and clean streets and public spaces, and a voice in 
the future of their community. It is a city where all residents are secure in their homes and in their neighborhoods and 
where every neighborhood receives responsive and effective essential government services. This will require a significant 
reparative focus.

Philadelphia does better when we all do better. 

PACDC’s second Equitable Development Policy Platform offers 22 recommendations to lay the foundation for a 

thriving and inclusive future for Philadelphia that benefits all communities, all residents and all workers. Over 

100 community leaders and residents were interviewed to identify the 22 areas with needed changes to the 

law, policy, funding, or service delivery that will build a more equitable Philadelphia.
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QUALITY 
OF LIFE

Improve Neighborhood Safety

Healthy and Welcoming Public Spaces 
through Equitable Support, Services, and 
Programs

Resource neighborhoods for street 
cleaning and litter and trash removal

Adopt equity-centered budget

The number one concern we heard from 
community leaders interviewed for this platform 
is that their neighborhood is dirty and unsafe and 
the public places they rely upon are often closed 
or unusable. Every city neighborhood deserves 
to have clean and safe streets, sidewalks, 
transit stations, parks, libraries, and recreation 
centers that are open and in good condition. 
Philadelphia must incorporate equity into budget 
decisions to allocate a higher percentage of 
services and resources to chronically underserved 
communities. An equitable Philadelphia 
requires that city government provide essential 
government services to all neighborhoods to 
ensure public safety, cleanliness, and resident 
well-being. Getting these basic services done 
right in every neighborhood will instill public 
confidence in our city’s ability to take on bigger 
and bolder challenges.

Increase the capacity of community-based 
organizations

Adopt wage equity in city contracts 

Infuse Zoning Board of Adjustment (ZBA) 
with greater transparency and community 

input 

An inclusive Philadelphia requires a powerful 
shift away from long-term discriminatory 
power structures that impose top-down 
policies on neighborhoods who are forced to 
“take it or leave it.” To be more inclusive, city 
government, philanthropy, and other partners 
need to fund community-based organizations 
sufficiently to let them pilot resident-generated 
programs, pay equitable wages to their staff and 
compensate residents for providing their lived 
experience and expertise to advise program 
design and implementation. In addition, to 
ensure active community participation in 
planning and development decision-making 
processes, communities need transparent 
information from city agencies and boards 
such as the Zoning Board of Adjustment (ZBA). 
The recommendations in this section have the 
power to create a true partnership between 
government and community, to dramatically 
improve residents’ power to be at the table 
when decisions are made, and to be able to 
implement effective and viable solutions to each 
neighborhood’s specific challenges.

INCLUSIVE 
COMMUNITIES
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ANTI-
DISPLACEMENT

Create a coherent property tax relief 
system

Expand shallow rent subsidy 

Address tangled titles and estate planning

Support legacy businesses

We are hearing more and more about long-term 
Philadelphia families and businesses who are 
being displaced from the neighborhoods they 
have called home because of rising rents, taxes, 
utility costs, and a lack of clear title to the house 
in which they live or the building in which their 
business is located. Putting four community 
stabilizing policies in place will distribute 
the benefits and burdens of new growth and 
investment more fairly, allow more current 
residents who want to remain in their community 
to do so, and discourage displacement of 
viable small businesses that serve community 
needs. As a result, more iconic small businesses 
thrive, more high amenity mixed-income 
neighborhoods form or continue, and more 
homeowners pass down their wealth to the next 
generation. 

Create more affordable homes for 
households <30% area median income

Preserve and expand Black and Latino 
homeownership 

Preserve expiring government subsidized 
rental units 

Improve the condition of affordable private 
market rental housing

Expand mandatory inclusionary housing 

requirement 

An equitable Philadelphia needs a balanced 
housing market that includes healthy, safe, 
affordable homes for households at all income 
levels. As property values and rents have 
skyrocketed, too many families and households 
risk losing homeownership or having to live in 
substandard, unhealthy rental units because it 
is the only shelter that they can afford. As one 
leader interviewed said, “for decades Strawberry 
Mansion was a very affordable neighborhood 
and now it is not. When Strawberry Mansion is 
no longer affordable where does a family go?” 
Philadelphia needs to act today to increase 
housing options for households at less than 30% 
AMI, to preserve existing affordable rental units, 
to build up declining homeownership rates for 
BIPOC households and to ensure new housing 
construction offers more than luxury housing for 
the wealthy.

HOUSING

E X E C U T I V E  S U M M A R Y
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ECONOMIC 
DEVELOPMENT

Boost commercial corridor recovery

Integrate housing and workforce programs

Increase access to capital and technical 
assistance for BIPOC business owners

Expand youth job programs

Two key goals of equitable economic 
development are: (1) to help neighborhood-
based small businesses, especially those that 
are BIPOC- and/or immigrant-owned, thrive 
and expand, and (2) to create the conditions 
for and access to successful employment in 
high-quality jobs for youth and Philadelphians 
who face a variety of barriers (such as recent 
immigrants, returning citizens, workers 
experiencing homelessness, veterans, and/or 
workers who are disabled). To do this effectively, 
Philadelphia must help small businesses that 
suffered during the pandemic recover along 
with the multicultural commercial corridors that 
neighborhoods depend upon to anchor their 
community, provide residents with both housing 
and job training supports simultaneously, provide 
Black and Latino business owners with needed 
technical assistance and access to capital, and 
expand programs to bring youth into jobs 
with a career path. In return, the city will have 
more stable businesses, workers, and business 
corridors that will help it prosper.

Create a revolving, rapid-access property 
acquisition fund

Improve land bank performance

Philadelphia has come a long way since the 
1980’s when it welcomed any interested buyer 
or investment regardless of potential negative 
impacts. Today Philadelphia understands that 
an investor that is planning to extract value from 
the neighborhood and move a property from 
affordable homeownership to luxury rental is not 
contributing to the city’s equitable growth. An 
equitable city cannot sit idly by when the person 
with the most money always wins, and the loser 
is the community. By helping community-based 
organizations compete on a more level playing 
field for available properties and improving 
land bank performance in acquiring and selling 
problem properties, Philadelphia can reactivate 
its vacant properties more equitably and help to 
manage neighborhood change by using publicly 
owned vacant land to meet community needs.

VACANCY AND 
BLIGHT
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Philadelphia does better when we all do better. 

An equitable Philadelphia is a city in which Black, Indigenous, People of Color (BIPOC) as well as BIPOC neighborhoods 
have access to essential ingredients for environmental, economic, social, and cultural well-being including quality jobs, 
entrepreneurial opportunities, viable housing choices, public transportation, good schools, strong social networks, 
safe and clean streets and public spaces, and a voice in the future of their community. It is a city where all residents, 
regardless of their background, age or disability, are secure in their homes and in their neighborhoods and where 
every neighborhood receives responsive and effective essential government services. This will require a significant 
reparative focus. BIPOC is an abbreviation used throughout this platform to refer to Black, Latino, Asian and Indigenous 
Philadelphians.

Community leaders have put in work for years, and in some cases generations, to revitalize their neighborhoods. 
Extensive research has shown that the city prospers when every neighborhood and every resident does better. Inclusive 
and equitable economic prosperity makes cities stronger and more stable and can give all residents a chance to improve 
their quality of life.1 The work community development corporations (CDCs) and their community-based partners do 
dramatically improves historically underserved neighborhood housing, reduces crime, and helps small businesses to 
thrive.2 CDCs improve public safety by increasing the supply of quality affordable housing, providing greater access 

to jobs, and improving the quality and cleanliness of public 
spaces. Constructing new homes while repairing older ones, 
helping entrepreneurs get started while supporting legacy 
business owners, and deeply engaging with community 
residents to give them the power to influence the policies and 
practices that impact their lives are all ways CDCs contribute 
to Philadelphia. In short, every day CDCs step up and work 
to mend the wounds and disparities that decades of unjust 
policies and practices imposed on underserved BIPOC 
neighborhoods.

PACDC’s second Equitable Development Policy Platform offers 22 recommendations to lay the foundation for a thriving 
and inclusive future for Philadelphia that benefits all communities, all residents and all workers. Over 100 community 
leaders and residents were interviewed to identify these changes to the law or policy, funding or service delivery that will 
build a more equitable Philadelphia. 

