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MOVING TO WORK ANNUAL REPORT 
YEAR SEVEN ACCOMPLISHMENTS  

 
Introduction 

 
This is the Seventh Annual Accomplishments Report published by the Philadelphia 
Housing Authority (PHA) under the Moving To Work (MTW) Demonstration 
Program.   PHA’s participation in the MTW Program has been a critical ingredient in 
its ambitious and successful ten year program to transform and revitalize 
Philadelphia’s public housing program, create affordable homeownership 
opportunities, and promote resident economic self sufficiency.  PHA’s existing 
MTW agreement expired on March 31, 2008; however, PHA is actively seeking an 
extension which would allow this enormously effective program to continue and to 
achieve its full potential. 
 
The Annual Accomplishments Report serves as the introduction to the Year Seven 
MTW Annual Report.  It provides a summary of the extensive initiatives undertaken 
and accomplishments achieved by PHA for the one-year period ending March 31, 
2008. 
 
Year Seven Highlights 

 
A summary of major accomplishments organized by Strategic Operating Plan goal 
area follows.  Among the many highlights of the past year were the commencement 
of construction at Nellie Reynolds Gardens, completion of 155 rental units at Ludlow 
and Marshall Shepherd Village, completion of 28 homeownership units at Schuylkill 
Falls, sale of 112 affordable homes, and securing more than $40 million in new 
private equity, state and local resources to support new development activities. While 
these and other major accomplishments were achieved, PHA’s efforts have been 
hampered by ongoing reductions in federal support for public housing which, over 
the past year, was pro-rated at approximately 83% of actual funding need.  The 
implications of reduced funding levels are significant, resulting in large-scale staff 
reductions as reported in the previous Annual Report and ongoing challenges in 
meeting PHA’s service delivery goals. 
 
PHA’s Executive Director, Carl R. Greene described the issue as one requiring 
national attention. “We are doing everything we can in concert with our residents 
and local elected officials to urge Congress and HUD to provide adequate funding 
for the public housing and the Housing Choice Voucher programs”, said Greene.  
“PHA’s 84,000 residents are some of the most vulnerable members of our 
community - the frail elderly, people with disabilities and families with children.    
Ongoing federal budget cuts directly impact their lives,” said Greene.  “At the same 
time, federal disinvestment in public housing inevitably will have a destabilizing 
effect on the neighborhoods surrounding public housing. PHA has proven that 
investments in public housing have a positive impact on local housing values.  We 
can not allow these hard fought improvements to be reversed.”     
 
While funding cutbacks have presented considerable operational challenges, as in 
prior years, PHA has risen to the challenge.  Executive Director Greene believes that 
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long-term investments in employee training and technology have been an essential 
component of PHA’s efforts to achieve excellence in the context of dwindling 
resources. “When I started my tenure in Philadelphia, PHA employed 2,500 
employees,” said Greene.  “Ten years later we have fewer than 1,200 employees 
doing basically the same amount of work.  The initiatives PHA has implemented to 
improve the overall quality of the workforce through extensive training are now 
paying dividends. We are working both harder and smarter at PHA.   Our industry-
leading management trainee program in cooperation with local universities has also 
been an invaluable source of fresh, energetic talent.”     
 
Mr. Greene also cited new initiatives focusing on performance management and 
quality assurance as important factors in PHA’s ability to temper the impact of 
funding cuts. “Over the past year, PHA implemented a comprehensive Performance 
Management Initiative designed to carefully track management and maintenance 
operations at the individual property level,” said Greene.  “Cross-functional teams 
are now responsible for monitoring site conditions, identifying problem areas, and 
supporting local Asset Managers in addressing these problems.  These activities have 
resulted in overall increases to our work order turnaround time, rent collections and 
other management indicators.” 
 
PHA’s accomplishments were acknowledged by others including The Multifamily 
Executive magazine, which awarded its “Project of the Year” designation to the 
Martin Luther King, Jr. development.  PHA’s efforts to promote a “smart growth” 
neighborhood at MLK were also acknowledged by the Pennsylvania Environmental 
Council.  The Pennsylvania Association of Housing and Redevelopment Officials 
awarded PHA a Certificate of Achievement in recognition of it outstanding efforts to 
reduce homelessness through the Blueprint Program.  Finally, the Apartment 
Association of Greater Philadelphia recognized Emlen Arms, Gladys B. Jacobs and 
Germantown House for “Best in Apartment Living” awards. 
 
 
Strategic Operating Plan 

 
All MTW activities are incorporated into PHA’s comprehensive, agency-wide 
Strategic Operating Plan, which provides a detailed “blueprint” for agency goals, 
objectives and tasks in every major area of agency operations.  The Strategic 
Operating Plan is regularly updated to report progress and reflect new agency 
initiatives including those undertaken as part of the MTW Demonstration Program.   
PHA utilizes industry standard project management system to track and report on 
Strategic Operating Plan progress. 
 
To ensure continuous progress in each goal area, PHA convenes regular inter-
departmental goal meetings for each of the nine goals.  The goal meetings are 
working sessions that provide an opportunity for staff to work on key objectives, 
address operational challenges, and identify solutions to strategic plan tasks.  In 
addition to goal meetings, PHA established Leadership Council which meets weekly 
to review strategic plan progress and to identify and resolve obstacles to achieving 
all identified goals.  Finally, as noted below, site level goals and objectives are 
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monitored and supported by cross-functional teams as part of the Performance 
Management Initiative.  
 
The Accomplishments Report for 2007-2008 highlights and summarizes the 
accomplishments achieved by PHA under each of the nine Strategic Operating Plan 
goals during the fiscal year from April 1, 2007 through March 31, 2008.  



Section 1 Accomplishments Report                                   Page 5 
MTW Year Seven Report  June 2008 

 

Strategic Operating Plan Goal 1: Achieve Excellence In Property Management. 

 

PHA currently owns and manages a total of 15,789 housing units in thirty-one (31) 
conventional public housing developments, five (5) scattered site management areas, 
ten (10) alternatively managed developments and seventeen (17) newly renovated or 
constructed Low Income Housing Tax Credit sites.   PHA’s portfolio includes units 
managed by its subsidiary, Philadelphia Asset and Property Management 
Corporation (PAPMC).    Unit counts will change in the coming months to reflect 
new development (Nellie Reynolds, Warnock Street, Marshall Shepherd Village), 
disposition and demolition activity (Mantua, partial Liddonfield, partial Abbotsford).  
 
Over the course of the year, PHA was able to maintain a high level of productivity 
on key property management indicators:  
 

• PHA collected 93.46% of billed rent.  Of approximately $31.46 million in 
rent billed, PHA successfully collected $29.4 million.   This represents an 
increase of approximately $984,150 over the prior year.  This performance 
level was aided by the various communication activities undertaken as part of 
the Performance Management initiative, including Rent Reminder calendars 
sent to all residents. 

 

• PHA achieved overall occupancy of 13,632 households in the public housing 
program (including scattered site, conventional, PAPMC and AME sites).   

 

• Work order response time for emergency service orders remained within 72 
hours.  Average completion time for routine service orders was 44 days. 

 

• Over 97% of PHA occupied units were inspected using the UPCS standards 
during the year. 

 

• Over 99% of scheduled recertifications were completed. 
 

• Lease up activities commenced at Ludlow Scattered Sites (75 units) and 
Marshall Shepard Village (80 units.) 

 

• The overall total of families housed under the “Blueprint to End 
Homelessness” program increased to 425 including 375 public housing units 
and 50 Housing Choice Vouchers. 

 

• Supported site operations through Performance Management Initiative 
including implementation of deferred maintenance activities. 

 

• Sparkle Plus initiatives were undertaken at Greater Grays Ferry Estates and 
other PAPMC sites. 

 

• Comprehensive staff training curricula were developed and implemented. 
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• Four editions of the PHA Experience newspaper were published, keeping 
residents informed about a wide range of issue and opportunities. 
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Strategic Operating Plan Goal 2: Achieve Excellence in The Management of the 

Housing Choice Voucher Program and Enforce Program Compliance. 

 
 
PHA operates one of the country’s largest Housing Choice Voucher (HCV) 
programs, which last year served approximately 16,390 Philadelphia households.  In 
contrast to the PHA-owned housing programs, the HCV program allows PHA to 
enter into contracts with private property owners so that rents are affordable to low-
income households.  In these efforts, PHA collaborates with a broad range of 
community actors, developers and government agencies to use HCV resources to 
accelerate and support neighborhood revitalization. 
 
HCV resources are also allocated to assisting low-income households to become 
homeowners.  Eligible households, who must have an employment history unless 
they are disabled or elderly, are provided with credit and homebuyer counseling that 
enables them to find and secure permanent homeownership units in the community.   
PHA’s HCV homeownership initiative represents one of the most successful 
programs in the country. 
 
PHA continued to operate community site offices, which provided neighborhood 
residents with convenient access to conduct business and contact with their assigned 
Service Representatives.  Major accomplishments in the area of HCV operations 
during MTW Year Seven include: 
 

• PHA met 100% of its MTW leasing goals. 
 

• 100% of scheduled recertifications were completed. 
 

• A total of 929 units were awarded under the Unit Based Leasing and 
Development Program.   

 

• The HCV Homeownership Program expanded and currently serves 217 first 
time homebuyers.  Fifty-nine (59) of these home sales occurred during the 
past year, including eighteen (18) to families with disabilities. Some of the 
homeowners purchased new units at PHA redevelopment sites, while others 
found quality existing housing in Philadelphia neighborhoods. 

 

• Through extensive resident self-sufficiency efforts, 603 previous HCV 
program participants have “graduated” from the program during the MTW 
demonstration.  This represents the point when household income is 
sufficient to pay all rental expenses without a subsidy. 

 

• 100% of all HCV scheduled inspections were completed.  Units are inspected 
before occupancy and then regularly throughout the term of the lease. 

 

• PHA continued to implement the Enhanced Tenant Responsibility Training 
program requirement for all HCV program participants.    
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• A total of 238 formerly homeless families were assisted in the past year 
through the Blueprint to End Homelessness program.    

 

• Efforts to improve the quality and expand the geographic distribution of 
housing units available to HCV participants were implemented during the 
past year.  These efforts included conducting Housing Fairs, briefing sessions 
and distribution of information materials to program participants.  514 HCV 
participants and 259 property owners participated in the Housing Fairs, which 
resulted in 300 housing placements. 

 

• PHA Investigations conducted 834 investigations in response to community 
and staff calls. 

 

• File audits were completed on all files using PHA’s CRM Quality Control 
module. 

 

• HCV participants who are subject to the seven-year time limit as part of 
MTW continued to work with PHA to develop a Family Economic 
Development Action Plan (FEDAP).  The FEDAP helps establish self-
sufficiency goals for the entire family in order to assist them in improving 
their overall economic status.  PHA staff collaborates with local community 
partners to provide employment, training and other supportive services to 
HCV program participants.   
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Strategic Operating Plan Goal 3:  Develop Affordable Quality Housing that 

Supports Balanced Communities 

 
 
This Strategic Operating Goal encompasses both the redevelopment of existing PHA 
communities as well as the implementation of new development initiatives that 
complement Philadelphia’s neighborhood revitalization efforts.  MTW funding 
flexibility has allowed PHA to leverage capital dollars in support of public housing 
and neighborhood revitalization.   
 
PHA redevelopment and neighborhood revitalization initiatives have transformed 
Philadelphia’s neighborhoods.   The economic value and leveraging effect generated 
by these initiatives have been carefully documented in the “Creating Wealth” study 
discussed in Year Five Annual Report.  That study documented the extent to which 
real estate values in neighborhoods adjacent to PHA redevelopment projects have 
increased at levels substantially higher than in other parts of the City.  
 
Major highlights for this goal area during MTW Year Seven include: 
 

• PHA continued to effectively administer capital budgets of over $1.2 billion. 
This includes funding for recently completed redevelopment, new 
construction and modernization as well as projects scheduled in the coming 
years.  PHA’s track record as developer now totals 26 projects including two 
new transactions this year: Mantua and Warnock Street Phase II.   

 

• An additional $40.4 million in leveraged financing was raised during the year 
including $500,000 in state funds, $12.6 million in bond funds, $22.8 million 
in LIHTC private equity and $2.5 in local funds.   

 

• PHA closed on a total of $33.5 million in real estate transactions over the past 
year, involving the creation of 64 rental and 50 affordable homeownership 
units.  The sites that closed included Nellie Reynolds Gardens and Ludlow 
Homeownership. 

 

• Construction began on a $22 million, 64 unit senior building at Nellie 
Reynolds Garden.  The site will include approximately 12,000 square feet of 
commercial office space. 

 

• Master planning and property acquisition activities were completed for the 
$46.2 million Warnock Street Phase 1 and 2. 

 

• At Mantua, a Tax Credit application was submitted and master planning 
activities completed for a 101 unit development with an estimated cost of $31 
million. 

 

• Extensive progress was made at the $140 million Lucien E. Blackwell Homes 
project including the sale of 35 off-site homeownership units and completion 
of construction of 80 scattered site units at the Marshall Shepherd Village.   
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As part of the Angela Court Phase II component of LEB, construction began 
on 54 senior rental units.   

 

• At the $83 million MLK Plaza development, PHA submitted a revised 
revitalization plan for development of green space and 19 affordable 
homeownership units. 

 

• At Greater Grays Ferry, PHA completed construction of a 32,000 sq. ft. 
building on the site that now serves as PHA offices including multi-purpose 
and training areas. 

 

• At Liddonfield, one of PHA’s most distressed sites, PHA issued an RFP to 
select a Master Developer for the site and is currently evaluating responses. 

 

• Under the $50 million Ludlow Scattered Site HOPE VI development, PHA 
completed construction of 75 Energy Star certified units, and began 
construction of 50 affordable homeownership units.   

 

• HVAC upgrades were completed at Queen Lane, West Park, Emlen Arms 
and the John F. Street Community Center.  

 

• As part of the $50 million Falls Ridge development, PHA completed and sold 
28 homeownership units.    Approximately 10% of the market rate 
homeownership units developed by a private developer have settled.   

 

• PHA submitted 17 disposition applications during this past year to permit the 
transfer of 1.063 scattered site properties.  Along with other properties 
assembled by PHA affiliates, and private purchasers/developers, they will be 
used for sales to enhance PHA’s scattered site initiative, transfer to PHA 
affiliates for developments including 64 senior and 50 family rentals, and 
transfer to community development corporations and private entities for 
development of approximately 110 affordable rental and homeownership 
units.   

 

• Finally, PHA undertook a wide range of master planning efforts in 
neighborhoods adjacent to or near PHA developments including Abbotsford, 
Mill Creek Extension, Strawberry Mansion, Mantua Hall and others. 
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Strategic Operating Plan Goal 4:  Implement Public Safety Programs That 

Promote the Well-Being Of Our Neighborhoods and the Accountability of 

Program Participants. 

 
 
PHA’s public safety focus under Strategic Operating Plan Goal 4 encompasses 
management of security for all PHA housing communities, offices and other 
facilities. In addition, PHA provides a range of public safety related services 
including support for resident crime prevention efforts, investigation of complaints, 
coordination of lease compliance activity, criminal records checks and other critical 
task.   These services include management of private security contracts that provide 
security at 11 senior developments, 3 family developments, 5 HCV site offices, 1 
scattered site office and 4 administrative offices.  
 
Progress in the area of public safety was made during Year Seven in spite of reduced 
federal funding.   Major public safety accomplishments and highlights from MTW 
Year Seven include: 
 

• While Philadelphia as a whole continues to experience high crime rates, 
reported crimes for PHA developments actually decreased over the past year.  
The level of Part I crimes, which encompasses the most serious and violent 
crime categories, at PHA developments decreased by 10.7%.   

 

• PHA continued to work in partnership with the Philadelphia Police 
Department and other federal and state law enforcement agencies including 
Homeland Security.  Weekly COMSTAT meetings are held between the 
PHA Police Department Chief and the Philadelphia Police Department 
management to review crime statistics and identify joint strategies.  In 
addition, the PHA Police Chief and the Philadelphia Police Commissioner 
meet bi-weekly to review issues and strategies. 

 

• Upgrades and installations of digital security equipment were completed 
during this period at Wilson Park Community Center, Greater Grays Ferry, 
John Street Community Center and the Bartram Warehouse. 

 

•  PHA Police Department staff has conducted over 12,000 criminal records 
checks as required by federal and local policy.  This process helps to 
strengthen the fabric of Philadelphia’s neighborhoods by screening out 
serious criminal offenders from participation in the public housing and HCV 
programs. 

 

• PHAPD continued to operate the Gang Resistance Education and Training 
(GREAT) program.  To date, the program has helped teach 1,886 PHA 
youths to overcome peer pressure regarding drug use and learn conflict 
resolution skills.  The thirteen-week Summer Camp component of the 
program has served 601 youth and 92 adults. 
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• As part of its collaboration with local law enforcement, PHA continued 
operation of a voucher program to assist victims and witnesses to violent 
crime identified by the District Attorney’s office. 

 

• PHA Police continued to help support the Citizens Crime Commission 
including the anonymous TIP line.   This collaboration helped to solve the 
burglary of the Bartram Computer Center which involved theft of 15 
computers used by residents. 

 

• PHA continued to provide enhanced Tenant Responsibility MTW Training.  
As part of its local leased housing MTW program initiative, PHA requires all 
Housing Choice Voucher Program participants to participate in Tenant 
Responsibility Training at both the initial lease-up and at every recertification 
period.  This effort will help improve residents’ understanding of their roles 
and responsibilities as good neighbors and PHA program participants. 
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Strategic Operating Plan Goal 5:  Engage Other Institutions to Leverage 

Resources and Assist In Promoting Economic Enhancement and Support Services 

for PHA Residents. 

 

 
Strategic Operating Plan Goal 5 incorporates the numerous programs and activities 
undertaken by PHA and its network of community partners to promote resident 
economic self sufficiency, encourage the healthy development of children, support 
seniors and people with disabilities, and maximize resident potential for independent 
living.   
 
Programs under this goal area include affordable homeownership, youth and senior 
programs, employment training and job placement initiatives.  Because the scope of 
need among PHA residents is so great, PHA cannot do this job alone.  Therefore, 
central to PHA’s approach is leveraging resources, collaborating with resident 
leadership, and partnering with qualified agencies and institutions to bring the best 
available program services to PHA residents.   
 
PHA’s Communication Department supported and enhanced these efforts through 
community events, media spots and publications including the successful “PHA 
Experience” quarterly resident newspaper.  These efforts are designed to promote 
resident awareness of community opportunities, to promote positive role models, to 
inform residents of PHA policy issues, and to strengthen and reshape PHA’s image 
in the larger community. 
 
Through the non-profit Tenant Support Services Inc. (TSSI), PHA expanded efforts 
to involve public housing and other community residents in improving PHA 
communities.  TSSI is an integral partner in all of PHA’s service planning and 
implementation initiatives. 
 
Major accomplishments related to this goal area through MTW Year Seven include: 
 

• PHA’s groundbreaking affordable homeownership program continued to 
grow during the past year.  To date, the Home Sales Department has sold 879 
homes, of which 112 took place in Year Seven.   

 

• The marketplace has consistently validated the quality and affordability of 
PHA homes.  At Greater Grays Ferry, 123 homes were sold.  At Martin 
Luther King Plaza, all 90 Phase I and II homes were sold.  At Ludlow, 41 of 
the 50 homes were sold. To date, all 65 homes in Phases I and II at Lucien E. 
Blackwell have sold out.  In Phase III, 32 sales have occurred.  

 

• As part of the home sales activity, PHA expanded its HCV Homeownership 
Program to 217 homes, including 59 new homeowners in the past year.  
Eighteen (18) of these new homeowners are families with disabilities.  
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• Under the Section 5(h) Scattered Site homeownership program, an overall 
total of 118 existing PHA units have been sold to date to existing public 
housing residents. 

 

• More than 1,465 low and moderate-income households participated in PHA 
sponsored first-time homebuyer workshops over the past year.   PHA has also 
established working partnerships with 27 certified housing counseling 
agencies and many major regional banks including Wachovia, Bank of 
America, Citizens, Commerce and Sovereign Banks. 

 

• PHA continued to implement a Resident Mortgage Assistance Program 
(RMAP) comprehensive benefit package to assist residents in achieving 
Homeownership by providing closing cost assistance, writing down the cost 
of the home and providing free financial counseling. 

 

• PHA continued to operate the Pre-Apprenticeship Training Program initiative 
in partnership with the building trade unions.  As of September 30, 2007, a 
total of five hundred twenty eight (528) residents graduated from the Pre-
Apprenticeship Building, Maintenance and Construction Training Program, 
of which forty-two (420) graduated over the past year.   Two hundred seventy 
nine (279) of these graduates entered the construction trades.  These jobs are 
positions at union scale wages with benefits, resulting from certified 
apprenticeships in the building and construction trades program and PHA’s 
new partnership with industrial employment opportunities.  In addition, PHA 
has formed new partnerships to provide industrial employment opportunities, 
at businesses such as Aker Shipyard. Twenty (20) graduates have entered 
industrial employment. 

 

• PHA placed residents in jobs through the Section 3 program.  This program, 
which requires PHA contractors to hire qualified PHA residents for new 
positions, produced one hundred fifty four (154) jobs over the past year.   
PHA contractors continue to fill their workforce needs with qualified PHA 
residents, who are often graduates of the Pre-Apprenticeship program.   

 

• Fifty four (54) residents enrolled in the Certified Nursing Assistant (CNA) 
program over the past year, bringing the six year total to nine hundred ninety 
eight (998) residents.  CAN graduates have a 90% employment rate. All 
graduates are employable as State certified CNAs. 

 

• Seventy-eight (78) residents enrolled and graduated from the Pharmacy 
Technician program over the past year, for a six year total of three hundred 
seventy-seven (377) residents.  Pharmacy Technician graduates have a 90% 
employment rate. All graduates are eligible to sit for the Pennsylvania State 
Certification and may secure employment as Pharmacy Technicians. 

 

• Thirty-eight (38) residents enrolled and graduated from the Medical Billing 
Program this year, for an overall total of two hundred fifty-two (252) 
graduates.  Medical Billing graduates have a 92% employment rate.  
Graduates may secure employment as Medical Billing Clerks. 
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• PHA has a number of senior developments along with programs specifically 
designed to provide services for senior residents.  PHA is presently 
developing a comprehensive program to provide enhanced supportive living 
services and options for seniors under programs administered by the 
Pennsylvania Department of Public Welfare and the Pennsylvania 
Department of Aging. Working cooperatively with Health Plan Organization 
partners, PHA has negotiated a successful partnership with Pfizer, the 
nation’s leading pharmaceutical firm to provide health and fitness and 
advocacy programming for senior and disabled customers.    

 

• The St Agnes LIFE Program, which provides comprehensive health care 
services to those who are nursing home eligible, continued to operate at the 
Greater Grays Ferry Estates.    A second LIFE center, operated by New 
Cortland, operates at Germantown House.   PHA’s Eldercare Initiative 
implemented a “virtual” One Stop Shop for services; access to a wide array 
of senior and disabled services is only a phone call away.    

 

• PHA has expanded the number and variety of programs available to residents 
by incorporating the following Community Partner programs   

 
� Opportunities Industrialization Corporation, Inc,  (OIC) - 

Provides Hospitality Training in the areas of Culinary Arts, Guest 
Services, Front Office Procedure, and/or Travel Tourism.   

� Educational Data Systems Inc, (EDSI) provides Supported Work, 
Job Search, Job Placement, Community Service and Job Retention 
services;  

� Management Environmental Technologies, Inc (MET) offers Job 
Training, Youth Development, Cultural Awareness, Small Business 
Development and Neighborhood Improvement programs. 

� Creative Urban Educational Systems Medical Billing - students 
receive training in technical ICD-9CM coding, CPT data processing 
and reimbursement procedures. They generate reports for patient day 
sheets, procedure ledgers, patient billing cycles and patient statements 
using standard Medisoft software; 

� The Enterprise Center Self Employment Program offers classes, 
individualized coaching, and a professional and nurturing 
environment, allowing students to gain valuable, marketable skills 
and the resources to start a business.  By the end of the program, 
students will be prepared to begin their own business venture;  

� Community College of Philadelphia’s Administrative Assistant 

Job Readiness Program (132 hours) prepares students to serve as 
administrative assistants by providing training in the areas of life 
skills, customer service, computer use, workplace etiquette, filing, job 
searching and interviewing;  

� Community College of Philadelphia’s Financial Services Job 

Readiness Program (120 hours) is designed to prepare students for 
jobs in the financial services industry with a focus on customer 
service and clerical skills development.  This program includes life 
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skills, math skills, accounting skills, customer service, computer 
skills, workplace etiquette, and job search and interviewing skills;  

� New Wave Resources Inc Customer Service - 16-week course 
provides training for careers in hotels, restaurants, and food service at 
schools, financial services, airlines, personal care facilities, and retail;  

� New Wave Resources Inc Commercial Drivers License - 16-week 
course (130 hours) provides training to drive commercial vehicles 
such as trucks, buses, and ambulances.  Upon successful completion, 
students can obtain one of tow types of commercial drivers licenses, 
Class A (Tractor Trainer) or Class B (small trucks and buses);  

 

• PHA expanded its efforts to promote healthy alternatives and educational 
attainment for youth, serving over 2,500 youth through various programs.  
PHA has created partnerships with nine Family Centers, two Cultural Arts 
organizations, eight Community-Based Organizations and the Explorers of 
the Boy Scouts of America.  The Skills for Life program has produced an 
impressive 89% success rate based on students who matriculate to the next 
grade level.  PHA was awarded a grant from the Philadelphia Workforce 
Investment Board and the Philadelphia Youth Council to serve 100 youth in 
the Experiential and College and Career Exposure Program. 

 

• As many as 200 low-income children now have a great new place to learn 
and have fun after school, thanks to a historic partnership between the 
Philadelphia Housing Authority and the Boys & Girls Clubs (BGCP) of 
Philadelphia. The BGCP provides programs and activities at PHA’s two 
newest community centers, Wilson Park in South Philadelphia at the South 
Philadelphia After-school Recreation Center (SPARC) and in North 
Philadelphia in the John F. Street Community Center. Both locations offer 
programs for 1st through 5th graders from 3:00 PM to 6:00 PM, and for 12-
18 year olds from 6:00 to 8:00, Monday through Friday. Activities at the 
centers focus on five core areas: education and career development; character 
and leadership development, health and life skills; the arts; fitness and 
recreation. There is no charge to families for their children’s participation in 
the BGCP programs at the PHA locations. BGCP obtained foundation and 
Department of Juvenile Justice grants in cooperation with HUD to pay for 
this first year of program operation, while PHA covers the cost of providing 
and maintaining the community centers.  

 

• As part of PHA's Foundation Strategy, Tenant Support Services in 
partnership with the Philadelphia Housing Authority was awarded $150,000 
from the Wachovia Foundation to hire a coordinator to initiate the program 
delivery phase of the Grays Ferry revitalization project. TSSI launched the 
South Philadelphia After-school Recreation Center (SPARC) with services 
provided by the Boys and Girls Clubs of Philadelphia, designed to promote 
healthy living, support academic achievement and leadership skills for area 
youth. The SPARC provides the youth with access to an exercise room, arts 
and crafts room with kiln, recording studio, dance studio, computer lab, 
classrooms, commercial kitchen and a gym/multipurpose room. 
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• PHA served over 58,000 meals to more than 9,000 low-income children at 26 
PHA sites as part of its Summer Food Service Program. 

 

• Transportation services for shopping, medical care and other needs were 
provided to approximately 1,900 seniors. 
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Strategic Operating Plan Goal 6:  Improve the Productivity and Cost Effectiveness 

of PHA's Operations. 

 
 
In response to continuing, serious federal budget reductions, PHA’s efforts to 
improve productivity and cost efficiency were heavily emphasized over the past 
year.  Across all departments and levels of the operation, staff engaged in working 
groups, discussions and detailed analyses designed to identify cost savings and/or 
productivity enhancing opportunities.  PHA anticipates that these efforts will 
continue at a rapid pace in the New Year, especially as they relate to capping soaring 
utility costs in the scattered site portfolio and elsewhere.  Accomplishments related 
to Strategic Operating Plan Goal 6 in MTW Year Seven included: 
 

• As previously noted, PHA implemented a comprehensive Performance 
Management Initiative over the past year.  Through this program, PHA 
leverages cross-functional teams of staff in support of site-level improvement 
programs.  The program has resulted in improvements to rent collections and 
work order performance. 

 

• PHA reduced total inventory from $4,272,030 to $3,443,882.01 for an overall 
reduction of $828,148.20 or 19% as compared to the previous fiscal year. The 
reduction resulted from improved inventory accuracy provided by Peoplesoft 
PAR Inventory functionality, the sale of excess/obsolete items and staff 
training. 

 

• PHA retired 34 trailer rentals used to store excess/obsolete materials resulting 
in a $3,230 monthly expense reduction. In addition, the excess materials were 
sold in accordance with the Excess Materials policy resulting in revenue of 
approximately $36,000. 
 

• A wide array of energy conservation initiatives took place including 
replacement of 1,035 inefficient commodes with low-water usage models.  
This is estimated to save $ 215,000 per year.   

 

• PHA replaced 4,437 incandescent light bulbs with compact fluorescent bulbs.   
An estimated annual cost savings of over $32,000 per year will result from 
this effort.   

 

• An energy analysis of 4,000 units was conducted, achieving estimated cost 
savings of $500,000. 

 

• In response to the need to increase productivity across the board, PHA 
continued implementation of an agency-wide teambuilding initiative.   

 

• Proactive cost containment and service monitoring allowed for the 
restructuring of communication and data-lines reductions.  Many of the 
services for lines were combined with other active service or were eliminated 
from inventory. Many of the field telephone switches were upgraded to 
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handle Voice Over Internet Protocol (VOIP) technology.  All existing 
switches with these features were upgraded to support updated infrastructure. 