Many of these recommendations derive from the insights of community residents and experts alike and are critical 
to inclusively growing the city. Other recommendations build on the impressive work of City Council and the Mayor 
in adding new tools and protections as well as new funding for affordable housing, economic development for 
neighborhoods, and a foundational level of safety and services. PACDC and the organizations endorsing this platform, 
ask the next Mayor and City Council to implement these recommendations and create a better and fairer Philadelphia.

Introduction
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In addition, the Platform Working Group ensured that all 22 recommendations meet the following criteria: 

•  Place-based strategies at their 
core that have the power to 
reduce disparities among 
Philadelphia neighborhoods

•  Align with PACDC’s and its 
members’ mission, expertise, 
and experience or represent a 
pressing challenge that CDCs 
are committed to playing a 
leadership role to address 

•  Have a positive impact on 
communities PACDC and its 
members serve 

•	 	Are	financially	and	politically	
feasible

•  Are achievable within 8 years in 
partnership with government, 
funders, and community 

•  Advance racial justice, income 
mobility, and/or community 
resiliency by increasing available 
capital and advancing equitable/
proactive policies to meet 
community	identified	needs

DOWNLOAD  
2-PAGE SUMMARY

https://pacdc.org/EDPP


DISPARITIES AND INEQUITIES IN PHILADELPHIA

In 2020 the city’s median 
household income was

$49,000

Only 20% of majority Black 
neighborhoods reported income 

levels above the city’s median 

of majority Latino neighborhoods 
reported income levels above the 

city’s median income.3 

THE LIFE EXPECTANCY OF A  
PHILADELPHIA MAN

READING PROFICIENCY (K-2) 

31.5%75%

Pennsport/ 
Queen Village

Upper  
Kensington

Nicetown/Tioga

Center City East

64

82

VIOLENT CRIMES

14.1 per 10,000 people in Bustleton

245 per 10,000 people in Nicetown/Tioga

HOUSING CODE VIOLATIONS

1,154
per 1,000 units in 

Sharswood

122
per 1,000 units in 
Center City East4

I N T R O D U C T I O N
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PACDC’s policy platforms propel change. How do we know that? Because PACDC’s 2015 
Equitable Development Policy Platform helped push the city towards massive new 
funding, programs and laws to improve underserved neighborhoods. Thanks to the 
advocacy of PACDC, our members, allies, and champions in City Council and the Kenney 
Administration, since 2015 we’ve collectively won more than $600 million in new local 
funds to support affordable housing and community economic development. These 
new resources are truly game-changing, and at the same time, just the start of what is 
needed:

HOUSING TRUST FUND
PACDC launched a multi-year campaign in 
2015 to at least double annual funding for the 
Philadelphia Housing Trust Fund (HTF). City 
Council and Mayor Kenney reached agreement 
in 2018 to allocate General Fund revenue to 
the HTF over five years, which resulted in more 
than $74 million through the end of FY22. This 
commitment was replaced by a new dedicated 
annual revenue stream of ~$29 million per year 
beginning in FY23 after voters overwhelmingly 
approved a ballot question requiring the city 
to appropriate 0.5% of its General Fund 
appropriations every year to the HTF. These 
revenues are in addition to ~$115 million in HTF 
revenues from recording fees since 2015.

MIXED-INCOME HOUSING
PACDC launched its Affordable Homes for a 
Growing Philly campaign in 2017 to support 
legislation requiring developers to include 
affordable homes in larger market-rate residential 
developments. A compromise voluntary Mixed-
Income Housing program with an in-lieu fee 
payment option to the HTF was approved in 
2018. Changes to increase the inclusion of on-site 
affordable homes in market-rate developments 
and a new more targeted mandatory Mixed 
Income Neighborhood Overlay in two Council 
Districts experiencing rapid gentrification were 
approved in 2021.

BOND ISSUES
In 2018 the City approved a $100 million bond 
issue to eliminate wait lists for existing home repair 
grant programs and launch the new Restore, 
Repair, Renew home repair loan program. In 
2021, the City authorized an additional $400 
million in bond funds through the Neighborhood 
Preservation Initiative (NPI) to support affordable 
homes, small businesses, and neighborhood 
infrastructure.

NEIGHBORHOOD ECONOMIC 
DEVELOPMENT
Boosted economic development and corridor 
programs by $28.3 million, including a 5-fold 
increase for commercial corridor cleaning through 
the PHL TCB Clean Corridors Program, and 
expanded flexible funding for the Storefront 
Improvement Program, Targeted Corridor 
Management Program, CDC Tax Credit Program, 
and a new CDC Economic Development Support 
Program.

NACS AND HOUSING COUNSELORS
Worked with Neighborhood Advisory Committee 
(NAC) Coordinators to win a $387,000 annual 
increase in funding for community engagement 
work through NACs beginning in FY16, and 
worked with housing counselors to win a $2 million 
annual increase in funding for Housing Counseling 
Agencies starting in FY23 to support renters and 
homebuyers/owners.

An Equitable Development Policy  
Platform for Philadelphia 08
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 Improve Neighborhood 
Safety

Healthy and Welcoming 
Public Spaces through 
Equitable Support, Services, 
and Programs

Resource neighborhoods 
for street cleaning and litter 
and trash removal

Adopt equity-centered 
budget

The number one concern we heard from over 100 leaders 
interviewed to inform this 2023 platform is that their 
neighborhood is dirty and unsafe and the public places 
they rely upon are often closed or unusable. Every city 
neighborhood deserves to have clean and safe streets, 
sidewalks, transit stations, parks, libraries, and recreation 
centers that are open and in good condition. An equitable 
Philadelphia requires that city government provide essential 
government services to all neighborhoods to ensure public 
safety, cleanliness, and resident well-being. Getting these 
basic services done right in every neighborhood will instill 
public	confidence	in	our	city’s	ability	to	take	on	bigger	
and bolder challenges. As discussed in Recommendation 
4, “Adopt an Equity Centered Budget,” equity requires 
the city to allocate a greater share of resources to under-
resourced neighborhoods to eliminate place-based 
inequities. 

QUALITY OF LIFE



Improve Neighborhood Safety
All Philadelphians deserve to be safe in their homes, workspaces, and streets. 

Philadelphia must work with community residents and on the ground partners to lower gun violence 
without continuing old patterns in which police are not seen as community partners but may systemically 
over-enforce the law against BIPOC residents who are then disproportionately penalized within the criminal 
justice system. The continuing national tragedy of violent and fatal police actions against BIPOC residents 
further strains essential community trust in police forces. City policies that presume that historically 
underserved and underinvested BIPOC neighborhoods will always have high gun violence are by definition 
inequitable. One key first step is for the city to recognize that community safety is a place-based issue 
directly impacted by neighborhood conditions. Significant research has shown that greening vacant lots5, 
repairing houses6, removing trash, applying effective code enforcement7, providing a high-functioning 
land bank8, and improving local schools9 lowers crime. By making the critical investments detailed in this 
platform, the city has an important opportunity to reduce violence. 

Philadelphia should adopt a holistic and evidence-based approach to build stronger 
and safer communities by simultaneously implementing immediate intervention strategies, such as 
those proposed by the Civic Coalition to Save Lives, and addressing the systemic root causes of gun 
violence. All six pillars of this platform are critical to lowering crime immediately and over the long 
term. Expanding the capacity of community-based organizations like CDCs to pursue community-driven 
safety strategies reduces violent crime.10 Clean, safe transit and public spaces decrease homicides.11 
Crime reductions can also be achieved by expanding youth job programs12 and increasing affordable 
housing.13 In addition, an appropriate, responsive, and respectful police presence that is accountable to 

its community is critical to improve 
safety in our neighborhoods. We need 
police to work with community-based 
organizations to build back resident 
trust and demonstrate their ability to 
act as responsive community partners. 
Too many Philadelphians worry that 
calling the police will either escalate 

a situation and result in greater harm to their neighbors or receive no response at all. A strong community 
voice is essential to ground innovative and collaborative work around gun violence and to guide where 
and how to target limited resources to meet community needs. Importantly, the city must not use police 
forces to address unmet social needs but should instead work with community partners to meet these gaps 
head on. Finally, civilian responders such as medics, crisis workers, and trusted community organizational 
staff can resolve many conflicts by connecting people with services and an emergency response. By 
working collaboratively with CDCs and other neighborhood organizations, this city can and must come 
together to increase safety for all residents and deter gun violence using a variety of public safety tools to 
support safe, healthy communities. 