 

• PHA implemented an on-line, automated Non-Represented Annual 
Performance Appraisal system and related Mid-Year Self Assessment and 
Probationary Performance Evaluation tools.  This system provides continuous 
bi-directional feedback and communication.  The annual appraisal, combined 
with the mid-year self-assessment ratings and probationary performance 
evaluations for those employees placed into a new position, provides 
management with a systematic tool to track performance improvements and 
declines. 

 
• PHA implemented a vacancy-tracking module to verify and expedite unit 

turnover.  This module reports the status of all units and their various stages 
of readiness.  Asset Mangers can at a glance determine unit availability. 

 

• Phase II of a project to upgrade office copier equipment was implemented, 
including the deployment of scan to file functionality. Scanned documents 
are converted to .pdf files that can be stored in shared or personal files and 
emailed, reducing the time to move documents between staff, departments 
and outside entities. Planned hard dollar equipment cost reduction is $5,000 - 
$7,000 per month, along with further operating cost reductions in the area of 
interoffice mail distribution and postage. 
 

• Designated field staff were provided with new tools to promote efficiency 
with the rollout of wireless laptop computers that allow remote access to all 
PHA systems.  A secure connection to PHA utilizing VPN connectivity 
allows staff to confidentially process tenant and property information as if 
they were at their office desktop.   

 

• The rollout of new state-of-the-art desktop computers has begun.  These new 
computers will process information more than 10 times faster than the 
existing desktop computers.  This implementation is geared to increase 
employee productivity with the speed of processing and decrease mean time 
to fail with the stability of the reliable new desktops. 

 

• To improve efficiency and employees’ ability to quickly access the internet, 
PHA implemented a new firewall, internet security software, enhanced 
SPAM email filtering, and direct connectivity to internet.  Access to the 
internet is now crisp as well as having the capacity to accommodate 80 
simultaneous remote users without a loss of speed or functionality. 
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Strategic Operating Plan Goal 7:  Improve Program Compliance, Reporting, 

Performance and Accountability.  
 
Strategic Operating Plan Goal 8:  Maximize the Use of Technology to Improve 

Efficiency and Accountability of PHA Operations 

 
 
 
PHA continued to implement an ambitious quality assurance and compliance 
program throughout the organization, combined with an array of technology 
initiatives.  All program procedures are documented, which facilitates the review 
and/or audit of program transactions.  PHA’s Quality Assurance Department 
provided quality control reviews of program files, assisted operating units to assess 
and re-engineer business practices to promote efficiency, and provided regular 
monitoring of strategic goals and objectives.  PHA continued to utilize a 
sophisticated project management system to track and report on all program 
initiatives.  This system is updated monthly and reviewed by senior management.  
Significant accomplishments related to these goals through MTW Year Seven 
included: 
 

• As evidence of PHA’s outstanding financial management, PHA received an 
unqualified audit opinion for its financial statements. 

 

• PHA conformed to all required investor and funding source requirements 
including timely submission of cost certifications for all Low Income 
Housing Tax Credit sites.  These actions illustrate the careful attention PHA 
pays to conformance to regulatory and other funding covenants. 

 

• Independent audits of sample executed contracts were conducted, resulting in 
no findings made. 

 

• PHA continued its commitment to working with minority and woman-owned 
businesses.  During the past year, PHA achieved 22.31% MBE participation 
and 17.03% WBE participation, with contract awards totaling over $28.1 
million.   

 

• A new Site Based Quality Assurance Review (SBQAR) process was 
implemented over the past year, with the goal of reviewing every 
conventional, scattered site, and PAPMC site over a one year period.  To date 
the process has been completed for 8 conventional sites, 8 scattered sites and 
5 PAPMC sites.   The reviews produce compliance reports and findings as 
appropriate, and then are followed up within 30 days to assess progress. 

 

• PHA implemented a critical component, Call Parrot, to the IVR integration.  
Managers are able to monitor incoming calls to ensure agents adhere to 
compliance and quality standards.  The implementation is enriched with 
comprehensive and user-friendly data mining capabilities including agent ID, 
caller ID, time, date, and more.  This integrated tool is used as a training 
device to enhance customer service. 
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• PHA implemented Enterprise Performance Management (EPM) to provide 
key business performance indicators via an Executive Dashboard.  This 
implementation simplifies the viewing and tracking performance metrics as 
well as provides the infrastructure for Business Process Management (BPM) 
implementation. It's a multi-disciplinary, cross-functional process that 
enables improved enterprise performance through alignment, visibility, and 
collaboration among business units and functional areas. More than just 
connecting strategy and goals to metrics, analytics and methodology are 
required to understand which metrics are important and how they should be 
measured. 

 

• PHA implemented the Accounts Payable ("A/P") vendor database clean-up 
project to capture updated vendor business and contact information to 
improve data quality and facilitate the implementation of eProcurement. The 
project includes the capture of vendor banking information that will enable 
automated clearinghouse ("ACH") instead of paper check settlement of 
vendor accounts. Phase I of the project included the top 700 vendors, in terms 
of total transactions and/or dollars paid, whose records were successfully 
updated. Phase II of the project includes approximately 1300 A/P vendors 
who participate in the small dollar Purchasing arena. 
 

• PHA implemented a number of enhancements to its CRM Quality Control 
review application.  Staff can now access client files in CRM to conduct file 
reviews in both Public Housing and Housing Choice Voucher programs.  
Using checklist functionality created in CRM, staff reviewers can determine 
the accuracy of tenant benefits and applicability of pertinent policies. The 
CRM continues to produce business wide detailed reports detailing all 
housing activities. 

 

• PHA made substantial progress in readying the Partner Campaign to support 
tracking of PHA Social Service Partners and to integrate with agency-wide 
external Correspondence Management tools.  It will be used to manage and 
track relationships with partners in order to provide excellent services to PHA 
clients. By linking the partner business plans to marketing campaigns, it 
improves awareness of all partners that are involved with PHA organized 
campaigns and their contribution towards the event, allowing PHA to 
measure each partner’s contribution and performance.  It also supports 
greater operational efficiency by creating a communication mechanism 
between different functional divisions through various PHA campaigns. 
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Strategic Operating Plan Goal 9:  Maximize Relationships and Initiatives to 

Deliver Sound and Effective Services 

 
 
Strategic Operating Plan Goal 9 focuses on creating and nurturing partnerships to 
achieve maximum benefit for PHA residents and program participants.  As federal 
funding support for HCV and public housing declines relative to need, the 
importance of forging partnership in support of PHA’s mission has become even 
more important to the agency’s long-term success.  Significant accomplishments in 
this area through MTW Year Seven included: 
 

• In addition to the $1.2 billion in capital funds previously secured, PHA 
secured an additional $40.4 million in leveraged financing was raised during 
the year including $500,000 in state funds, $22.8 million in LIHTC private 
equity and $2.5 in local funds.  

 

• PHA continued to coordinate efforts with the Commonwealth of 
Pennsylvania to support expanded housing opportunities for seniors and 
people with disabilities.  New initiatives include the Nursing Home 
Transition initiative, in which PHA provides housing opportunities for 
persons living in nursing homes who wish to live independently. 

 

• PHA has entered into a Memorandum of Agreement with Liberty Resources, 
Inc., to provide vouchers for 100 disabled LRI clients including persons 
transitioning out of nursing homes.  State funding is funding to support two-
years of funding for 75 vouchers. 

 

• The Commonwealth and PHA are also collaborating to identify funding 
sources to support assisted living services at new and current PHA 
developments.  

 

• PHA’s social service fundraising efforts resulted in receipt of new grant 
funds including: $974,866 from the U.S. Department of Housing and Urban 
Development to support and expand homeownership opportunities to low-
income PHA residents under the Family and Homeownership Program; 
$92,000 from the U.S. Department of Health and Human Services 
Administration to implement an Assets For Independence Homeownership 
Program designed to provide homeownership opportunities to low and 
moderate income Philadelphians;  $110,144 from the U.S. Department of 
Justice to expand services under the Gang Resistance Education and Training 
Program; $109,000 for the Philadelphia Corporation for Aging to provide;  
$150,000 from the U.S. Department of Justice to expand services under the 
Gang Resistance Education and Training Program;  $109,000 for the 
Philadelphia Corporation for Aging to provide congregate meals at four PHA 
senior developments; and, $1.78 million in HUD grants for FSS, Shelter Plus 
Care and Congregate Housing Services. 

 

• PHA continued coordination of a nationwide network of MTW Housing 
Authority partners to promote increased support for public housing financial 
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needs, expansion of MTW to additional cities, and extension of MTW 
agreements.  Periodic group conference calls are held to share critical 
information and promote shared objectives.   

 

• To promote affordable homeownership, PHA continued its highly effective 
partnerships with major banks including Wachovia Bank, Bank of America, 
Citizens Bank, Commerce Bank, Sovereign Bank and Wells Fargo.   PHA 
also maintains relationships with 27 certified housing counseling agencies 
throughout the city of Philadelphia.   

 

• In an effort to promote quality service and accountability among HCV private 
property owners, owners have participated in a mandatory orientation 
program offered by the Institute of Real Estate Management.  This is a 
unique and groundbreaking program that PHA believes results in better 
service to HCV participants and more responsiveness to community 
concerns. 

 

• PHA submitted 17 disposition applications to permit the transfer of 1.063 
scattered site properties to be used, along with other properties assembled by 
PHA affiliates, community development corporations, and private 
purchasers/developers, for development of additional rental and 
homeownership units and to provide sales proceed to support PHA’s 
scattered site initiatives.   

 

Annual Report 

 
As required by the MTW Agreement, the remaining sections of the MTW Annual 
Report provide details on PHA’s recently completed and ongoing activities during 
MTW Year Seven.    
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SECTION 2: HOUSEHOLDS SERVED 
 

 

This section provides information about the types of units and the characteristics of families served 

by and on the waiting list for the Philadelphia Housing Authority (PHA) in the MTW Baseline 

Year and Year Seven in Public Housing (Conventional Scattered Sites, Low-Income Housing, Tax 

Credit, and Alternative Management Entities Properties) and the Housing Choice Voucher (HCV) 

Program.  
 

 

A. Number and Characteristics of Households Served 

 

In PHA’s Year Seven Plan, PHA projected serving a total of 14,137 households in the public 

housing program.  The actual number of households served in the public housing program as of 

March 31, 2008 was 13,632, due primarily to demolition activity at sites slated for redevelopment.    

 

PHA projected that it would serve 14,850 households in the MTW Tenant-based HCV program.  

As of March 31, 2008, the actual number of households served in this program was 14,850.  An 

additional 1,540 households were served in the non-MTW HCV programs including Moderate 

Rehab.  

 

Overall, PHA served 30,022 households in MTW Year Seven.  For comparative purposes, PHA 

was serving approximately 24,602 households in FY 2001, i.e. the baseline year for MTW.  An 

additional 2,675 MTW Activity Vouchers were utilized for authorized vouchers. 

 

 

1.  Unit Size of PHA Households. 

  

The Baseline Year unit sizes for PHA households are presented in Table 2-1, followed by Year 

Seven.  The number of households by bedroom size increased in all categories except efficiencies 

and 6-bedroom units over the figures provided in the Baseline Year.  PHA has increased the 

number of households served by 5,420 over the seven year term of the MTW Demonstration. 

 

 

Table 2-1.  Baseline Year Number and Unit Size for All PHA Households.   

 
Housing Type/ 

Program 
Efficiency 

One 

Bdrm 

Two 

Bdrm 

Three 

Bdrm 

Four 

Bdrm 

Five 

Bdrm 

Six 

Bdrm 
Total 

Conventional 499 1,580 2,756 2,335 517 89 8 7,784 

Scattered Sites 0 34 531 2,327 663 602 237 4,394 

HCV Housing 506 2,152 3,169 5,434 918 195 50 12,424 

Program Total 1,005 3,766 6,456 10,096 2,098 886 295 24,602 

 Distribution  % 4% 15% 26% 41% 9% 4% 1% 100% 

Source: PHA CCS.  October 1, 2001. 
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Table 2-2. Year Seven. Number and Unit Size for All PHA Households 

 

 

Source: PHA CCS.  March 31, 2008. 
1 Low-Income Housing Tax Credit (LIHTC) properties. PAPMC managed. 
2 AME – Alternatively Managed Entity  
 

 

2. Composition by Family Type of PHA Households. 
 

The number and type of households served by PHA in MTW Baseline Year and Year Seven are 

presented in Tables 2-3 and Table 2-4.  Family households continue to represent the majority of 

households served by PHA in Year Seven.  Elderly and disabled households represented 19% and 

22% of the remaining households served respectively.   Disabled households served represents 2% 

and 1,754 units increase over the baseline year. 

 

 

Table 2-3. Baseline Year Composition by Family Type for All PHA Households 

 
Housing 

Type/ 

Program 

Family 
Percent 

Families 
Elderly 

Percent 

Elderly 
Disabled 

Percent 

Disabled 

Program 

Totals 

Percent 

Program 

Totals 

Conventional 4,121 53% 2,168 28% 1,495 19% 7,784 100% 

Scattered Sites 2,240 51% 1,058 24% 1,096 25% 4,394 100% 

HCV Housing 8,186 66% 1,430 12% 2,808 22% 12,424 100% 

Program 

Totals 
14,547 59% 4,656 19% 5,399 22% 24,602 100% 

Source: PHA CCS, October 1, 2001. 
 

 

Housing 

Type/Program 
Efficiency 

One 

Bdrm 

Two 

Bdrm 

Three 

Bdrm 

Four 

Bdrm 

Five 

Bdrm 
Six Bdrm Total 

Conventional 297 1,367 2,316 2,127 512 73 11 6,703 

Scattered Sites 27 163 639 2,268 554 513 193 4,357 

LIHTC 1 0 493 469 412 92 3 0 1,469 

AME2 0 368 267 382 77 9 0 1,103 

HCV Housing 332 2,823 3,979 7,245 1,308 703 0 16,390 

 Program Total 656 5,214 7,670 12,434 2,543 1,301 204 30,022 

 Distribution % 2% 17% 27% 41% 8% 4% 1%  
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Table 2-4. Year Seven Composition by Family Type For All PHA Households 

 

Housing 

Type/ 

Program 

Family 
Percent 

Families 
Elderly 

Percent 

Elderly 
Disabled 

Percent 

Disabled 

Program 

Totals 

Percent Program 

Totals 

Conventional 3,532 53% 1620 24% 1,551 23% 6,703 100% 

Scattered Sites 2,160 50% 1,278 29% 921 21% 4,357 100% 

LIHTC 
1
 772 53% 486 33% 211 14% 1,469 100% 

AME
2
 939 85% 97 9% 67 6% 1,103 100% 

HCV 9,791 60% 2,196 13% 4,403 27% 16,390 100% 

Program 

Total 17,192 57% 5,677 19% 7,153 24% 30,022 100% 
Source: PHA CCS.  March 31, 2008 
1Low-Income Housing Tax Credit (LIHTC) properties. PAPMC managed. 
2AME – Alternatively Managed Entity  

 

 

3.  Income Groups 
 

The income groups for PHA households in the MTW Baseline Year and Year Seven are presented 

in Tables 2-5 and 2-6.  The vast majority of PHA residents have incomes below 30% of the area 

median income (“AMI”) level.   PHA continued to meet the MTW Demonstration Agreement 

requirement that at least 75% of the families assisted under MTW be very low-income families.  