Q UA L I T Y  O F  L I F E
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based organizations like CDCs to pursue 
community-driven safety strategies 
reduces violent crime.



Healthy and Welcoming Public Spaces through 
Equitable Support, Services, and Programs

The city has an important opportunity to ensure that every neighborhood has 
parks, libraries, playgrounds, recreation centers, and transit stations that are safe, clean, and open 
regularly, and that residents have access to much needed essential services. To achieve this, the city must 
intentionally and proactively eliminate disparities in staffing, maintenance, and hours open of public 
facilities which currently vary considerably based on the wealth of the surrounding neighborhood.14 
Where the condition of these essential public facilities and green spaces deteriorates, and they are no 
longer dependably safe and clean, these public spaces harm the neighborhood in which they are located, 
lowering property values, attracting litter, and increasing fear of crime.15 The opiate epidemic has also 
highlighted the ongoing lack of adequate treatment and housing opportunities for our neighbors who 
are currently suffering from addiction and/or who are homeless. Failing to provide these services further 
harms perceptions of safety from both visitors and residents, and represents a risk to public health from 
improperly disposed needles or exposed human waste. Incoming money from opiate lawsuit settlements 
provides an opportunity for the City to be creative in finding ways to alleviate this heartbreaking suffering. 

The city needs to immediately adopt and implement a policy of equitable staffing 
and maintenance of essential publicly owned neighborhood spaces. To reduce historic disparities based 
upon segregated facilities and discriminatory disinvestment, the city will need to provide higher levels of 
funding, staff, and security for facilities in BIPOC neighborhoods. In addition, we need to fund community-
based organizations to use these spaces and fill them with people and programming that meet the 
changing needs of community residents. Good uses do push out harmful ones. We need to increase 
overall funding beyond the 2022 increases that merely returned us to pre-pandemic funding levels before 
hundreds of staff were fired and too many spaces became unsafe and the site of gun violence.16 We need 
a resident and partner driven planning and decision-making process – especially when there are disparate 
perspectives and opinions on how to move forward. We need to staff neighborhood spaces with people 
who come from the neighborhood and understand that residents should drive activities and uses rather 
than be offered cookie cutter programs designed for the city as a whole. We need to provide residents 
who are unhoused or have a mental health or drug addiction issue with access to trauma informed 
response and recovery services, as well as accessible, safe, and healthy housing options – and we need 
to fund these resources appropriately to meet the range and scale of needs present in our communities. 
Increasing access to physical and mental health care and substance abuse treatment reduces arrests and 
violent crime rates significantly.17 We need to add better lighting and security. We need to make available 
safe and clean public restrooms to ensure community members have facilities to go to the bathroom. 
Healing disparities between neighborhoods should start by ensuring public spaces are well-maintained, 
safe and clean, and should be driven by evidence-based strategies that take into account the impact of 
decades of institutionalized racist disinvestment, neglect, and resulting community traumas that have 
contributed to the present problems.

Q UA L I T Y  O F  L I F E

OPPORTUNITY

SOLUTION
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Ensure Every Neighborhood Has Resources for 
Effective Litter Collection, Street Cleaning, and 
Trash Removal 

Litter and trash in public spaces has increased dramatically since the pandemic and 
it is a leading concern for residents.18 The city is spending $48 million a year to pick up litter and trash 
each year but failing to implement a strategy that equitably reaches all neighborhoods.19 Picking up 
trash and litter is labor intensive, but we know how to do it. Center City District is cleaning its downtown 
district seven days a week with a staff of 125 uniformed workers and 110 sidewalk cleaners and keeping 
downtown safer as well.20 On those commercial corridors where dedicated crews perform daily removal 
of bags and litter and quickly respond to dumping of bulk trash, the streets are cleaner, safer, and more 
attractive to shoppers.21

The city has two significant studies pointing them to policies and programs that work 
to clean up litter and trash. The Philadelphia Zero Waste and Litter Cabinet worked from 2016-2020 to 
create a framework for change and many of the recommendations are still waiting to be implemented. In 
2021, Pennsylvania released a litter plan developed in partnership with Keep Pennsylvania Beautiful with 
recommendations that include education campaigns, better waste hauling and collection practices that 
don’t litter streets, and expanding boots on the ground beyond neighborhood commercial corridors.22 
None of this will be cheap but PACDC is confident that the $48 million dollars the city spends each 
year can be applied more equitably and strategically so no resident must wade through cigarette butts, 
food wrappers, and used needles to get to their bus or local store. Tackling this issue as a key priority 
will employ hundreds of workers including youth and returning citizens, improve public safety, and let 
Philadelphia residents know that they can rely upon their city government to provide basic government 
services in every neighborhood.

OPPORTUNITY

SOLUTION



Adopt an Equity-Centered Budget 
By adopting an equity-centered budget that allocates a higher percentage of services 

and resources to the neighborhoods that need it most – BIPOC neighborhoods that have been chronically 
underserved and do not have private dollars to pay for or supplement basic government services – the 
city can address decades of inequitable investment. Philadelphia has made a commitment to insert 
racial equity into departmental budget decisions to identify where funding decisions may disadvantage 
chronically underserved communities and “to be more diligent and intentional about creating conditions 
to reduce historical inequities, while also improving outcomes for everyone”.23 The city can create a 
dependable, consistent process that ensures a greater portion of limited resources are allocated to 
neighborhoods with the highest need. This will reduce disparities in neighborhoods and ensure the city 
provides every neighborhood with a minimum level and speed of service delivery as the city works to 
provide a higher level of service to neighborhoods with greater needs.24 

The city should adopt equity-based budgeting with the goal of reversing the damage 
racist and discriminatory city policies caused by under resourcing BIPOC neighborhoods. Budgeting for 
equity is fairly straightforward: the budget process should explicitly prioritize spending where it makes the 
most impact, addresses the greatest need, and repairs past harms. The city has a range of tools to direct 
how public resources are distributed. By creating objective criteria to define equitable allocation, the city 
can better ensure all neighborhoods offer a base level of services and amenities and stop exacerbating 
historic differences. Several cities have adopted equity-based budgeting. Austin, TX is using an Equity 
Assessment Tool.25 San Antonio, TX has a budget equity tool they have refined for years to ensure budget 
requests advance equitable outcomes for residents,26 and Fairfax County, VA adopted “One Fairfax” 
which requires an “intentional racial and social equity policy at its core for all publicly delivered services.”27 
Centering racial equity in all aspects of city budgeting will ensure that limited resources will help to close 
historic disparities in neighborhood conditions and ensure all neighborhoods can thrive.

Q UA L I T Y  O F  L I F E

OPPORTUNITY

SOLUTION
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Increase the capacity 
of community-based 
organizations. 

Adopt wage equity in city 
contracts. 

Infuse Zoning Board of 
Adjustment (ZBA) with 
greater transparency and 
community input. 

An inclusive Philadelphia requires a powerful shift away 
from long-term discriminatory power structures that 
impose top-down policies on neighborhoods who are 
forced to “take it or leave it.” To be more inclusive, city 
government, philanthropy, and other partners need to fund 
community-based	organizations	sufficiently	to	let	them	
pilot resident-generated programs, pay equitable wages 
to their staff, and compensate residents for providing 
their lived experience and expertise to advise program 
design and implementation. In addition, to ensure active 
community participation in planning and development 
decision-making processes, communities need transparent 
information from city agencies and boards such as the 
Zoning Board of Adjustment (ZBA). The recommendations 
in this section have the power to create a true partnership 
between government and community, to dramatically 
improve residents’ power to be at the table when decisions 
are made, and to be able to implement effective and viable 
solutions	to	each	neighborhood’s	specific	challenges.

INCLUSIVE COMMUNITIES



I N C L U S I V E  C O M M U N I T I E S

OPPORTUNITY

SOLUTION

Increase the Capacity of Community-Based 
Organizations

CDCs’ and other community-based organizations’ ability to be responsive to diverse 
and evolving community needs and give residents the power to influence the policies and programs 
that impact their lives can be significantly strengthened by changing the way government, philanthropy 
and business fund CDCs to include more flexible and reliable funding. They have deep partnerships in 
the communities in which they work. When protests broke out after the George Floyd murder and the 
COVID-19 pandemic gripped the city, government, philanthropy, and large nonprofits relied upon CDCs 
and other community-based organizations to determine what was happening, what people’s needs were, 
and then to bring dollars and services to families and small businesses who lost their income and required 
emergency access to food, shelter, and other basic needs. CDCs rose to the challenge with extraordinary 
success, but the crises revealed how little stable operating support and flexible dollars CDCs have with 
which to serve community members beyond a few specific programs. With funding, such as general 
operating support grants, multi-year grants, and funds that cover indirect costs, CDCs can help to reshape 
long-term discriminatory power structures by allowing work to be done by community-based organizations 
for their community by leveraging the expertise and wisdom of residents.28

Local government, philanthropy, lenders, and businesses in Philadelphia can provide 
CDCs and other community-based organizations with stable flexible funding that will allow them to 
co-create programs with residents and respond quickly to changing conditions in the neighborhood 
that threaten the health, safety, housing, incomes, and quality of life of residents. This funding will put 
residents in the driver seat and give them the power to define and design specific programs to meet 
neighborhood needs rather than just receiving the programs and services government or funders have 
decided to offer citywide. Philadelphia once had flexible, stable funding for capacity building and support 
when foundations and lenders funded the Philadelphia Neighborhood Development Collaborative/
Neighborhoods Now, although the focus of much of that funding was affordable housing development. 
Philadelphia’s CDC Tax Credit and Neighborhood Economic Development Grant Programs provide flexible 
funding for neighborhood economic development activities. However, there is a need to provide increased 
flexible support for the broader range of work CDCs do.

Today, community-based organizations in other cities and states have reliable foundational support that 
gives them the agility to move quickly and provide services defined by the community. For example, 
Cleveland Neighborhood Progress provides operating support to 11 CDCs/organizations.29 St. Louis 
just allocated $5 million for “Community Development Corporations Capacity Building & Operations.”30 

Massachusetts has a broader and more robust tax credit funding program for CDCs than the Philadelphia 
CDC Tax Credit Program that is in part designed to ensure that community-based organizations can 
reliably provide the services needed in their neighborhoods.31 An equitable Philadelphia needs to equip 
CDCs with flexible funding to effectively meet the needs of the neighborhoods they serve. 
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Adopt Wage Equity in City Contracts
The city can help on the ground staff at community-based organizations to achieve 

wage equity by raising wage levels in its contracts to levels paid to city employees performing comparable 
tasks.32 The need for wage equity is great right now because high employee turnover is harming 
community-based organizations’ ability to provide consistent, high quality services and inflation rates have 
made it harder for nonprofits to pay essential nonprofit workers competitive wages. As importantly, city 
contracts should equitably pay residents for their time and expertise spent advising and supporting city 
programs, treating residents with “lived experience” as the consultants they are. Finally, city contracts can 
help to ensure inflation does not negatively impact service delivery. 

Achieving wage equity for frontline CDC and other community-based organization 
staff is critical to ensure economic security for nonprofit workers and to address the recruitment and 
retention challenges that CDCs are experiencing. CDCs can raise pay or make cost of living adjustments 
with a relatively small increase in city program contracts. The City of San Francisco does this through a 
Minimum Compensation Ordinance (MCO) and cost of doing business increases that annually adjust pay 
to nonprofit contractors.33 New York State has passed $500 million in the fiscal year 2023 budget for cost 
of living adjustments for nonprofit essential workers.34 The City should include compensation benchmarks 
to workers performing similar jobs in each contract that can be used by both the city and nonprofits. In 
addition, contracts should include compensation for residents who contribute to program development 
and implementation. The city has experimented with isolated efforts to pay residents, for example those 
serving on 2023 budget focus groups, but this practice needs to become routine.35 Finally, the city should 
adopt a policy embraced by some local funders, such as the Allen Hilles Fund, to increase grant amounts 
to reduce the negative impact of high inflation on service delivery. Even better than a one-time increase 
would be for the city to routinely include an inflation adjustment clause in its contracts with community-
based organizations to adjust compensation periodically to keep pace with inflation. 

I N C L U S I V E  C O M M U N I T I E S

OPPORTUNITY

SOLUTION
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I N C L U S I V E  C O M M U N I T I E S

Zoning Board of Adjustment (ZBA) 
Transparency and Community Input

Philadelphia’s Zoning Board of Adjustment (ZBA) has significant power to permit 
developers to build real estate projects that do not comply with the city zoning code because of their 
size or density, proposed use, or building type and location. When the ZBA grants a variance, equity 
demands that the decision-making process is transparent and understandable to neighbors, is based upon 
the objective criteria that governs the granting of variances under law and considers the impact on the 
surrounding neighborhood. 

Philadelphia’s ZBA should adopt policies already used in peer cities to consistently 
and publicly track where and what variances are requested and granted, the factors that caused them 
to grant those variances, and, where relevant, how the development accords with or defies the goals of 
the neighborhood plan. In addition, the ZBA should respect the Mixed Income Housing Program and 
other programs that incentivize the construction of affordable housing in exchange for density bonuses 
and permission to build beyond what the code allows rather than approving variances that undermine 
those programs. Peer cities have benefited from adding greater transparency to the process. Boston, for 
instance, has a Zoning Appeals tracker that contains information about each variance application and also 
maps applications.36 In New York City, recent reforms now require the Board of Appeals to give written 
feedback on decisions when there is community opposition to an appeal.37 

OPPORTUNITY

SOLUTION
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Create a coherent property 
tax relief system 

Expand shallow rent 
subsidy 

Address tangled titles and 
estate planning

Support legacy businesses 

Anecdotally, we are hearing more and more about long-
term Philadelphia families and businesses who are being 
displaced from the neighborhoods they have called home 
because of rising rents, taxes, utility costs, and a lack of 
clear title to the house in which they live or the building 
in which their business is located. Putting four community 
stabilizing	policies	in	place	will	distribute	the	benefits	
and burdens of new growth and investment more fairly, 
allow more current residents who want to remain in their 
community to do so, and discourage displacement of viable 
small businesses that serve community needs. As a result, 
more iconic small businesses thrive, more high amenity, 
mixed-income neighborhoods form or continue, and more 
homeowners pass down their wealth to the next generation. 

ANTI-DISPLACEMENT



A N T I - D I S P L AC E M E N T

OPPORTUNITY

SOLUTION

Create a Coherent Property Tax Relief System 
That Ensures Rising Property Tax Bills Will Not 
Displace Homeowners

Increasing property taxes can force financially 
vulnerable long-term homeowners to involuntarily move from 
their homes or become tax delinquent and lose their home.38 
Homeowners in BIPOC neighborhoods are seeing the largest 
increases in property taxes and are most likely to be displaced 
without tax relief.39 The city has created a complex system of 
overlapping tax relief programs to avoid displacing different 
types of owners and reduce some of their property tax burden 
– the Homestead Exemption40, the Senior Citizen Tax Freeze41, 
Owner Occupied Payment Agreements42, and the Longtime 
Owner Occupant Program (LOOP).43 There is also a Real Estate 
Tax deferral program.44 In the last year, the city has expanded 
or changed the rules45 for its four key programs, providing more 
relief or eligibility but also leaving many homeowners who qualify 
for more than one program in the position of choosing between 
programs they do not fully understand. For example, according 
to the Inquirer in 2022, more than 3,000 homeowners enrolled 
in LOOP would have benefited by switching to the homestead 
exemption.46 Of course it is even more complicated than that 
because homeowners may only join LOOP during specific years 
when home values rise precipitously in gentrifying neighborhoods and similarly have a limited time to 
freeze taxes under the Senior Tax Freeze that may provide more long-term benefits. 

The city can help owners who qualify for tax relief to more equitably benefit from the 
programs it has in place.47 The most important step the city can take is for the Department of Revenue to 
establish a one-stop shop for tax relief programs and automate the programs so that eligible homeowners 
automatically receive the maximum tax relief for which they are eligible and do not have to learn about 
each program, do the math, and calculate which one offers the greatest benefit over multiple years 
and then apply to that program. Ensuring that the Department of Revenue has the necessary data and 
resources to automate the process and integrate these siloed programs will protect homeowners from 
displacement better.