The percentage of households earning less than 30% of AMI has increased since the baseline year, 

which reflects the continuing strong demand for affordable housing among Philadelphia’s poorest 

residents.  

 

Table 2-5. Baseline Year Income Levels for All PHA Households. 

 

 Housing Type/ 

Program 

Below 30% 

Median 

Income 

Between 30% 

and 50% 

Median Income 

Between 50% 

and 80% 

Median Income 

Over 80% 

Median 

Income 

Total 

Conventional  6,488 978 255 63 7,784 

Scattered Sites 3,391 668 263 72 4,394 

HCV Housing 10,101 1,916 387 20 12,424 

Program Totals 19,980 3,562 905 155 24,602 

Percentage 81% 14% 4% <1% 100% 

  Source: PHA CCS.  October 1, 2001. 
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Table 2-6.  Year Seven Income Levels for All PHA Households. 

 

Housing Type/ 

Program 

Below 30% 

Median 

Income 

Between 30% and 

50% Median 

Income 

Between 50% and 

80% Median 

Income 

Over 80% 

Median Income 
Total 

Conventional 5,910 611 148 34 6,703 

Scattered Sites 3,563 564 187 43 4,357 

LIHTC 1  1,093 301 65 10 1,469 

AME2 699 318 82 4 1,103 

HCV Housing 13,750 2,194 426 20 16,390 

Program Totals 25,015 3,988 908 111 30,022 

Percentage 83.3% 13.3% 3.0% 0.4% 100.0% 
  Source: PHA CCS.  March 31, 2008 
1Low-Income Housing Tax Credit (LIHTC) properties. PAPMC managed. 
2AME – Alternatively Managed Entity  
 

 

4. Program/Housing Types for All PHA Households 

 

PHA housing by program types for MTW Baseline and Year Seven are presented in Table 2-7.  

The total number of households increased over the Baseline Year by 22% in Year Seven.  A 

significant increase was observed in the number of PHA households funded under the Housing 

Choice Voucher Program, which increased by 32% over the Baseline Year.  The number of 

households served under the Low-Income Housing Tax Credit (LIHTC) also increased.   

 

 

 

Table 2-7.  Baseline Year and Year Seven Program/Types 

 for All PHA Households. 

  
 Baseline Year Year Seven 

Housing 

Type/Program 
Total % Total % 

Conventional 7,784 32% 6,703 22% 

Scattered Sites 4,394 18% 4,357 14% 

LIHTC 1 0 0% 1,469 5% 

AME2 0 0 1,103 4% 

HCV Housing 12,424 50% 16,390 55% 

Program Total 24,602 100% 30,022 100% 
Source: PHA CCS. October 1, 2001; March 31, 2008 
1Low-Income Housing Tax Credit (LIHTC) properties. PAPMC managed. 
2AME – Alternatively Managed Entity  
 

 

5. Races and Ethnicity 

 

Tables 2-8 thru 2-10 present the race/ethnicity of Heads of Households of PHA residents in the 

MTW Baseline and Year Seven.  African-Americans continue to represent the majority of 

households served by PHA (88%), followed by white (7%).  Of the approximate 30,022 heads of 

PHA households, (5%) identify themselves as being of Hispanic ethnicity.   
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Table 2-8. Baseline Year Race/Ethnicity for All Heads of PHA Households. 
 

Housing Type/Program 
African-

American 
White Hispanic 

Asian/Pacific 

Island & Native 

American 

Other Total 

Conventional Housing 7,425 252 90 14 3 7,784 

Scattered Sites 3,901 37 448 5 3 4,394 

HCV Housing 10,765 1,129 337 115 78 12,424 

Program Totals 22,091 1,418 875 134 84 24,602 

Percentage Distribution 90% 6% 4% <1% <1% 100% 

              Source: PHA CCS. October 1, 2001. 

 

 

Table 2-9. Year Seven Race for All Heads of PHA Households 
 

              

Housing 

Type/Program 

African-

American 
White 

Spanish 

American 

Asian/Pacific 

Island & 

Native 

American 

Other Total 

Conventional Housing 6,382 172 132 14 3 6,703 

Scattered Sites 3,961 35 352 6 3 4,357 

HCV Housing 13,922 1,688 566 104 110 16,390 

LIHTC 1 1,442 10 15 2 0 1,469 

AME2 896 183 0 24 0 1,103 

Program Totals 26,603 2,088 1,065 150 116 30,022 
Percentage 

Distribution 88.6% 7.5% 3.5% <1.0% <1.0% 100% 
  Source: PHA CCS.  March 31, 2008. 

1Low-Income Housing Tax Credit (LIHTC) properties. PAPMC managed 

2AME – Alternatively Managed Entity  
 

 

Table 2-10. Year Seven Ethnicity of Heads of Households of  

 Public Housing and Housing Choice Vouchers  
 

Housing Type/Program Hispanic 
Non-

Hispanic 
Total 

Conventional Housing 137 6,566 6,703 

Scattered Sites 320 4,037 4,357 

HCV Housing 684 15,706 16,390 

LIHTC 1 20 1,449 1,469 

AME2 242 861 1,103 

Program Totals 1,403 28,619 30,022 

Percentage Distribution 5% 95% 100% 

 

 

B.  Changes in Tenant Characteristics. 

 

While the overall number of households served by PHA has significantly increased since the 

baseline year, the demographic composition of households has remained relatively constant.  
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C. Changes in the Waiting List Numbers and Characteristics. 

 

This section provides information about the types of units requested and the characteristics of 

families on the PHA Waiting List for housing units in MTW Year Seven at Public Housing (both 

conventional and scattered sites) and with the Housing Choice Voucher Program, formerly known 

as the Section 8 Program. 

 

At the end of Year Seven, the waiting lists contained 50,428 applicant households, reflecting the 

strong need for affordable housing in Philadelphia.  The number of applicants on the waiting list 

for HCV Housing/Housing Choice Vouchers decreased significantly reflecting the fact that the 

HCV waiting list has been closed to most new applicants as well as the high level of voucher 

issuance and leasing activity that occurred over the past few years. 

 

 

1.  Unit Size Need by Waiting List Applicants. 
 

Table 2-11 indicates that efficiency, two and three bedroom units are the most sought units; 

furthermore Table 2-12 indicates that more applicant households are on the Waiting List for Public 

Housing than HCV Housing in comparison to the numbers presented in the Baseline Year.    

 

 

Table 2-11.  Baseline Year Composition by Bedroom Size Need 

 For All Waiting List Applicants for PHA Housing 

 
Housing 

Type/Program 

One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

Five 

Bedroom 

Six 

Bedroom 

Not 

Specified 
Total 

Public Housing 255 3,760 662 106 12 5 2,391 7,191 

HCV Housing 176 3,297 1,720 343 55 7 12,989 18,587 

Program Total 431 7,057 2,382 449 67 12 15,380 25,778 

Percentage 

Distribution 
2% 27% 9% 2% <1% <1% 60% 100% 

Source: PHA CCS. October 1, 2001. 
 

Table 2-12. Year Seven Composition by Bedroom Size Need 

 For All Waiting List Applicants for PHA Housing 
 

 

Housing 

Type/Program 
Efficiency 

One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

Five 

Bedroom 

Six 

Bedroom 
Total 

Public Housing
1
 9,244 3,652 18,893 11,316 2,140 213 34 45,492 

HCV Housing 1,142 135 1,734 1,496 372 50 7 4,936 

Program Totals
1
 

10,386 3,787 20,627 12,812 2,512 263 41 50,428 

Percentage 

Distribution  21% 8% 41% 25% 5% 1% <1.0% 100% 

Source: PHA CCS.  March 31, 2008. 

. 
1 
Public Housing program includes conventional, scattered and LIHTC sites.   
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2. Composition by Family Type of Waiting List Applicants. 

 

Tables 2-13 and 2-14, indicate that the majority of applicants on the waiting lists are families 

(78%), followed by disabled (15%), and elderly (7%).   
 

 

Table 2-13.  Baseline Year Composition by Family Type for All Waiting 

 List Applicants for PHA Housing. 

 

Housing 

Type/Program 
Family 

Percent 

Families 
Elderly 

Percent 

Elderly 
Disabled 

Percent 

Disabled 
Total 

Percent 

Program 

Totals 

Public Housing    4,265  59%    258 4% 2,668  37%  7,191 100% 

HCV Housing  13,246  71% 1,645 9% 3,696  20% 18,587 100% 

Program 

Totals 
17,511 68% 1,903 7% 6,364 25% 25,778 100% 

Source: PHA CCS.  October 1, 2001. 

 

 

Table 2-14.  Year Seven Composition by Family Type for All Waiting Lists 

 Applicants for PHA Housing 

 

Housing 

Type/Program 
Family 

Percent 

Families 
Elderly 

Percent 

Elderly 
Disabled 

Percent 

Disabled 
Total 

Percent 

Program 

Totals 

Public Housing  36,132 79% 2,661 6% 6,699 15% 45,492 100% 

HCV Housing 3,334 68% 603 12% 999 20% 4,936 100% 

Program 

Totals 39,466 78% 3,264 7% 7,698 15% 50,428 100% 

Source: PHA CCS, March 31, 2008. 
1 

Public Housing program includes conventional, scattered and LIHTC sites.   

 

 

3. Income Levels of Waiting List Applicants 

 

In the Baseline Year, 77% of applicant households were below 30% of area median income 

(“AMI”). As of March 31, 2008, the percentage of households below 30% AMI increased to 

92%. 

 

Table 2-15. Baseline Year Income Levels for All Waiting List 

 Applicants for PHA Housing. 

 

Housing 

Type/Program 

Below 30% 

Median 

Income 

Between 30% 

and 50% 

Median 

Income 

Between 50% and 

80% Median 

Income 

Over 80% 

Median 

Income 

Total 

Public Housing 6,450 618 115 8 7,191 

HCV Housing 13,514 3,483 1,244 346 18,587 

Program Totals 19,964 4,101 1,359 354 25,778 

Percentage 77% 16% 5% <2% 100% 

 Source: PHA CCS, October 1, 2001. 
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Table 2-16. Year Seven Income Levels for All Waiting List 

 Applicants for PHA Housing. 
 

Housing Type/ 

Program 

Below 30% 

Median 

Income 

Between 30% 

and 50% 

Median 

Income 

Between 50% 

and 80% 

Median 

Income 

Over 80% 

Median 

Income 

Total 

Public Housing  41,753 3,251 444 44 45,492 

HCV Housing 4,361 511 57 7 4,936 

Program Totals
1
 46,114 3,762 501 7 50,428 

Percentage 92% 7% <1% <1% 100% 

   Source: PHA CCS, March 31, 2008. 
 

 

4. Program/Housing Type Requested by Waiting List Applicants. 

 

Table 2-17.  Baseline Year and Year Seven Program/Types for All 

 Waiting List Applicants for PHA Housing. 

 

Source: PHA CCS. October 1, 2001; March 31, 2008. 

 

 

5.  Race/Ethnicity of Waiting List Applicants 

 

The racial/ethnic composition of household applicants has shifted somewhat over the course of 

the MTW Demonstration, with African American households reflecting a larger percentage of 

all applicants.  PHA plans to continue its outreach to Hispanic and other non African-American 

minorities to increase ethnic diversity. 

 

Table 2-18.  Baseline Year Composition by Race/Ethnicity for All Waiting List 

Applicants for PHA Housing. 

 

          Program Type 
African-

American 
White 

Spanish 

American 

Asian, 

Pacific 

Island & 

Native 

American 

Other Total 

Public Housing 6,676 223 216 35 41 7,191 

HCV Housing 15,425 1,961 558 72 571 18,587 

Total 22,101 2,184 774 107 612 25,778 

Percentage of Total 86% 8% 3% <1% 2% 100% 

      Source: PHA CCS. October 1, 2001. 

 

  Baseline Year Year Seven 

Housing Type/Program Total % Total % 

Public Housing 7,191 28% 45,492 90% 

HCV Housing 18,587 72% 4,936 10% 

Program Total 25,778 100% 50,428 100% 
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Table 2-19.  Year Seven Composition by Race for All Waiting List 

 Applicants for PHA Housing. 

 

Housing 

Type/Program 

African-

American 
White 

Spanish 

American 

Asian/Pacific 

Island & Native 

American 

Other Total 

Public Housing 41,542 1,468 2,470 6 6 45,492 

HCV Housing 4,285 482 98 24 47 4,936 

Program Totals 45,827 1,950 2,568 30 53 50,428 

Percentage 

Distribution 91% 4% 4% <1% <1% 100% 

     Source: PHA CCS. March 31, 2008. 
 

 

 

Table 2-20. Year Seven Composition by Ethnicity for All Waiting List 

 Applicants for PHA Housing. 

 

 Public Housing and Housing Choice Vouchers  

 

Housing Type/Program Hispanic 
Non-

Hispanic 
Total 

Public Housing 2,802 42,690 45,492 

HCV Housing 158 4,778 4,936 

Program Totals 2,960 47,468 50,428 

Percentage Distribution 6% 94% 100% 

 

 

D. Impact of MTW on Households Served. 

 

The total number of households served has increased significantly under MTW from 24,602 

households at the MTW Demonstration Program initiation to 30,022 at the close of Year Seven. 
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SECTION 3:  ADMISSIONS AND OCCUPANCY POLICIES 
  

A. Changes in Concentration of Lower-Income Families by Program. 

 

Deconcentration – Over the seven-year term of the MTW Agreement, PHA has dramatically 
expanded the range of affordable rental and homeownership opportunities for low-income 
residents of Philadelphia.  The total number of households served has increased significantly under 
MTW from 24,602 households at the MTW Demonstration Program initiation to 30,022 at the 
close of Year Seven.  In addition, PHA’s groundbreaking affordable homeownership program has 
created 879 homeownership opportunities, of which 112 closed in Year Seven.  Year Seven 
housing development activities are more fully described in Section 7 of this Report. 
 
Under the Year One Plan, PHA proposed efforts to raise the income of current residents, attract a 
greater mix of incomes through expanded and integrated community policing and lease 
enforcement efforts, improve conditions in developments and communities where PHA housing 
exists, and avoid concentrations of low-income residents.  This has proven difficult, as 
Philadelphia has suffered a population decline for many years, with the largest losses at the middle 
and higher income levels. 
 
Under the Year Two Plan, PHA began to integrate all homeownership programs, including 
homeownership in the HOPE VI mixed-finance developments, into the MTW Family Program.    
Essential components of two HOPE VI housing revitalization efforts are to increase economic 
diversity and expand participation in PHA initiatives.  The Falls Ridge (formerly Schuylkill Falls) 
and Martin Luther King HOPE VI developments seek to increase the diversity of participants in 
MTW initiatives by offering market rate units.  See Year Two Plan and Report for more detailed 
information on these and other development initiatives. 
 
In Year Three, PHA broke ground for the Lucien E. Blackwell development (formerly Mill 
Creek), which continues the strategy of integrating homeownership and rental using tax credit 
financing. Lucien E. Blackwell units will also be offered in settings that are less dense and rely on 
significant off-site opportunities.   See Year Three Plan and Report for more detailed information 
on these and other development initiatives. 
 