An Equitable Development Policy  
Platform for Philadelphia19



Expand Shallow Rent Subsidy to All Tenants of 
Subsidized Rental Housing Who Are at Risk of 
Displacement Due to Cost Burdens 

Many Philadelphia individuals and families who rent a Low Income Housing Tax 
Credit (LIHTC) subsidized affordable housing unit have such low incomes that they need extra help to pay 
federally set rents. The reason is that the federal government sets rents based upon higher Philadelphia 
Metropolitan Area (MSA) median incomes. Median household income in Philadelphia is about $49,000. 
But AMI for the Philadelphia region, which includes wealthier suburbs, is about $94,000 for a family 
of four. When Philadelphia low-income households cannot pay these rents, they are too often evicted 
and displaced. Recognizing how the federal government’s rent setting process can force renters to pay 
more than 30% of their income on rent and creates a risk of displacement, the city started a shallow rent 
subsidy program to cover the gap in rent between what a Philadelphia tenant can afford to pay and the 
LIHTC rents that their suburban counterparts can. Over its first two years the program has stabilized 
tenant households and the operations of the LIHTC buildings owned and managed by CDCs and other 
owners. In July 2020, the program provided $1.6 million in support for 394 tenants. In 2022, the program 
provided over $1.5 million in Housing Trust Fund resources in annual support for 313 tenants of LIHTC 
developments. A city internal analysis of the program found that an average monthly subsidy of $450 was 
provided to tenants with a median annual income of just $15,756, to allow them to afford a median rent of 
$732. Affordable housing building operators and city staff state that the program is easy to administer and 
manage and is saving extremely low-income tenants from displacement. 

The city should extend, expand, and evaluate the impact of its existing shallow rent 
subsidy program that was launched with the issuance of an RFP in January, 2020 to owners of existing 
rent-restricted buildings, primarily LIHTC. The city should consider prioritizing rents for those most cost 
burdened. In addition, the city can learn from recent local rent subsidy programs launched by Boston, 
Washington, DC, and Chicago and continue to fine tune the Philadelphia program to achieve the highest 
impact.48 Expansion of the shallow rent subsidy program will open up LIHTC housing to extremely low-
income tenants and avoid their displacement where rents are unsustainable.

A N T I - D I S P L AC E M E N T

OPPORTUNITY

SOLUTION
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Low Wage Philadelphians Can’t Keep Up with Rent

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 needs.

Hourly Wage Necessary to 
Afford to Rent a 2BR

$24.96

Annual Income Necessary 
to Afford to Rent a 2BR

$51,920

Hourly Minimum Wage  
in Philadelphia

$7.25

Number of Full-Time Jobs at Minimum 
Wage to Afford to Rent 2 BR

3.4



A N T I - D I S P L AC E M E N T

Continue to Address Tangled Titles and 
Increase Estate Planning

While Philadelphia 
has historically had the highest rate of 
homeownership of major cities, 10,407 of its 
properties, with an aggregate worth of more 
than $1 billion, have tangled titles.49 Tangled title 
in Philadelphia means that people are living in 
homes for which they have the right to title, but 
their name is not on the deed. This commonly 
happens when an owner dies and their heirs do 
not administer the estate or record a change to 
ownership with the city, but it also may occur 
when tenants have a lease/purchase agreement 
on a house. Not only can tangled title cause 
heirs to lose their homes through foreclosure or 
inability to pay for repairs, it increases the wealth gap between Black and White families as the highest 
rates of tangled titles are in Black communities.50 In addition, these properties can easily become a blight 
in the neighborhood because a tangled title makes it nearly impossible to “pay an outstanding mortgage, 
resolve a tax delinquency, or contend with an expensive home repair” because current occupants lack 
record ownership.51 Fixing a tangled title is complex and can cost $2,500 or more. Philadelphia has 
quantified the problem and brought together lawyers and other supports needed to clear title along 
with $7.6 million in Neighborhood Preservation Initiative funds52, but there is a great deal more work to 
give owners the information, fee waivers, and tools to pass down a house with clear title to an heir, family 
member, or tenant. 

The city needs to expand efforts to address tangled title and pair these efforts with 
programs to ensure that future owners do not compromise their wealth or pass down a house without 
the benefits of legal ownership. The city needs to work with community-based organizations to provide 
education to homeowners about estate planning to prevent tangled titles and to connect homeowners 
and heirs to resources such as legal assistance. The city can also reduce costs to homeowners seeking to 
properly record transfers of their primary residence by offering waivers for fees such as deed recording and 
probate fees and potentially adopting an income-based exemption for real estate transfer taxes.

OPPORTUNITY

SOLUTION
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Support Legacy Businesses at Risk of 
Displacement

Legacy small businesses are the lifeblood of many Philadelphia neighborhoods 
providing culturally relevant goods and services to residents. The city can help to ensure legacy businesses 
continue to thrive in the face of a changing marketplace, commercial rent jumps, and increasing labor and 
material costs. While peer cities have a variety of definitions for what constitutes a “Legacy Business,” we 
define it as those small businesses that are long-standing, independent enterprises that make a strong 
contribution to community character. These businesses go beyond just providing products or services for 
customers, they are cultural anchors, community gathering spots, and the setting for community traditions 
and stories.

We have an opportunity to save legacy businesses in high-risk displacement areas 
by helping owners make succession plans, stabilizing property rental costs, and adding online sales and 
government contracting capability to be more competitive. San Francisco’s Legacy Business Program 
provides rent stabilization grants for small retail businesses with fast rising rents (up to $1,875/month 
tied to store size) and provides connections to City procurement bids, marketing and other services.53 
Washington, DC offers a legacy Business Grant for businesses who have been operating for at least 25 
years who want to improve their business location.54 Boston provides technical assistance, succession 
planning and free legal consultation.55 In particular, we encourage the next administration to focus on 
legacy business property acquisition and improvements, rent stabilization, and support for succession 
planning, including additional consultative and financial support for owners interested in transitioning their 
business to a cooperative ownership model as part of their succession planning. Working to help iconic 
longstanding businesses to thrive benefits owners, workers, and neighborhoods.

A N T I - D I S P L AC E M E N T

OPPORTUNITY

SOLUTION
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Create more affordable 
homes for households <30% 
AMI

Preserve and expand Black 
and Latino homeownership 

Preserve expiring 
government subsidized 
rental units 

Improve the condition of 
affordable private market 
rental housing

Expand mandatory 
inclusionary housing 
requirement 

An equitable Philadelphia needs to work towards a balanced 
housing market that includes healthy, safe, affordable homes 
for households at all income levels. As property values and 
rents have skyrocketed, too many families and households 
risk losing homeownership or having to live in substandard, 
unhealthy rental units because it is the only shelter that they 
can afford. As one leader interviewed said, “for decades 
Strawberry Mansion was a very affordable neighborhood 
and now it is not. When Strawberry Mansion is no longer 
affordable where does a family go?” Philadelphia needs 
to act today to increase housing options for households 
at less than 30% Area Median Income (AMI), to preserve 
existing affordable rental units, to build up declining BIPOC 
homeownership rates, particularly Black and Latino, and to 
ensure new housing construction offers more than luxury 
housing for the wealthy. 

HOUSING



H O U S I N G

OPPORTUNITY

SOLUTION
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Create and Preserve More Affordable Homes 
for Households Who Earn Less than 30% AMI 
($28,450 for a family of 3) 

Equity demands that this city adopt and expand tools and programs to increase safe, 
healthy, and affordable housing for its residents who earn less than 30% AMI ($28,450 for a family of 3). 
Philadelphia’s affordable housing is disappearing as places to rent for less than $750 a month continue 
to be lost at unprecedented levels.56 About one out of every five Philadelphia households makes less 
than $16,600 annually and there are just too few rental units they can afford.57 Many of these households 
are seniors, persons with disabilities, and extremely low-income households with children. Low Income 
Housing Tax Credit (LIHTC) developments are focused on households with incomes at 50-60% AMI, while 
Pennsylvania also requires that a small percentage of units be affordable to households with incomes 
below 20% AMI. As a result, it is essential that the city bring together resources and programs that jointly 
can create the level of subsidy or help needed to provide secure housing for Philadelphians with incomes 
at or below 30% AMI. 

The city should create, expand, and integrate a series of programs aimed at building 
and preserving rental housing for extremely low-income households. First, the city needs to prioritize 
the transfer of publicly owned land for the creation of rental units affordable to those earning less than 
30% AMI consistently and transparently. Providing free or low-cost land along with providing a ten year 
tax abatement recently authorized by the State for owners who build units affordable to low-income 
Philadelphians will make a huge impact in making projects feasible so it is important that this abatement 
be made available citywide.58 Second, the city needs to continue and expand shallow rent subsidies to 
ensure that tenants of subsidized housing can afford the subsidized rents in LIHTC and other affordable 
housing developments that is still too high as described in the shallow rent subsidy recommendation in the 
Anti-Displacement section. Third, the city should expand home repair and energy retrofits to bring down 
the monthly cost of utilities for extremely low-income homeowners and ensure that publicly owned utilities 
such as the Water Department are not responsible for shutting off water and causing tenant displacement. 
A 2022 analysis of home repair customers who received assistance through the Basic Systems Repair 
Program found the vast majority of homeowner clients are below 30% AMI, so this is a mighty tool59 and 
the Philadelphia Energy Authority – bolstered by State funding under the Whole-Home Repairs Initiative 
– has the capacity to perform repairs and weatherization at scale under its Built to Last program, and 

can also prioritize housing affordable to 
households at or below 30% AMI.60 Finally, 
the city should advocate to improve the 
LIHTC program to offer more housing for 
extremely low-income households while 
being aware that operators of these units 
must charge sufficient rent to pay for 
maintenance and operations. 

For decades Strawberry Mansion 
was a very affordable neighborhood 
and now it is not. When Strawberry 
Mansion is no longer affordable 
where does a family go?



Preserve and Expand Black and Latino 
Homeownership

Philadelphia can slow and reverse the rate 
of steadily declining Black and Latino homeownership in the 
city.61 In 1990, the rate for Black homeownership in Philadelphia 
was 57% with only a 10% gap between white and Black 
homeownership.62 Today there is a 29% gap between Black 
(45%) and White (74%) homeownership rates in Philadelphia, 
and Hispanic (46.3%) and Asian (65.3%)63 homeownership 
rates are lagging as well. At the same time, home prices in 
Philadelphia rose 26% and interest rates have doubled between 
March 2020 and June 2022.64 In November 2022 a mortgage 
payment of $750 a month will buy a home valued at $127,000 
while just a year prior it would buy a $200,000 home. This 
means that Black and Latino homebuyers have lost considerable 
buying power as well. 

The city can reduce the growing disparity in 
homeownership rates by expanding funding for downpayment 
and closing assistance and housing counseling for Black and 
Latino homebuyers, increasing repairs to help Black and 
Latino owners stay in their homes, and prosecuting racist and discriminatory practices aggressively from 
deed fraud to discriminatory appraisals. City government also should monitor economic changes and 
respond to future shifts that may cause Black and Latino homebuyers to lose ground. City government 
and in particular the Philadelphia Housing Development Corporation (PHDC) have made this a priority 
and successfully used the City’s Neighborhood Preservation Initiative to target downpayment and closing 
cost assistance through Philly First Home that serves many potential Black and Latino homeowners, as 
well as the WORTH initiative specifically targeting Black and Latino homeownership.65 This important 
work to reverse the decline of Black and Latino homeownership must continue and new funding should 
be identified to expand and extend these programs. In addition, recent studies and lawsuits have made 
clear that racial discrimination is alive and well in the home mortgage, home repair, and home appraisal 
industries.66 Philadelphia must prosecute discrimination aggressively. 
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Preserve Expiring Subsidized Rental Units
For decades, millions of dollars of federal, state, and local dollars were used to 

build and rehabilitate tens of thousands of affordable rental units in Philadelphia. Today the mandatory 
affordability period is close to expiration on many of these units leaving owners free to raise rents or sell 
the properties and displace tenants. Philadelphia risks losing as many as 14,130 affordable LIHTC funded 
apartments by 2035.67 LIHTC is the most common type of development but in addition there are hundreds 
of other types of affordable subsidized at-risk rentals. Preserving these affordable units will help to ensure 
the city has more affordable rental units at a cost that is less than half of building new units.68 

“Foundation for the Future: Developing Philadelphia’s Housing Action Plan’’ proposes 
high impact strategies to address at-risk properties and preserve essential affordable rental housing in the 
city.69 One critical recommendation is for the city to pass an ordinance that gives the right of first refusal to 
qualified nonprofit developers, government agencies, and/or tenant associations to purchase the property 
if the private owner opts out of a program such as LIHTC to ensure continued affordability for a certain 
number of years. Other recommendations include providing capital investment to subsidized housing units 
as they grow older so they can continue to serve low-income tenants, requiring owners who choose to 
opt out to assist displaced residents by paying for relocation expenses, and creating a preservation loan 
fund to support nonprofit developers in acquiring expiring at-risk units with funding that can replace the 
Neighborhood Preservation Initiative funding that will end in just a couple years. Requiring owners who 
apply for city funding to note whether they have sold affordable units in the past will also provide valuable 
information and allow the city to consider the owner’s commitment to long-term affordability when 
deciding whether to subsidize their future housing developments. Two other actions worthy of exploration 
are partnering with large anchor institutions to preserve affordable housing near to their campus or 
hospital and exploring a policy to recapture city subsidy if an owner does convert to market-rate rental at 
the end of the affordability period.



Preserve Privately Owned Affordable  
Rental Housing 

Most of the housing rented by Philadelphia households making between 20-80% of 
AMI is privately owned by small landlords. Often called Naturally Occurring Affordable Housing (NOAH), 
much of this housing remained affordable for the very unnatural reason that racial discrimination and 
chronic disinvestment depressed property values and housing demand in the neighborhoods in which 
they are located. A recent study estimated that Philadelphia has 97,000 such units, but that 64,000 are in 
conditions of disrepair and/or in strong market areas which means a heightened risk of displacement for 
tenants.70 Preserving and improving the condition of this aging and deteriorating housing stock without 
losing its affordability is critical for a balanced housing market. The city has an important opportunity 
to support its small landlords in providing quality units at affordable prices, improve rental property 
conditions, reduce rental property acquisition by out of state investors, and maintain affordability in 
neighborhoods with strengthening real estate markets.

Recent reports by the Urban Land Institute and Reinvestment Fund offer several 
promising strategies for Philadelphia to retain privately owned affordable housing.71 First, the city can 
support small landlords as business owners and make them eligible for small business assistance programs. 
Second, the city, lenders and foundations can offer grants or loans to small landlords for property repairs 
up to $50,000 per unit to preserve these units. In addition to ensuring that restrictions on the landlord’s 

right to sell the property or to raise rents are 
not burdensome, small grants can be offered 
as an incentive to encourage landlords to 
apply for a loan. Third, the city can partner 
with nonprofits to offer free or low-cost 
property management training to help small 
landlords sustainably operate their units. 
Finally, it is important to enforce basic health 
and safety standards on these units to ensure 

they will remain viable units. The city should encourage small landlords to be licensed with the city by 
providing amnesty for those who have failed to do so, while increasing enforcement against those who fail 
to meet their obligations. The Department of Licenses and Inspections should also increase and improve 
housing code enforcement to support small landlords who want to do the right thing while aggressively 
prosecuting intentionally noncompliant landlords who provide unsafe and unsanitary housing.72 Preserving 
privately owned affordable housing is critical to equitably providing all Philadelphians with the right to safe 
and secure housing. 

H O U S I N G
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Preserving and improving 
the condition of this aging and 
deteriorating housing stock without 
losing its affordability is critical for 
a balanced housing market. 
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Expand Mandatory Inclusionary Housing 
Requirement 

Private market housing and subsidized affordable housing do not have to be 
developed in isolation. One upside of the increase in Philadelphia housing values and rents is that 
developers can include some percentage of affordable units in their real estate developments and still 
make a profit. In addition, with the phase down of the ten year tax abatement for general real estate 
development, the state has authorized the city (through the passage of SB 581) to offer a ten year 
abatement solely for new construction where 30% of units are affordable to households at or below 60% 
of AMI.73 This new subsidy, if authorized on a citywide basis through a local ordinance, may encourage 
developers to include affordable units as part of their new development. In addition, Philadelphia has 
launched a geographically targeted mandatory inclusionary housing programs in the last year that 
requires developers of larger market rate housing developments to include a percentage of affordable 
units. This program, targeted to two geographic areas of the city, is in its early stages but will provide 
critical information about what affordable unit inclusion requirements will deliver affordable housing. By 
blending the construction of affordable and luxury housing, the city can create more affordable units, limit 
segregation based upon income, and build more mixed-income neighborhoods.