Currently, assisted homeownership programs are limited to households typically earning no more 
than 80% of median income. The goal is to establish mixed-income communities in neighborhoods 
where severely distressed housing developments formerly existed.  In past MTW Years, PHA 
proposed homeownership opportunities for households with incomes up to 150% of median 
income at the Martin Luther King and Falls Ridge HOPE VI sites.  In the Year 3 Plan approval 
HUD declined to approve this option, therefore PHA will provide housing opportunities in 
accordance with limits prescribed by the regulations and did not provide housing opportunities to 
those households with incomes greater than 80% of median income. 
 
In Year Five, PHA developed 40 units in Phase I and 25 Units in Phase II for Homeownership in 
the Lucien E. Blackwell development. These are the highest quality homes, built by PHA, a 
national leader in affordable housing.  All homes at Blackwell feature a driveway for off street 
parking, central air conditioning, plush carpeting, garbage disposal, dishwasher, washer-dryer 
hook-ups, cable and telephone outlets in each bedroom and living room.  PHA has created wealth 
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for low and moderate-income residents through homeownership opportunities. Sixty-five (65) 
units were sold during MTW Year Five. 
 
Also, in Year Five, PHA constructed 125 homeownership units for sale at the Greater Grays Ferry 
Estates. Greater Grays Ferry Estates has all the beauty and security of a newly built development, 
while connecting with the wider neighborhood. In Year 6, one hundred and twenty-two (122) units 
were sold including two (2) units to former Tasker, relocated residents through PHA’s lease-to-
purchase program. 
 
In Year Five, PHA opened its third site for homeownership at the Martin L. King Development.  
As of March 31, 2007, all units were under Agreements of Sale.   
 
In Year Six, PHA completed 125 homeownership units at LEB III and MLK, along with 
completion of 197 rental units at Cambridge III, Greater Grays Ferry Estates II, Lucien E. 
Blackwell II, Neumann North, MLK IV and ADAPT force account.   See Year Five and Six Plans 
and Reports for more details on development activities. 
 
PHA initiated mobility counseling activities beginning in Year Three.  PHA continued to provide 
relocation assistance to families relocating as a result of HOPE VI and other revitalization 
programs. The relocation process and support provided to families by PHA has also contributed to 
deconcentration.  
 
Expanded and integrated community policing and lease enforcement efforts are intended to 
improve conditions in developments and communities where PHA housing exists and to attract a 
greater mix of incomes.     
 
PHA’s MTW Family Program has helped increase incomes of families currently receiving PHA 
housing assistance.  Since MTW Year Three, PHA has offered the pre-apprenticeship, nursing, 
health administration and numerous other training programs to families in public housing. These 
programs are designed to provide existing residents with the skills to enter the construction and 
health fields.  Additional programs include, but are not limited to, daycare training, GED 
preparation, job placement, certified food handler, home maintenance and repair, youth 
development, and hospitality industry training, offered by new and existing Community Partners. 
PHA expects that the increase in training and employment options provided by Community 
Partners will contribute to the deconcentration of poverty.  
 
PHA adopted and implemented a written policy to encourage participation by owners of units 
located outside areas of poverty and minority concentration.  Supportive services and training are 
provided to certificate and voucher holders who are interested and are seeking housing 
opportunities in other areas.   
 
 
B. Changes in Rent Policy. 
 
Rent Simplification -- Incentives to Promote Family Self-Sufficiency.  Beginning in Year Three, 
PHA adopted Rent Simplification as part of a comprehensive program in public housing and HCV 
to restructure the rent computation process and change the annual and interim review processes. 
The PHA Board adopted the rent simplification package in January of 2004 after a long period of 
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public and resident meetings. (PHA held two public hearings and approximately 50 other meetings 
with resident groups.) The Rent Simplification Program for Public Housing includes the following: 

 

• Retains the income exclusions required by other federal legislation. 

• Self-certification of assets and asset income at initial occupancy and at recertification with 
the first $500 of asset income excluded from the calculation of annual income. 

• Elimination of the existing deductions and creation of one new deduction of  
$500 for working families 

• Changes in the calculation of Annual Income for elderly and disabled households with 
Medicare/Medicaid/health insurance payments, the full amount of the health insurance 
payments will be deducted from income prior to the calculation of the rent. 

• Calculation of the total tenant payment with a reduced percentage of monthly adjusted 
income using a tiered formula based on family size: 

o Household Size 1 – 2 persons:  Rent is 28% of adjusted monthly income 
o Household Size 3 – 4 persons:  Rent is 27% of adjusted monthly income 
o Household Size 5+persons:   Rent is 26% of adjusted monthly income 

• Maintenance of the current program for application of utility allowances 

• Recertification for all families once every 24 months.  

• Ceiling rent families may be recertified every 36 months. 

• Elimination of the need to report increases in income that occur between regularly 
scheduled recertifications, however, if income decreases between regularly scheduled re-
certifications, residents may still request an interim recertification. 

• Requirement for PHA participants reporting zero income to document zero income every 
90 days. 

• After a 90-day grace period, a $50 minimum rent will apply to families reporting zero 
income. The minimum rent will also apply to any tax credit units assisted by PHA. 

• Households headed by or consisting of seniors or persons with disabilities are exempt from 
the minimum rent. Households headed by seniors or persons with disabilities that include 
non-senior, non-disabled members who are able to work will still be subject to the 
minimum rent. 

• Establish a review board to examine any claim of hardship that results from rent 
simplification. 

• Establish a phase-in period for rent increases in excess of $50 that result from rent 
simplification. For rent increases in excess of $50 rent will increase as follows: 50% of the 
increase will be applied at the time of the first reexamination under rent simplification and 
50% will be applied one year after the first reexamination under rent simplification. 

• Revision of the ceiling rent schedule and pegging of ceiling rent to a percentage of the 
HCV Fair Market Rent. 

 
A similar package of changes was also adopted for the Housing Choice Voucher Program.  PHA 
has completed implementation of the Rent Simplification Program.  
 
Other Changes – PHA adopted an MTW transfer beginning in Year Three The transfer permits 
PHA to move a limited number of families from Public Housing to the HCV program and vice 
versa. Moves are limited to 50 families per year for each program (no more than 100 total moves 
per year). The transfer permits a more efficient response in certain situations such as request for 
witness protection and domestic violence. 
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• Blueprint to End Homelessness – PHA revised its preference system to permit families 
“graduating” from transitional housing facilities to obtain public housing or a housing 
voucher.  The overall total of families housed under the “Blueprint to End Homelessness” 
program increased to 425 including 375 public housing units and 50 Housing Choice 
Vouchers. 

 
 

Adjusted Ceiling Rent adopted in lieu of Market-Based Flat Rent.   Beginning in Year Three, PHA 
conducted preliminary studies on the rental values of public housing units using the HCV rent 
reasonableness model. However, the results were not consistent and PHA opted to use an adjusted 
ceiling rent approach in lieu of the flat rents for public housing. New ceiling rents pegged to the 
FMR s were adopted as part of the rent simplification process described above. 
 

PHA will continue to explore models for market-based rent caps based on quality, location, type 
and age of the unit as well as amenities available.  PHA continues to keep this as an MTW 
initiative and if a workable model is found, PHA may adopt the approach in a future plan year. 
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SECTION 4:  CHANGES IN HOUSING STOCK 
 

A. Number of units in inventory by program. 

 

 
Table 4-1.  Number of Public Housing Units and HCV Vouchers in Year Seven 
 

Baseline Year 

Year Seven 

Projection  

Year Seven 

Actual  Housing Programs 

  1-Apr-01 31-Mar-07 31-Mar-08 

MTW Tenant-Based Vouchers  11,473 14,850 14,850 

MTW Activity Vouchers 0 2,579 2,675 

MTW Subtotal 11,473 17,429 17,525 

Non-MTW Vouchers
1
 2 716 789 

HCV Moderate Rehabilitation 949 751 751 

Public Housing Units
2
 12,178 14,137 13,632 

TOTAL PHA UNITS 24,602 33,033 32,697 

 

Source: PHA CCS, March 31,2008 
1Non-MTW Vouchers include special purpose vouchers for the Family Unification Program (FUP),  

mainstream vouchers, designated housing, Fairmount Manor and Elrae Gardens.  
2
Public Housing units include all occupied units at conventional, scattered site, PAPMC and AME sites. 

 

 

 

B. Narrative Explanation of the Differences. 

 

The projected occupancy in public housing was less than the actual primarily due to demolition 

actitity at redevelopment sites.   
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SECTION 5:  SOURCES AND AMOUNTS OF FUNDING 
 
 

A.  Planned Versus Actual Funding Amounts. 
 
 
Table 5-1 presents the budgeted and actual amounts and sources of funding received by 
PHA in MTW Year Seven.  Sources of funds include those funds previously designated 
for vouchers.  Under MTW, voucher resources may be redirected to achieve the key 
objectives of the MTW Program. 
 
 
Table 5-1.  Summary of Sources and Amounts of Funding in Year Seven 
 

Revenue Sources 
MTW Year Seven 

Budget 
MTW Year Seven 

Actual Funding 

Dwelling Rental Income  $              19,000,000  $                20,547,500 

Interest Income/Other 1,427,601 2,481,745 

MTW Housing Choice Voucher1 142,666,872 173,945,437 

Capital Subsidy including Replacement 
Housing Factor2 71,117,569 76,923,773 

Operating Subsidy 112,576,177 94,576,279 

Total Revenues 346,788,219 368,474,734 
1 Excludes Non MTW Vouchers, Mod Rehab and Special Allocations 
2 Includes Replacement Housing Funding 

 
 

B.  Narrative Discussion of Differences. 
 

The decrease in the operating subsidy was due to public housing authorities nationwide 
being funded at less than 100% or at 84% for FYE 3/31/08. 
 
Increased Dwelling Rental Income is the result of decreases in the utility allowances for 
scattered site residents resulting in a higher rent paid by the residents. 
 
The increase in interest income was due the significant increase in MTW Housing Choice 
Voucher funding. 
 
The Capital/Replacement Funds showed a small increase in capital funds over last year 
but a large increase in replacement housing funds over the previous year. 
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C.  Consolidated Financial Statement for MTW Year Seven. 

 

 
Table 5-2.  Summary of MTW Funds and Non-MTW Funds in Year Seven 
 

Revenue Sources 
MTW Year Seven 
Planned Budget 

MTW Year Seven 
Actual 

Dwelling Rental Income $             19,000,000 $              20,547,500 

Interest Income/Other 1,477,293 3,262,071 

Section 8 Subsidy and Admin Fee 152,743,407 184,850,796 

Capital Subsidy including Replacement 
Housing Factor 71,117,569 76,923,773 

Operating Subsidy 112,576,177 94,576,279 

Other Grants 780,468 837,345* 

Total Revenue $357,694,914 $380,997,764 
*includes: FSS, ROSS-PH,CHSP, Summer Food, GREAT,  Amnesty or only funds received between 4/1/07 – 3/31/08.   

 
 
 
 
 
 
 
 

 
. 
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SECTION 6:  USES OF FUNDS 
 
A. Budgeted Versus Actual Expenditures. 

 
 

Table 6-1. Planned Versus Actual Consolidated Budgets in Year Seven 
 

Project MTW Year Seven Budget 
MTW Year Seven 

Actual  

Public Housing $131,801,177 $116,248,048 

Capital Funds 71,117,569 76,923,773 

Housing Choice Voucher Program 153,995,700 186,988,598 

Other Grants 780,468 837,345 

TOTAL $357,694,914 $380,997,764 

 
 

B. Narrative/Explanation of Uses of Funds. 
 
PHA’s Moving To Work Agreement envisions a streamlined annual planning and reporting 
process, which includes provision in each report of “budgeted vs. actual expenditures by line 
item.”  Throughout the term of PHA’s MTW participation, PHA has provided this information 
through four line items: Public Housing, Capital Funds, HCV, and Other Grants.  PHA’s annual 
audit, which is submitted to HUD, includes a detailed accounting of these expenditures with a 
further breakdown of the line items in the annual MTW report.  Accordingly, please refer to that 
audit for additional line item detail. 
 
The flexibility of the Moving to Work Demonstration Program has allowed PHA to more 
effectively address the critical need for affordable housing in Philadelphia in a variety of new 
ways, and in addition to capital programs discussed in Section 7.  PHA, for example, increased the 
number of families supported through the Housing Choice Voucher (HCV) Program to a total of 
16,896 households.  
 
As part of continuing efforts to use HCV vouchers to support neighborhood revitalization and 
economic mobility, PHA partnered with a range of organizations under its new Unit-Based 
Subsidy RFP program.  This program uses MTW flexibility and allows qualified partners to 
request Housing Choice Vouchers, ACC, or other available PHA funds for the repair, 
rehabilitation, or construction of new units for neighborhood revitalization efforts.  To date PHA 
has awarded 929 vouchers (412 new construction vouchers and 517 rehabilitation vouchers) to 37 
vouchers qualified partners to support this initiative.   
 
Residents actively participated in various social service, literacy and economic self-sufficiency 
programs operated at Blumberg.  Since opening the first Self-Sufficiency Center at Blumberg, 
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PHA MTW Family Service staff and partners have served 7,748 residents.  In the last five years of 
MTW, 603 households have increased their incomes so that they no longer need HCV subsidies.   
 
PHA continued to operate the Pre-Apprenticeship Training Program initiative in partnership with 
building trade unions.  This past year, 42 PHA residents graduated from the program.  During the 
seventeen program cycles PHA has sponsored and placed over 260 graduates into the building 
trades.   
 
This year, 54 PHA residents graduated from Professional Healthcare Institute’s (PHI) Certified 
Nursing Assistant (CNA) Program.   To date, 998 residents have graduated, of which over 90% 
obtained employment.   
 
PHA continued its commitment to building the highest quality management staff through 
continued technical training and implementation of new streamlined procedures including quality 
control reviews.  Extensive staff training efforts included training in Low-Income Housing Tax 
Credit Compliance, use of PeopleSoft applications, and Niku Project Management training. 
 
In terms of technology investments, PHA has dramatically upgraded the use of computer 
technology to expedite and streamline customer service, management reporting and processing of 
daily transactions.  Specifically, the Information Systems Management (ISM) Department 
completed integration of ECS Housing Choice Voucher Housing Assistance Payments (HAP), and 
Utility Assistance Payment (UAP) payments to PeopleSoft Accounts Payable (AP) module. This 
integration allows all the financial processes to reside in the PeopleSoft financial modules.   
 
ISM staff, also, completed implementation of Computer-Based Training for Housing Choice 
Voucher’s Eligibility Department, and implemented network upgrades including replacing existing 
network cabling to improve network speed.  Further, we have upgraded our legacy system with a 
state of the art property management system for the HCV program.  This upgrade will ensure 
compliance with the Administrative Plan as well as enable PHA to automatically distribute 
notifications and perform administrative functions on tenant records as well as a very robust suite 
of user driven reports.  PHA has implemented a system to instantaneously deposit payments, 
Check 21, into operating bank accounts.  Asset Managers can scan checks and money orders at the 
housing sites and transmit the deposit directly to the bank with confirmations.  This program 
dramatically reduces the time and bureaucracy required to deposit and account for funds received.   
 