The city should expand mandatory 
inclusionary housing requirements to additional 
neighborhoods where private market development can 
support the construction of new affordable units. First the 
city should pass enabling legislation to authorize a ten 
year abatement for affordable housing citywide where 30% 
of units are affordable to households earning 60% AMI. 
These abatements will not solely be limited to use with 
inclusionary housing, but they will enhance the ability of 
developers to include affordable units. Second, the city 
should track the impact of existing mandatory inclusionary 
housing laws and determine what level of affordability and 
number of units pencils out in more profitable housing 
markets in the city. Once it is clear what level of affordability and number of units work in Philadelphia’s 
changing new construction housing market to produce affordable units in higher amenity neighborhoods, 
the city should expand an inclusionary housing requirement to larger geographies.



Two key goals of equitable economic development are: (1) 
to help neighborhood-based small businesses, especially 
those that are Black and Latino- and/or immigrant-owned, 
to thrive and expand, and (2) to create the conditions for 
and access to successful employment in high-quality jobs 
for youth and Philadelphians who face a variety of barriers 
(such as recent immigrants, returning citizens, workers 
experiencing homelessness, veterans, and/or workers with 
disabilities). To do this effectively, Philadelphia must provide 
residents with both housing and job training supports 
simultaneously, provide Black and Latino business owners 
with needed technical assistance and access to capital, 
expand programs to bring youth into jobs with a career 
path, and help small businesses that suffered during the 
pandemic recover along with the multicultural commercial 
corridors that neighborhoods depend upon to anchor 
their community. In return, the city will have more stable 
businesses, workers, and business corridors that will help it 
to prosper.

ECONOMIC DEVELOPMENT

Boost commercial corridor 
recovery 

Integrate housing and 
workforce programs

Increase access to capital 
and TA for Black and Latino 
business owners

Expand youth job programs 
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Boost Commercial Corridor Recovery Through 
Robust Support for Clean and Safe Corridors 

Neighborhood commercial corridors are the heart of many of Philadelphia’s 
neighborhoods. When they are safe, free of litter, and attractive, they bring visitors and shoppers to 
support local economies and create opportunities for local entrepreneurs and small businesses that seek a 
brick-and-mortar space from which to operate. Significantly, commercial corridors offer greater opportunity 
for Black and Latino and immigrant entrepreneurs to provide accessible, affordable, and culturally relevant 
goods and services to surrounding communities. The city has an opportunity to help commercial corridors 
and the small businesses located in them to meet unprecedented challenges, including loss of business 
during the pandemic, high levels of litter/trash, and increased violence. These ongoing corridor challenges 
have been exacerbated by rapidly changing health-related city regulations, supply chain interruptions, high 
inflation, and increased competition from online businesses. 

Philadelphia has become a model for other cities in its innovative approach to supporting neighborhood 
economic development. The Department of Commerce has developed strong corridor programming 
and relationships with community-based partners through the robust Targeted Corridor Management 
Program (TCMP), Storefront Improvement Program (SIP), Security Camera Program, InStore forgivable 
loans, and more recently the new Commercial Real Estate Acquisition Loan Fund (CREAL), and a grant 
incentive that pairs with the Philadelphia Business Lending Network. In 2020, recognizing how critical 
clean and safe corridors are to neighborhoods, the city expanded its Philadelphia Taking Care of Business 
(PHL TCB) Clean Corridors Program from 49 commercial corridors to 85, but many other of the city’s 
279 commercial corridors would benefit from assistance to overcome pressing new hurdles to provide a 
clean and safe environment.74 By expanding and building on the strength of its existing neighborhood 
economic development infrastructure, and leveraging the trust-based relationships that community-based 
organizations cultivate with small neighborhood-serving businesses, Philadelphia can help small businesses 
and neighborhood business districts begin to recover from the ongoing impacts of the pandemic and 
economic fluctuations.

The City has played a pivotal role in restoring a clean and safe shopping, living 
and working environment along many neighborhood corridors and should expand its existing efforts. 
Philadelphia’s Taking Care of Business (PHL TCB) Clean Corridors Program has demonstrated success in 
removing litter from corridors while providing workforce training and career development opportunities, 
and the Targeted Corridor Management Program (TCMP) has demonstrated the value of investing in 
community-based neighborhood economic development strategies that leverage long-term relationship 
development.75 The city should expand these two proven programs to every viable neighborhood 
commercial corridor. Second, the city should improve community and corridor business owners 
relationships with police to build trust and repair relationships, with a focus, at minimum, on ensuring 
that officers located in Philadelphia neighborhoods speak the predominant neighborhood languages and 
are meeting regularly with neighborhood and business stakeholders.76 Third, improve and increase the 
frequency of City trash pickup, particularly on corridors with high volumes, implement street sweeping, 
and give CDCs, BIDs, and their third-party street cleaners full access to sanitation centers. Finally, the city 
should create a rapid response cross-agency process to address repeat nuisance businesses on commercial 
corridors. 



Integrate Housing and Workforce Development
Coordinating housing and job training efforts can significantly improve the opportunity 

for a job applicant to find and keep a job.77 Currently, finding your way to the top of the list for a job 
training program does not offer access to stable housing, and CDCs are too often restricted by the City’s 
differing eligibility guidelines, program goals, and requirements to offer both the housing and workforce 
development resources that a household needs. Stable housing is an important prerequisite to successful 
job training and employment.78 A homeless shelter address is too often a red flag for employers reviewing 
applications, and without a place to sleep and shower, even the best job training is insufficient to move 
a young person from narcotics sales to a job with a future or give veterans experiencing homelessness a 
fighting chance at long-term employment.79 Even long-term housed individuals with good jobs are more 
likely to lose their jobs if they lose their home to eviction or foreclosure.80 By eliminating silos between 
housing and workforce development funding streams, the city can better provide residents with the help 
they need.

The city needs 
to integrate housing and workforce 
programs better to allow their nonprofit 
partners to offer both services to 
households simultaneously and put 
their clients on a proven path to self-
sufficiency.81 By amending eligibility 
requirements so that nonprofit partners 
who offer both services have the 
flexibility to blend funding streams 
while maintaining each program’s core 
features and components, the partners 
can deliver much better results and meet 
the needs of the residents holistically 
rather than meeting the demands of a particular city program. For CDCs and other nonprofit partners who 
provide only one type of program, the city can facilitate better coordination and help CDCs to expand 
their expertise and staff to add new programming that will allow them to provide these two interrelated 
services to residents, or better facilitate cross-organization partnerships with adequate funding and 
administrative support to ensure a seamless experience for program participants.
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Increase Access to Capital and Technical 
Assistance for Black and Latino Business 
Owners

When Black and Latino businesses have access to capital and high-quality, culturally 
competent technical assistance they prosper, bringing new jobs to the neighborhood and contributing 
to the local economy.82 While Black and Latino Philadelphians account for 44% and 17% of the city’s 
population, they only own 5% and 4% of all small businesses, respectively. Moreover, Black and Latino-
owned businesses currently generate less revenue and employ fewer workers on average than their white-
owned counterparts and are more concentrated in low-profit sectors and in low-wealth neighborhoods.83 
As a result, many Philadelphia Black and Latino businesses find themselves capital starved, earning far 
lower revenue than white businesses, and armed with a much smaller cash buffer should they have a bad 
couple of weeks.84 Black and Latino businesses need support, technical assistance resources, affordable 
loans, and other forms of accessible 
capital to reduce the impact of long-
term discriminatory practices.85

The Philadelphia 
Department of Commerce, PIDC, and 
United Way of Greater Philadelphia and 
Southern New Jersey joined in 2020 
to define a path forward to eliminate 
inequities faced by Black and Latino local 
business owners.86 The report found 
that Philadelphia could better support 
Black and Latino business owners 
by enhancing availability of flexible 
financing, providing technical assistance 
from trusted sources, marketing opportunities that are currently filled by majority white owned businesses 
and building all of these into a tight, effective ecosystem designed to build Black and Latino wealth and 
reverse some of the intensive losses to Black and Latino businesses that Philadelphia experienced during 
the pandemic. While the City, largely via the Department of Commerce, has begun to advance solutions 
based in part on the recommendations of the report (such as the new real estate acquisition loan fund, 
grant match to loans from lenders through the Philadelphia Business Lending Network, and a new small 
business technical assistance case management pilot program), it is important that the next administration 
fully support and expand funding to roll out these and other innovative programs at a meaningful scale. 
The City also should leverage private market interventions such as Comcast’s RISE program that awards 
$10,000 grants to BIPOC and woman-owned businesses in multiple cities by combining this small grant for 
marketing and technology services with other much needed assistance. 
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Expand Youth Job Programs
Philadelphia low-income youth are more likely to face challenges entering the labor 

market and to be unemployed than peers from higher-income households.87 Apprenticeships, internships 
and early jobs for youth help to ready young people for jobs upon graduation. Youth, with training and 
skill development, can obtain jobs with living wages and a career path in this rapidly changing economy. 
Youth jobs also reduce involvement in violent crime by as much as 45% for at least a year after the job 
experience.88 Philadelphia has a quality WorkReady program, that in summer 2021 served more than 
6,600 young people, but demand regularly outpaces available jobs with insufficient job opportunities 
for thousands of applicants and youth were sometimes not paid in a timely manner.89 With the upheaval 
in the labor market, there is an extraordinary opportunity to expand existing programs and add more. In 
addition to the private job market, one in seven positions in Philadelphia city government are vacant with 
700 vacancies in the Fire Department alone. By growing its own youth job offerings and on-the-job training 
for entry-level city positions, Philadelphia government can help to grow its future workforce and fill a 
percentage of the 4,000 unfilled budgeted positions.90 

Philadelphia should make many of its job openings available to youth with on-the-
job training. The city could adopt a program similar to Los Angeles’ Targeted Local Hire program that 
creates an alternate job pathway into civil service by providing six months full-time paid on-the-job 
training for entry level positions followed by a six month probationary period after which the candidate 
is transitioned to full time civil service employment.91 In addition, starting in 2023 PA Act 158 will offer 
high school students more flexible pathways to graduation including the successful completion of a 
pre-apprenticeship program. By offering pre-apprenticeship opportunities, the city will help more youth 
to obtain their high school graduation credentials. The City should increase the funding and double the 
capacity of Philadelphia’s summer youth employment program (WorkReady) and expand year-round youth 
employment and skill-building opportunities, including apprenticeship programs with private partners 
reaching out to companies with entry level positions in target sectors with significant employment needs. 
Just as importantly, the City can provide support with paperwork for enrollment and email reminders 
to reach the thousands of youth who began but did not complete an application.92 Finally, the City 
should provide the infrastructure (coordination, training, funding) to locate more WorkReady and Power 
Corps jobs within community-based organizations, building on successful models like the Community 
Connectors, to help increase community-based organizations’ capacity and begin actively engaging the 
next generation of community-based leaders in Philadelphia.
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By growing its own youth job offerings and on-the-job training for 
entry-level city positions, Philadelphia government can help to 
grow its future workforce and fill a percentage of the 4,000 unfilled 
budgeted positions.



Philadelphia has come a long way since the 1980’s when it 
welcomed any interested buyer or investment regardless of 
potential negative impacts. Today Philadelphia understands 
that an investor that is planning to extract value from 
the neighborhood and move a property from affordable 
homeownership to luxury rental is not contributing to the 
city’s equitable growth. An equitable city cannot sit idly 
by when the person with the most money always wins, 
and the loser is the community. By helping community-
based organizations compete for available properties and 
improving Land Bank performance in acquiring and selling 
properties, Philadelphia can reactivate its vacants more 
equitably and help to manage neighborhood change by 
using publicly owned vacant land to meet community needs.

VACANCY AND BLIGHT

Create revolving, rapid-
access property acquisition 
fund

Improve Land Bank 
performance
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Create a Revolving, Rapid-Access Property 
Acquisition Fund

Philadelphia can improve the ability of local nonprofits to compete with larger outside 
developers and investors with cash on hand to purchase available neighborhood properties for affordable 
rental or homeownership. Investors are currently buying up low-cost homes in BIPOC neighborhoods.93 
By helping mission-driven nonprofits buy available properties, in particular single family homes that are 
being bought in bulk to transform into permanent rentals at increased rents, the city has an opportunity 
to preserve affordability, provide stable housing, increase homeownership, and improve property 
maintenance.94 By helping nonprofits be more competitive buyers on fast turnaround deals, the city can 
help to manage neighborhood change and preserve affordability. A fund can learn from and leverage a 
new Affordable Housing Development Fund in Philadelphia being funded by Wells Fargo as part of the 
WORTH Black and Latino Homeownership initiative. The fund is being created and will be administered by 
Community First Fund to support acquisition, rehabilitation, and sale of at least 300 homes to Black and 
Latino homebuyers. 

The City should create and capitalize a Property Acquisition Fund to be managed 
by a Community Development Financial Institution with an initial $20 million investment that allows 
trusted nonprofits to acquire properties quickly and strategically and cover predevelopment costs for 
affordable housing or community beneficial use. The fund must be capitalized with City’s General Fund 

resources or other flexible sources that 
are free of requirements that will slow the 
disposition of funds beyond the speed of 
real estate deals, particularly fast moving 
off-market transactions. A Milwaukee, WI 
nonprofit created an acquisition fund to 
compete with investor purchasers. The Acts 
Homeownership Acquisition Fund was started 
to buy portfolios of properties from investors 
as well as single family homes purchased 

on the private market, invest in repairs if needed, and sell them as affordable homes to provide avenues 
to homeownership for local residents.95 Philadelphia will benefit from a similar rapid-access fund that 
gives nonprofits the competitive edge they need to purchase properties and front predevelopment costs 
needed to create more affordable homes.

By helping nonprofits be more 
competitive buyers on fast 
turnaround deals, the city can help 
to manage neighborhood change 
and preserve affordability.
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Improve Land Bank Performance
The Philadelphia Land Bank can more effectively and equitably reactivate vacant 

properties for community benefit. The Land Bank offers the city an important opportunity to acknowledge 
and make reparative steps toward correcting damage done to neighborhoods by vacant and poorly 
maintained properties that for decades hurt property values and resident quality of life. Communities 
suffered because of these properties, and it is only fair that communities benefit from their reuse. Yet, 
since 2017 the Land Bank has only transferred 359 of its properties to new owners while retaining 5,300 
properties for sale. At its current transfer rate, it will take over 100 years to reactivate the remaining 
properties. In addition, the Land Bank is currently transferring fewer properties to CDCs and others 
committed to creating affordable housing for households with lower incomes, including those earning less 
than 30% AMI. While half or more properties in early years supported affordable housing for extremely 
low-income households, in the last two years, most properties were sold for market rate housing and 
housing affordable to those 60-80% of AMI.96 Free or low-cost land has the power to make housing with 
deep affordability possible, yet the Land Bank is choosing to provide reduced price land to for-profit 
developers over community-based organizations that offer deeper and/or longer-term affordability. A key 
reason is that the Land Bank’s financial and operating capacity threshold requirements as currently written 
into law favor for-profit developers who have cash on hand over community-based nonprofit organizations 
such as CDCs who are dependent upon government and foundation grants and loans that are not “in the 
bank” at the moment they apply for land.97 

The Land Bank can better achieve its core goal to reactivate publicly owned properties 
to benefit the community with updates to its strategy and policies, increases to its staff and resources, 
and a more transparent, predictable, and streamlined disposition process. The Land Bank should update 
its guidelines to adopt an explicit preference for affordable housing developments that offer deeper 
affordability and in the case of rental properties, for longer periods of time. The Land Bank also needs to 
amend its definition and evaluation protocol for confirming capacity to accommodate the capital stack 
building that CDCs must perform to put a project together rather than requiring millions of dollars sitting 
in a bank – a requirement that wrongly favors private market investors. Finally, the Land Bank needs to 
add flexibility and agility to standardize transfers to community land trusts for permanent affordability and 
to ensure that commitments for grants and loans obtained during the selection process are considered 
in scoring CDC bids. To do this, the City needs adequate staff and resources to quickly evaluate bids and 
advance the most equitable outcome for property reuse. Once the Land Lank has the strategy, policies, 
staff, and resources in place, it should ensure that it is regularly reviewing all publicly-held and tax-
delinquent properties to identify and acquire high-priority properties in a cost-effective way, including  
no-cost purchases at Sheriff’s Sale authorized by state law, to truly create a centralized bank of publicly 
owned properties. 
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