The implementation of the PeopleSoft Treasury module precipitated the transition from a manual 
off-line process to an integrated and centralized process.  The Treasury module has since been 
enhanced to include automated bank reconciliation, electronic payments, and cash positioning. 
These processes enables PHA to receive and reconcile daily bank statements without intervention, 
send and receive electronic payments, as well as determine cash flow.  The transactions requiring 
intervention are presented to the Treasurer via automated daily reports.  
 
PHA implementation of Interactive Voice Response (IVR) system enabled expeditious and 
streamlined customer service requests and the processing of daily transactions.  Callers provide 
minimal information via voice or telephone keypad ensuring that the call is routed to the proper 
agent on the first engagement.  The system is equipped with automated responses for frequently 
requested information.   
 
The computing and network infrastructure was upgraded to include management of more than 200 
terabytes of data as well as supporting a network of more than 1,600 nodes 
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Enhanced Field Services with the rollout of wireless laptop computers allowing staff to have 
remote access to all PHA systems.  A secure connection to PHA utilizing VPN connectivity allows 
staff to confidentially process tenant and property information as if they were at their office 
desktop.   
 
PHA implemented a number of enhancements to its CRM Quality Control review application.  
Staff can access customer files in CRM to conduct file reviews in both Public Housing and 
Housing Choice Voucher programs.  Using checklist functionality created in CRM, staff reviewers 
can determine the accuracy of tenant benefits and applicability of pertinent policies. The CRM 
continues to produce business wide detailed reports detailing all housing activities 
 
PHA implemented a critical component, Call Parrot, to the IVR integration.  Managers are able to 
monitor incoming calls to ensure agents adhere to compliance and quality standards.  The 
implementation is enriched with comprehensive and user-friendly data mining capabilities 
including agent ID, caller ID, time, date, and more.  This integrated tool is used as a training 
device to enhance customer service. 
 
PHA implemented the Partner Campaign to support tracking of PHA Social Service Partners, 
which is integrated with the agency-wide external Correspondence Management tools that tracks 
PHA outbound Correspondence for PHA Wide Agencies. The CRM Partner Campaign 
implementation is a tool for PHA to efficiently manage and record all of the all-outreaching efforts 
executed to promote our service to PHA clients and partners. It is also used to manage and track 
relationships that we have with our partners in order to provide excellent services to PHA clients. 
By linking the partner business plans to marketing campaigns, it provides an awareness of all the 
partners that are involved with PHA organized campaigns and their contribution towards the event. 
Partner Management is objectives and measurable goals that will allow PHA to measure each 
partner’s contribution and performance. Also, partner management allows users to view 
relationships between partner contacts and PHA staff. Additionally, is to create greater operational 
efficiency by creating a communication mechanism between different functional divisions through 
various PHA campaigns. 
 
PHA implemented a vacancy-tracking module to verify and expedite unit turnover.  This module 
reports the status of all units and their various stages of readiness.  Asset Mangers can at a glance 
determine unit availability. 
 
 
C. Reserve Balance and Adequacy of Reserves. 

 
PHA only restates reserves at the end of each fiscal year.  As of the fiscal year ending March 31, 
2007, PHA’s Low Rent Operating Reserve was  $2.3 million.  PHA’s operating reserve as of year-
end March 31, 2008 will not be available until September 2008.   
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SECTION 7:  CAPITAL PLANNING 
 

A. Budgeted Versus Actual Expenditures by Property  

 
Table 7-1.  Capital Programs:  Planned vs. Actual for Year Seven 

 

Development Name Scope of Work Estimated Capital 
Cost 

Actual Expenditures 
and Obligations 

Martin Luther King New Development $1,500,000 $1,500,000 

Scattered Sites 

New 
Development/Infill/Rehab/Modu
lar Housing $10,000,000 $0 

Greater Grays Ferry Estates (Bond) New Development $165,000,000 $165,000,000 

Neumann North Acquisition/Rehab $2,000,000 $0 

PHA-Wide Security Upgrades $1,000,000 $0 

Queen Lane Security System $800,000 $0 

Lucien E. Blackwell Homes 
(formerly Mill Ck) New Development $15,000,000 $15,000,000 

West Park 
Elevator upgrades and balcony 
enclosures $16,000,000 $0 

Wilson Park Non-Dwelling $8,000,000 $9,000,000 

Norris Apartments Security System $500,000 $0 

Germantown House 1 Comprehensive Modernization $12,000,000 $12,000,000 

Third Party Capital Requests New Development $5,000,000 $0 

Fairhill Security System $800,000 $0 

Hill Creek Modernizatiion $4,000,000 $0 

Queen Lane Boiler $500,000 $2,000,000 

Johnson Homes Utilities upgrade $6,000,000 $0 

Croydon (Bond) New Development $48,600,000 $0 

Brewery Town 1 New Development $7,700,000 $0 

Millcreek Extension1 New Development $8,000,000 $0 

Johnson Homes Senior Building $6,000,000 $0 

Marshall Shephard Village1 New Development $5,000,000 $5,000,000 

Ludlow HOPE VI Scattered Sites1 New Development $8,000,000 $8,000,000 

Scattered Sites Modular New Development $2,500,000 $2,500,000 

Warnock1 New Development $7,700,000 $0 

PHA-Wide Accessibility Improvements $500,000 $500,000 

PHA-Wide Energy Conservation $5,500,000 $500,000 

PHA-Wide  Sparkle Plus $6,500,000 $535,540 

  TOTAL $354,100,000 $221,535,540  
1 Capital Funding needs for HOPE VI and Mixed-Finance 
Developments.   
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MAJOR DEVELOPMENTS 
 

• PHA has expanded its role as developer by adding 2 new transactions (Mantua 
and Warnock Street Phase II, for a total of twenty-six deals currently in its 
portfolio, creating another 146 rental units and 0 homeownership units, 
successfully securing a total of approximately $2M in low-income housing tax 
credits for a total private equity raise from investors in the amount of 
approximately $19.5M. 

 

• PHA completed and sold 28 homeownership units at Schuylkill Falls.  
 

• PHA completed 155 rental units at Ludlow and Marshall Shepherd Village.  
 

• PHA continues it’s investment of capital dollars in the following transactions 
which closed in FY 2007-2008: Nellie Reynolds Garden and Ludlow 
Homeownership – Total Capital Closed FY 2007-2008 – $33.5M, (to support 64 
rental and 50 homeownership units). 

 

• PHA continues to leverage these capital dollars to provide quality housing to meet 
market-rate standards. 

 
o Leveraged Dollars on closed transactions FY 2006-2007 

� Private Equity Raised (LIHTC)  $22.8M 
� Local Funds     $2.5M  
� State                                                           $500K 
� Bond  $12.6M 

Total Leveraged Dollars $40.4M  
(Fiscal 07-08) 

 
 
Sparkle Plus Program 

• Design Documentation was provided for a solicitation for the Procurement and 
Installation of two aluminum signs at Greater Grays Ferry Estates and for new 
post and panel signs for the PAPMC sites that will match the new prototype signs 
installed under the previous Sparkle programs. 

 
Deferred Maintenance Program 

• Technical support was provided for compiling all documentation necessary for 
issuing 9 solicitations that would cover all work identified by the Performance 
Management Teams at all PHA sites. 

 
Abbottsford 

• Completed master planning 

• Received approval for demolition of two buildings 

• Issued RFP for demolition 

• Issued RFP for Master Developer  
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Disposition/Demolition/Acquisitions/Conversions  

 
Demolition:   

 
PHA submitted demolition applications for the following locations: 
 

• Mantua Homes – 3500 Fairmount Avenue – Requesting the demolition of an 18-
story, 153-unit building – Approved by HUD on March 25, 2008 

 

• Portion of Abbottsford Homes – 3205 Defense Terrace – Requesting demolition 
of 12 units in one building – Approved by HUD on March 28, 2008 

 

• Liddonfield Homes – Northeast section of Philadelphia – Requesting demolition 
of 514 units in 61 buildings – Pending HUD approval 

 
Disposition: 
 
PHA submitted 17 disposition applications between 04/01/07 and 03/31/08 to permit the 
transfer of 1,063 scattered site properties that are to be used along with other properties 
assembled by PHA affiliates and private purchasers/developers for various developments 
and uses including:  sale to enhance PHA’s scattered sites initiative (designed to sell 
vacant structures and lots to decrease PHA’s inventory of vacant structures and provide 
needed capital to offset HUD funding reductions); transfer to PHA affiliates for the 
development of affordable rental housing, including the development of 64 senior rental 
housing units and 50 family rental units; transfer to community development corporations 
and private entities for the development of approximately 110 affordable rental and 
homeownership units. 

 
Property Settlements: 
 
Although not all of the property dispositions submitted to HUD for approval have 
resulted in settlement during this period, the following dispositions have been closed, and 
have been constructed or are currently under construction: 
 
1.  New Urban Ventures 613 N. 10th St.  - Closed 04/27/07 - for use 

in the construction of 54 market 
homeownership units. 

 
2.  PresbyHomes & Services 3412 Mt. Vernon St. - Closed 06/08/07 - for 

use as part of a 66-unit, HUD 202 senior 
building. 

 
3.  Nellie Reynolds Gardens 1.47 acres of vacant land - Closed 07/31/07 

– 64-unit PHA senior development with 
commercial space 
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4.  Norris Square 20 vacant properties  - Closed 10/10/07 - for 

use in the construction of 50 affordable 
homeownership units 

 
5.  Homeownership Developers, LLP 16 vacant properties – Closed 10/17/07 -  
     (Union Hill Homes) as part of the development of 30 affordable 

homes for first time homebuyers between 
30% and 115% area median income  

 
6.  Allegheny West Foundation 1929 W. Lehigh Ave. – Closed 02/06/08 – 

two-story mixed use residential (four [4] 
rental units and commercial development.  

      
 
Falls Ridge – $50 million 
 
Falls Ridge Phase I – $35 million 

• Negotiations are underway to lease the remaining 6,000 square feet of retail 
space. 

 
Falls Ridge Phase IIA: $11.5 million 

• Completed construction of 28 affordable homeownership units. 

• Sold all 28 affordable homeownership units 
 
Falls Ridge Phase IIB:  

• Approximately 10% of market rate homeownership units developed by a private 
developer, Westrum Properties, have settled. 

 
Greater Gray Ferry Estates (GGFE)/Wilson Park/Blumberg – $192 million 
aggregate 
 
GGFE PHA Office Building - $11.6 million 

• Completed construction and occupancy of a 3-story 32,000 square ft. office 
building with multi-purpose space and computer training facilities. 

 
Germantown House - $23.2 million 

• Achieved breakeven, completed cost certification, and received 8609. 

• Completed the place-in-service process. 
 
Liddonfield –  $95 million 

• Prepared application for release of $3,500,000 in RACP funds from the 
Commonwealth of Pennsylvania.  

• Issued RFP for Master Developer for the site.  

• Negotiations are underway with respondents to Master Developer RFP. 
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Lucien E. Blackwell Homes - $140 Million 
 

Lucien E. Blackwell Homes Phase III  (Off -Site) – $23 million 

• Sold 35 homeownership units. 
 
Marshall Shepherd Village - $25 million 

• Completed mixed finance settlement with HUD and MMA 

• Began construction on 80 unit scattered site rental development 

• Completed construction of 80 unit scattered site rental development. 
 
Angela Court Phase II - $8 million 

• Completed mixed finance settlement with HUD and Beneficial Mutual Savings 
Bank. 

• Began construction of 54 senior rental units 
 
LEB Street Project - $2.1 million 

• Purchased equipment for safe street surveillance system. 
 
LUDLOW SCATTERED SITES HOPE VI - $50 million 
 
Ludlow Phase III - $26.6 million 

• Began construction of 75 Energy Star rental units 

• Completed construction of 75 Energy Star rental units 

• Received 75 Energy Star certificates 
 
Ludlow Phase V Homeownership - $20.5 million 

• Submitted Homeownership Term Sheet to HUD 

• Completed mixed finance settlement on 50 affordable homeownership units 

• Began construction of 50 affordable homeownership units. 
 
Mantua - $31 million 

• Completed master plan for development of 101 rental units 

• Submitted Tax Credit Applications for a two phase 101 unit development. 
 
Martin Luther King (MLK)- $83 million 
 
MLK Phase IIC – $9.9 million 

• Submitted revised revitalization plan for the development of 19 affordable 
homeownership units and green space. 

• Began design of 19 homeownership units and green space. 
 
Nellie Reynolds Garden - $22 million 

• Completed mixed finance settlement with HUD and MMA 

• Completed design of a three story, 64-unit senior building including 
approximately 12,000 square feet of commercial space. 
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• Began construction of a three story, 64-unit senior building including 
approximately 12,000 square feet of commercial space. 

 
Passyhunk Homes 

• Settled on sale of approximately 30 acres of land to a private developer, The 
DePaul Group 

• DePaul Group began construction of 80,000 square foot office building and 
parking for PHA. 

 
Spring Garden Apartments - $19 million 

• Third party developer, Spring Garden CDC, prepared term sheet. 
 
Warnock - $46.2 million 
 
Warnock Phase I - $20.9 million 

• Completed master planning for the development of a 45 unit building 

• Submitted tax credit application 

• Issued RFP for equity investor 

• Selected PNC as equity investor 

• Issued RFP for construction manager 

• Keating selected as construction manager 

• Submitted rental term sheet to HUD 

• Submitted disposition application to HUD 

• Acquired property through condemnation from the RDA 

• Issued and received proposals for new pavilion. 
 

Warnock Phase II - $25.3 million 

• Completed master planning for the development of a 45 unit building 

• Submitted tax credit application 

• Issued RFP for equity investor 

• Selected PNC as equity investor 

• Issued RFP for construction manager 

• Keating selected as construction manager 

• Submitted rental term sheet to HUD 

• Submitted disposition application to HUD 

• Acquired property through condemnation from the RDA 
 
OTHER RESULTS 

 
HVAC Upgrades 

• Completed replacement of (4) steam boilers and appurtenances at Queen 
Lane.  Procured vender and started the replacement of the (10,000 gal) 
Underground Storage Tank for heating fuel. 

• Replaced two (10,000 gal.) underground storage fuel oil tanks at West Park    

• Completed relocation of duct work at the John F. Street Community Center 
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• Completed the installation of  (2) steam boilers and Emlen Arms. Started the 
replacement of all heating system traps, temperature control valves at each 
radiator. Procured the vender and issued notice to proceed for the replacement 
of the (7,000 gal.) Underground Storage Tank for heating fuel . Also, procured 
vender for the installation of A/C in public corridors at Emlen Arms  

• Completed design and began construction of office space 
rehabilitation/reconfiguration including HVAC at 712 N. 16th Street 

 
Blumberg 

• Procured vendor and issued a NTP for design and construction for the demo 
of the existing guard-booths, installation of a new security kiosk, computer 
lab, 1st floor concrete slab repairs and investigative survey and repairs for 
waterproofing of the towers. 

 
Preventive Maintenance 

• Issued RFP for implementation of Deferred Maintenance Work Plan for 
conventional sites. 

 
MASTER PLANNING: 
 
Abbottsford Homes 

• Revised original plan for the 17.3 acres of land surrounding the recently 
renovated portion of the site. New plan calls for two separate phases within the 
development site including the widening of McMichael Street and the Demolition 
of two existing Buildings. Phases would be; 60 units Phase I and 52 units Phase 
II. The unit mixture will be 1,2, 3 and 4 bedroom units of twin, row and walk-up. 
No acquisition is required.  

 
Mill Creek East Extension 

• The plan is to create affordable rental and homeownership housing for various 
separate projects within the target boundary. Not all will be done by PHA. The 
unit mixture will be 2 and 3-bedroom units of twin, row and walk-up type. PHA 
portion would be the development of 50 affordable rental units. Approximately 
100 parcels will need to be acquired.  

 
Mill Creek West Extension 

• The plan is to create affordable rental and homeownership housing. The plan calls 
for various separate projects within the target boundary. Not all will be done by 
PHA. The unit mixture will be 1,2 and 3 bedroom units of twin, row and walk-up 
type. The PHA portion would be the development of 50 affordable rental units. 
Approximately 175 parcels will need to be acquired.      

 
Mantua Hall Vicinity 

• The Mantua Redevelopment will be a one-phase project. This will include the 
demolition of the high-rise, the construction of 100 new affordable rental housing 
units, and the incorporation of commercial space. The unit mixture will be 1, 2, 3 
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and 4 bedroom units of row and walk-up type. Approximately 100 parcels will 
need to be acquired. 

 
Warnock Extension 

• The plan is to create affordable rental and homeownership housing. done in 
various separate projects within the target boundary. Not all will be done by PHA. 
The unit mixture will be 1,2, 3 and 4 bedroom units of twin, row and walk-up 
type. The PHA portion would be the development of 100 affordable rental units. 
Approximately 344 parcels will need to be acquired.     

 
Ludlow Extension 

• The plan is to create 50 additional affordable rental housing units. The unit 
mixture will be 2 and 3-bedroom units of twin, row and walk-up type to fill in 
areas left by the HOPE VI redevelopment. Approximately 100 parcels will need 
to be acquired. 

 
Paschall Vicinity 

• The plan is to create affordable rental and homeownership housing on and off site 
of the existing Paschall Apartments Development. The plan calls for various 
separate projects within the target boundary. Not all may be done by PHA. The 
unit mixture will be 1,2, 3 and 4 bedroom units of twin, row and walk-up type. 
The PHA portion would be the development of 112 units on site and 80 units 
offsite. With the potential of an additional 70 offsite units. Approximately 100 
parcels will need to be acquired.         

 
Glenwood Vicinity 

• The plan is to create affordable rental and homeownership housing. The plan calls 
for various separate projects within the target boundary. Not all done by PHA.   
Included would be the rehab of some PHA owned property. The unit mixture will 
be 2 and 3  bedroom units of twin, row and walk-up type. The PHA portion would 
be the development of 50 affordable rental units. Approximately 100 parcels will 
need to be acquired. . 

 
Strawberry Mansion 

• The plan is to create affordable rental and homeownership housing. The plan calls 
for five separate projects within the target boundary. The unit mixture will be 1,2, 
3 and 4 bedroom units of twin, row and walk-up type. The PHA portion would be 
43 units developed in the 3200 block of Monument Street with 2 and 3 bedroom 
rental units. Approximately 43 parcels will need to be acquired.    

 
Grays Ferry North 

• The plan is to create affordable rental and homeownership housing. The plan calls 
for various separate projects within the target boundary. Not all done by PHA.   
Included would be the rehab of some PHA owned property. The unit mixture will 
be 2 and 3-bedroom units of twin, row and walk-up type. The PHA portion would 
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be the development of 50 affordable rental units. Approximately 100 parcels will 
need to be acquired. 
 

Sharswood Neighborhood  

• The plan is to create affordable rental and homeownership housing. The plan calls 
for various separate projects within the target boundary. Not all done by PHA.   
Included would be the rehab of some PHA owned property. The unit mixture will 
be 2 and 3-bedroom units of twin, row and walk-up type. The PHA portion would 
be the development of 50 affordable rental units. Approximately 100 parcels will 
need to be acquired. 
 

Bartram Village Vicinity  

• The plan is to create affordable rental and homeownership housing. The plan calls 
for various separate projects within the target boundary. Not all done by PHA.   
Included would be the rehab of some PHA owned property. The unit mixture will 
be 2 and 3-bedroom units of twin, row and walk-up type. The PHA portion would 
be the development of 50 affordable rental units. Approximately 100 parcels will 
need to be acquired. 
 

Liddonfield  

• The plan is to create affordable rental and homeownership housing. The plan calls 
for a mix of townhouse, duplexes, and a senior building within the target 
boundary. The unit mixture will be 2, 3, and 4  bedroom townhouse units, 1, 2 and 
3 bedroom duplexes and 1 and 2 bedroom senior apartments. The total 
development is for of 225 affordable units. No acquisition is required.    . 
 

Queen Lane Vicinity  

• The plan is to create affordable rental and homeownership housing. The plan calls 
for various separate projects within the target boundary. Not all done by PHA.   
Included would be the rehab of some PHA owned property. The unit mixture will 
be 2 and 3-bedroom units of twin, row and walk-up type. The PHA portion would 
be the development of 50 affordable rental units. Approximately 100 parcels will 
need to be acquired. 

 
Morton Homes  

• The plan is to perform a Comprehensive Modernization of the existing PHA 
Development. The unit mixture will be 2, 3, 4, and 5  bedroom units of row 
houses and walk-up type senior buildings with efficiency and 1-bedroom units. 
The total Development will be 248 units. No acquisition is required.       

 
Design Development 

• Initiated the option year for 7 of the 8 open-ended Architectural Services 
contracts, which will run from June 2007 to June 2008. 

• Issued and coordinated the completion of 20 A&E Task Orders with a total value 
of $766,438. 
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• Issued, and are still coordinating, the completion of 19 A&E Task Orders with a 
total value of $1,582,406.  

• Prepared an RFP for the solicitation of new Open-Ended A/E Services contract(s). 

• Prepared an RFP for the solicitation of an Interior Design Services contract(s). 

• Provided additional planning for the interior furnishings of PHA offices at the 
GGFE Office Building and schematic designs for a storage area addition.  

• Provided schematic designs for the LEB Community Center to incorporate 
requirements of the School District. 

• Provided schematic designs for the finishes and furnishings for the atrium of the 
Nellie Reynolds Senior Building. 

• Coordinated the design requirements with the outside developer for the 
construction of a new PHA office facility at the Passyunk Homes Site. 

• Provided technical information for the RFP soliciting proposals for Developers at 
Abbottsford and Liddenfield.  

• Provided additional schematic designs for the development of the MLK 
Community Building and “Park” parcels. 

• Revised schematic designs for the office portion of Warnock Phase II Building. 

• Provided additional design documentation, including a 3D rendering for the 
courtyard canopy at the Wilson Park Community Center. 

• Reviewed various site conditions as requested by the Real Estate Division to 
verify reports of PHA encroachment onto private propereties. 

• Provided design documents and technical support for the completion of the 
installation of new boilers at Queen Lane Apartments. 

• Provided schematic designs and technical support for the architectural, 
mechanical, and electrical renovations to 712 N. 16th Street,  

• Provided design documents as required to issue RFPs for the boiler replacement 
and corridor air conditioning at Emlen Arms Apartments. 

• Provided design documents for the boiler replacement at Norris Apartments High 
Rise and air conditioning at the Community Building. 

• Worked with an interagency panel to have LEB included in the plan for the 
installation of security cameras throughout the City  

• Created various maps for the disposition of PHA owned properties. 

• Created maps for the 11 master Planning Initiative Areas located throughout the 
City. 

• Provided Major Systems with the design documentation as needed for building 
permits for the construction of various in-house construction projects.  

• Prepared design documentation for the RFP to solicit proposals from the “open-
ended” CM Contracts for Ludlow, Warnock I, Warnock II, MLK IIC, and LEB 
Community Center. 

• Conducted block surveys of scattered site properties for purposes of future 
disposition/demolition. 

• Provided technical assistance in the preparation of Tax Credit Applications for 
Warnock II, Mantua, and Paschal. 
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• Reviewed Construction Documents and Shop Drawings for GGFE Office Facility, 
Ludlow, Warnock I, Warnock II, Nellie Reynolds Gardens, and Schuylkill Falls 
IIA. 

• Provided Design Documents for new computer labs at Hill Creek, Norris and 
Spring Garden. 

• Provided technical assistance in providing all documentation requested by PHA’s 
third party consultant for the certification of 987 accessible units. 

• Provided all specifications for compiling the documentation necessary for issuing 
9 solicitations that would cover all work identified by the Performance 
Management Teams at all PHA sites. 

• Reviewed all 504 and emergency transfer files at Admissions office and 
developed interim 504 Transfer Spread Sheet that meets all the criteria HUD 
needs for audit reporting 

• Developed new location code (ETRF) for the Remaining Family Members in an 
accessible unit that are to be relocated for ease of tracking for HUD Audit 

• Participated as panelist at PHA Social Service Summit, Panel: Expanding 
Housing and Service Options for Seniors, 9/26/07 

• Participated as presenter at The Consortium, Supports Coordination Unit, 
Housing Forum: 12/4/07 

• Worked with QA and CRM consultants on SBWL computer applications and 
accessibility issues 

• Worked on preliminary draft agreement with HUD and submitted 
Accommodation Request Log report to HUD 11/7/07 

• Revised Adaptable Unit Notices and had them installed at four sites.  Put scope of 
work for sites on the Portal. 

• Issued a new Notice for all Leasing Packets with information on accommodations 
and the Accessibility Coordinator’s phone number. 
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SECTION 8:  MANAGEMENT INFORMATION FOR OWNED/MANAGED UNITS 
 

A. Vacancy Rates 

 
1. Target:   At the time of the submission of the MTW Year Seven Plan, PHA reported an 

actual vacancy rate of 12.17%.  PHA projected that the adjusted vacancy rate would be 
6.98% by the end of MTW Year Seven.    

 
2. Actual:  As of the end of MTW Year Seven (March 31, 2008), the actual vacancy rate 

is 13.26% and the adjusted vacancy rate is 6.67% (Table 8-1).  This is based on a total 
unit count of 15,716 (compared to a total unit count of 15,793 at the beginning of Year 
Seven).   

 
Table 8-1.  Vacancy Rates for Year Seven 

 
VACANCIES  Baseline Year (4/01/01) Year Seven (3/31/08) 

SITE NUMBER / NAME Actual Adjusted Actual Adjusted 

 Rate % Rate % Rate % Rate % 

North Central      

001 Johnson Homes 6.58 6.58 3.57 3.57 

010  Raymond Rosen Manor -  52.39 0.00 3.36 3.16 

117  Raymond Rosen Manor -  - - 17.39 13.04 

119 Raymond Rosen Manor - New - -   

042  Champlost - mod 0.98 0.96 2.94 2.94 

049  Morton Homes 1.61 1.21 3.63 3.63 

050  Norman Blumberg Apts  - mod 59.80 15.20 3.59 3.39 

077 Bentley 18.18 18.18 6.06 6.06 

North Area     

003 Richard Allen Homes - reconfig.  8.67 1.33 2.00 2.00 

014  Norris Homes  -  FA 16.67 16.36 5.56 5.25 

015  Harrison Plaza 5.35 5.35 1.67 1.67 

020  Spring Garden 3.96 3.47 5.45 5.45 

055B Fairhill Apts  - mod 17.42 17.42 2.65 2.27 

114  Gladys B. Jacobs 1.25 1.25 1.25 1.25 

Northeast     

023  Liddonfield 23.64 22.34 46.42 0.00 

029  Hill Creek  - FA   27.16 4.78 3.89 3.59 

032  Oxford Village 10.00 5.50 3.00 3.00 

034  Whitehall Apts  - FA 44.22 0.40 2.42 2.42 

066  Holmecrest 3.57 3.57 1.19 1.19 

079  Plymouth Hall 26.09 26.09 100 0.00 

South Area     

002  Tasker Homes - demolished 18.15 16.98   

013  Wilson Park - Elderly 39.94 18.45 3.23 3.23 

113  Wilson Park - Multi-family (Mod.) - - 3.13 3.13 

031  Bartram Village 5.88 5.88 3.04 2.84 
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VACANCIES  Baseline Year (4/01/01) Year Seven (3/31/08) 

SITE NUMBER / NAME Actual Adjusted Actual Adjusted 

 Rate % Rate % Rate % Rate % 

061  Paschall Apts 16.29 14.93 11.31 10.86 

062  Point Breeze Court 5.63 5.63 1.41 1.41 

West Area     

018  Arch Homes 5.48 5.48 4.11 4.11 

024  Queen Lane 7.25 7.19 7.25 6.52 

035  Haddington Homes 10.14 10.14 6.08 6.08 

039  Westpark Apts 25.69 25.69 4.28 4.28 

045  Mantua Hall – demolished 3/30/08 19.74 19.74   

046  Haverford 4.17 4.17 0.00 0.00 

063  Katie B. Jackson(9 Units to S.S.) 18.64 18.64 10.17 10.17 

076  Emlen Arms 7.05 7.05 3.21 3.21 

093  Westpark Plaza 6.15 6.15 4.62 4.62 

TOTAL CONVENTIONAL 22.14 13.84 7.58 3.51 

Scattered Sites     

901  Haddington/Overbrook 8.16 0.84 11.32 7.34 

063  Katie B. Jackson (9 Units from Conv.) 0.00 0.00   

902  Mantua 22.00 11.09 24.30 13.88 

903  Kingsessing 8.70 3.34 8.87 6.38 

904  Germantown/Hunting Park 16.56 7.57 21.43 13.20 

905  Fairhill Square 24.34 13.32 20.71 10.07 

030  Abbottsford Homes - mod 49.92 2.18 7.48 0.39 

906  Francisville 37.48 14.46 32.26 16.47 

907  Ludlow 29.69 9.95 23.26 7.50 

908  Susquehanna 26.47 11.25 34.09 20.39 

909  Strawberry Mansion 41.12 16.94 44.57 22.29 

910  Oxford/Jefferson 34.63 7.60 39.43 14.91 

055A Parkview Apt 5.00 5.00 5.00 5.00 

065  Collegeview 7.41 7.41 0.00 0.00 

100  C.B.  Moore Homes 3.33 3.33 6.67 6.67 

104  Arlene Homes 0.00 0.00 3.13 3.13 

TOTAL SCATTERED SITES 25.59 9.99 25.47 12.83 

TOTAL PHA 23.57 12.25 15.56 7.67 

Tax Credit Properties     

PHA Managed (PAPMC)     

083 Germantown House (now site #152) 15.98 15.98   

129 Cambridge Plaza - Phase II na na 0.00 0.00 

132  Suffolk Manor na na 1.46 1.46 

133 Richard Allen Homes - Phase III na na 2.82 2.82 

134 Richard Allen Homes - Phase III na na 0.00 0.00 

137 Cambridge Plaza   - 202 na na 0.00 0.00 

138 Mt. Olivet na na 4.35 3.73 

139 Greater Greys Ferry Estates   0.00 0.00 

143  Greater Greys Ferry Estates II-A na na 1.23 1.23 
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VACANCIES  Baseline Year (4/01/01) Year Seven (3/31/08) 

SITE NUMBER / NAME Actual Adjusted Actual Adjusted 

 Rate % Rate % Rate % Rate % 

144  Greater Greys Ferry Estates II-B na na 0.00 0.00 

145 Lucien E Blackwell na na 0.00 0.00 

147 Cambridge Plaza - Phase III na na 0.00 0.00 

149  Martin Luther King – Phase IV na na 0.00 0.00 

150 Lucien E Blackwell II na na 0.00 0.00 

152 Germantown House na na 0.00 0.00 

153 Lucien E. Blackwell III na na 0.00 0.00 

156 Marshall Sheppard Village na na 50.0 50.0 

157 Ludlow Phase III na na 0.00 0.00 

TOTAL PHA MANAGED na na 2.59 2.59 

Privately Managed Entity’s (AMEs)     

121 Courtyard Apts at  Riverview 5.32 5.32 0.85 0.85 

126 8 Diamonds na na 0.81 0.81 

141 8 Diamonds na na 0.00 0.00 

127 Spring Garden Scattered Sites No data No data 1.16 1.16 

128 Martin Luther King-Phase I na na 0.00 0.00 

130 Falls Ridge na na 0.00 0.00 

131 St. Anthony's Senior Residence No data No data 0.00 0.00 

136  Martin Luther King – Phase III na na 0.00 0.00 

146 St. Ignatious na na 0.00 0.00 

148 Neumann North na na 0.00 0.00 

TOTAL PRIVATELY MANAGED na na 0.54 0.54 

COMBINED AME TOTAL na na 1.72 1.68 

     

GRAND TOTAL PHA & AME SITES 24.09% 11.64% 13.26 6.67 

 

 

B. Rent Collection – Finance  

 

Table 8-2.  Uncollected Rent for Year Seven 
         

 Baseline Year Year Seven 

Billed Rents     $12,490,979.00 $31,461,610.47 

Collected Rents      11,727,499.17 29,405,031.32 

Uncollected Rents          763,479.83 2,056,579.15 

Percent Uncollected Rents  6.11% 6.54% 

        Source:  Finance Department        

 
 

1. Target:  PHA projected a 5.5% rate for uncollected rent would be achieved during the 
current year. 
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2. Actual:   The total amount of collected rent for MTW Year Seven was $29.4 million, 
which is an increase of approximately $984,150 over the prior year.  At year’s end, the 
percent of uncollected rents was 6.54%.   
 

C. Work Orders 

             
1. Target:  PHA projected it would continue to meet its current response rate of 100% for 

emergency work orders within 24 hours.  For routine work orders, PHA projected it 
would respond with an average rate of 35 days.  

 
2. Actual:  PHA responded to 100% of all emergency work orders within 72 hours.  For 

routine work orders, PHA responded within an average time period of 44 days.   Note 
that the reported completion time for routine work orders is high as a result of 
reductions in maintenance staffing due to federal budget cuts. 

 

D.  Inspections 

 

1. Target:  PHA planned to complete inspections of 100% of units during MTW Year 
Seven. 

 
2. Actual:  PHA completed 97.2% of inspections for conventional units, scattered sites, 

PAPMC and AME sites as of the end of MTW Year Seven. 
 
Results of Independent PHAS Inspections:  PHA does not have an official final score for the 
year ending March 31, 2008 
 

E.  Security 
 

In spite of ongoing severe federal budget cuts, PHA continued to make progress in promotinig safe 
and secure housing communities.  PHA is pleased to report that Part I crimes at PHA 
developments decreased by 10.7%.  Currently private security officers are on site at eleven senior 
developments, two family/senior developments, three family developments, five Housing Choice 
Voucher site offices, one Scattered Site office and four administrative offices. A summary of past year 
and ongoing security initiatives follows:   
 
GPS (Global Positioning Systems) 
 

The PHA Police Department (PHAPD) has installed GPS devices on all Patrol vehicles. These 
devices allows PHAPD to monitor (in real time) the exact location of all police vehicle through a 
secure Internet based site. The GPS acts as an electronic supervisor that monitors driver behavior, 
vehicle location and vehicle performance. This Fleet Tracking and Diagnostic system serves as a 
valuable police supervisory and fleet management tool.   
 
 
Homeland Security 
 
The PHAPD continued its partnership with the U. S. Attorney’s Office to support Homeland 
Security objectives.  PHAPD attended scheduled meeting to confer about methods and approaches 
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to securing our population and infrastructure against terrorist attack.  Informative discussions and 
seminars with security professionals and scholars regarding nuclear, biological and chemical attack 
are frequently held and provide valuable insight on how to prepare for these potential events. 
 
Enhanced Communication with the Philadelphia Police Department 
 

The Philadelphia Housing Authority Police Department continued to improve its communication 
with the Philadelphia Police Department through its inclusion in the weekly CompStat meetings 
held at the Police Academy. The PHAPD Patrol Commander attended the weekly Philadelphia 
Police Computer Statistics meetings held at the Philadelphia Police Academy. These ongoing 
meetings include local, state, and governmental agency representatives who discuss a multi-agency 
approach to reducing crime and quality of life issues. The PHA Police Chief and the Police 
Commissioner of the City of Philadelphia continue to meet on a bi-weekly basis to discus law 
enforcement issues of mutual concern and issues impacting on Public Housing. 
 
Crime Commission 

 
The PHA Police Department continued to maintain a working relationship with the Citizens Crime 
Commission of Pennsylvania.  PHA supports the Commission’s anonymous TIP line through 
which citizens report crimes that are particularly heinous.  In the last fiscal year, through the 
auspices of the Crime Commission Tip line, PHAPD was given valuable information to solve the 
burglary of the Bartram Computer center and the theft of fifteen (15) computers used by residents 
and their children. 

Criminal History Checks: P.A.T.C.H 
 
Over 12,000 criminal history checks have been performed by sworn personnel to determine a 
candidate’s suitability for public housing, through our close contact with the PSP, the turn around 
time has been cut from fourteen (14) plus days to ten (10) days or less. 
 

Physical Security Upgrades  
 
PHA issued a Solicitation for Deferred Maintenance and included repair, replacement and installation of 
security equipment. Responses were received from three companies, and a contract was awarded. To 
date, the contractor has completed and submitted estimates to complete the necessary upgrades at 
Norris, Katie B, Fairhill, Queen Lane, Emlen and Wilson Park seniors. Future plans include the repair 
and/or replacement of equipment throughout the authority. 
 
Integrated Digital Security Systems For Added Protection 

 
Many sites are currently scheduled for installation of upgraded systems, which are composed of interior 
and exterior digital color surveillance cameras recording to digital video recorders, which can be viewed 
remotely by personal desktop computers and the PHA Police Radio Room.  
 

Digital Security Systems Provide Added Protection for seniors and other Residents 
 

Installation of the integrated security systems are completed at John Street Community Center, Wilson 
Park Community Center, Greater Grays Ferry, and the Bartram Warehouse.  Additional systems are 
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under construction at Cambridge III and Germantown House. Personal desktop computers and the PHA 
Police Radio Room can view images remotely.  
 
Community Relations: DARE and GREAT 
 
The PHAPD leveraged the resources of the P.H.A. summer food program to provides residents a non-
threatening and safe environment to interact with police officers and community stakeholders for 
hundreds of children from June through the middle of August.  PHAPD also provided four one-day trips 
and two overnight trips for 92 of PHA’s residents as a positive alternative activity to interact with police 
officer while enhancing their social skills. There were 19 GREAT summer seminars at 21 housing 
developments throughout the city reaching 75 adults and 518 children. The PHA Police continues this 
tradition by bringing the D.A.R.E. Program to 154 school age children in schools and various housing 
developments throughout the city.  
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SECTION 9: MANAGEMENT INFORMATION FOR LEASED HOUSING 
 

A.  Leasing Information 

 

1. Target versus Actual Lease Ups. 

 

Target:  PHA expected to achieve a 100% voucher lease-up rate for MTW vouchers    

in MTW Year Seven. The projected utilization for the period April 1, 2007 through 

March 31, 2008 for MTW allocations was 14,850 families leased. 

 

Actual:  For the fiscal year ending March 31, 2008,  PHA achieved a 100% voucher 

lease-up rate with 14,850 families leased. 
                                     

2. Information and Certification of Data on Leased Housing Management. 

 

Ensuring Rent Reasonableness:  PHA determines rent reasonableness for all HCV 

units prior to initial leasing and upon the owner’s request for a rent increase.  PHA 

has implemented a citywide rent database that assesses and compares rents by 

Philadelphia neighborhoods. PHA utilizes the services of Applied Real Estate 

Analysis, Inc. (AREA) to conduct rental analysis on unassisted units of various 

bedroom sizes in 32 rental sub-markets in Philadelphia.   

 

Expanding Housing Opportunities:  PHA places an emphasis on increasing the 

supply and range of affordable housing opportunities.  PHA supports housing 

rehabilitation and neighborhood revitalization initiatives to increase the range of 

housing choices available to low-income participants and promote improved 

utilization of housing vouchers in stable neighborhood. The agency also continues 

to promote homeownership opportunities through an extensive counseling, escrow, 

and sales program. PHA continues to increase homeownership opportunities 

through use of Tenant Based Vouchers, 5(h) Homeownership Demonstration 

Program (single-family scattered site units) and Turnkey III units (public housing 

sites).  A total of 541 homes have been sold under these programs.  

 

Homeownership Sales by Program: 

 

Housing Choice Voucher (tenant based): 217 

5(h)Homeownership: 118 

Turnkey III (Whitman Park and Brown Street): 206 

 

Deconcentration of Low-Income Families:  PHA’s MTW family program strives to 

effect upward mobility by assisting public housing residents to increase their 

income.  At HOPE VI developments, mixed-income communities are promoted by 

targeting different tiers of income.  Applicants and/or participants receiving tenant-

based vouchers are required to attend a briefing session during which voucher 

recipients are encouraged to broaden their housing search beyond “traditional 

neighborhoods” and exercise housing choice.   

 

PHA’s deconcentration strategy targets PHA’s resources and development activities 

in impacted areas in order to improve neighborhoods from within.  Its HCV 
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families are dispersed and deconcentrated throughout the City. PHA’s residents use 

HCVs in a variety of non-impacted communities outside Philadelphia.  

 

3. Narrative/Explanation of Differences. 

 

PHA met its target performance goals specified in the MTW Annual Plan for Year 

Seven. 

 

B. Inspection Strategy 

 

1.  Results of Inspection Strategy. 

 

Planned Versus Actual Inspections Completed by Category: 

 

• Annual Housing Quality Standards (HQS) Inspections- PHA met its goal of 

completing 100% of planned annual HQS Inspections.  PHA has scheduled 

100% annual HQS inspections of occupied households.  

• Pre-Contract HQS Inspections-PHA completed 100% of planned pre-contract 

HQS inspections.  Pre-inspections are conducted on 100% of all units prior to 

any unit being placed in the HCV program. 

• HQS Quality Control Inspections-PHA completed 100% of planned HQS 

quality control inspections. PHA conducts HQS quality control inspections on 

10% of the total number of initial and annual HQS inspections performed 

annually. 

• PHA has not yet implemented its revised inspection procedure for High 

Performing Landlords.  PHA is in the process of developing the parameters for 

the program. 

 

HQS Enforcement: 

 

• PHA continues to enforce 72 hour and/or 30 day corrective action in the event 

of failed inspections.  Re-inspection of units with safety or health violations is 

scheduled within 72 hours for emergency deficiencies and within 30 days for 

routine deficiencies.  Units that fail inspection for serious conditions have up to 

72 hours to repair or the Housing Assistance Payment (HAP) is abated.  Units 

that fail the re-inspection for routine or emergency repairs are terminated from 

the program. 

 
 

 2.  Narrative/Discussion of Differences.  

 

PHA met or exceeded the target performance goals specified in the MTW Annual 

Plan for Year Seven. 
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SECTION 10: RESIDENT PROGRAMS 
 
 
A. Description of Resident Programs 

 
Resident Programs at PHA are designed to improve the quality of life for residents of 
both Public Housing and the Housing Choice Voucher programs through a 
comprehensive array of economic, educational, social, and health initiatives for youth, 
adults, and seniors which promote self-sufficiency and well being.  Under the MTW 
Demonstration Program, PHA has the opportunity to maximize the delivery of services 
that are offered by PHA, partners, agencies and neighborhood organizations to residents. 
 
CSS uses a regional model for supportive social service delivery to all residents of a wide 
array of educational, training, placement, entrepreneurial, homeownership and supportive 
services through its Economic Self Sufficiency (ESS) Center North at Blumberg 
Apartments.  Five ESS teams in five regional offices have been established at:  1172-
1174 South Broad Street, 5207 Walnut Street, 5538-A Wayne Avenue, 642 N. Broad 
Street, 1516 Judson Way, 2nd Floor  (23rd and Jefferson) and 4346 Frankford Avenue.   
 
These service centers outreach to and serve resident of Scattered Sites, Conventional 
Sites and Housing Choice Vouchers units. Economic Self Sufficiency (ESS) 
Coordinators link public housing residents to PHA’s Family Programs. 
 
TSSI’s assistance is invaluable to PHA in developing, managing and implementing 
programs.  TSSI contracts with PHA to perform resident empowerment services, 
leadership development and evaluation services.  TSSI sponsors an annual Resident 
Empowerment Conference that has hosted residents from 48 of the 50 states and Healthy 
Homes Asthma Intervention and Reduction program; and the Resident Council election 
processes. 
 
These programs are funded through a variety of grants and partnerships.  PHA 
aggressively pursues funding for services to ensure that a variety of needed services are 
available.  PHA will continue to seek out resources for existing and new programs and 
supportive services 
 
Family Program 

 

The goal of PHA’s Family Program is self-sufficiency, with the following elements 
central to this Program: 
 
� Increase the number of households participating in educational, employment and 

entrepreneurial training programs. 
� Increase the average household income of residents. 
� Increase savings among resident households. 
� Increase opportunities for seniors to continue to live independently. 
� Increase access to health care resources. 
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� Increase services to youth. 
 

In order to effectively deliver these services, PHA has developed the following 5-tiered 
approach based on household income: 
 
1. Zero Income Households.  Assign a case manager to each head of household to 

develop a self-sufficiency plan that will provide referrals for education and job 
training programs, improve job readiness, and initiate a job search and placement. 

2. TANF Recipients.  Through the case manager assigned by Philadelphia County 
Assistance Office to TANF Recipients, PHA will supplement existing services to 
provide additional referrals for education and job training programs, improve job 
readiness, and initiate a job search and placement. 

3. Part-Time or Seasonally Employed Heads of Households.  PHA will assist these 
individuals to obtain full-time employment with benefits through training programs to 
improve career skills and job referrals. 

4. Full-Time Employed Heads of Households.  PHA will assist these individuals to 
obtain a living wage with benefits and to achieve homeownership through Career 
Awareness workshops and job referrals. 

5. Elderly and Disabled Households.  PHA will assist these individuals to fully access 
available services and opportunities, including the development of an Assisted Living 
Program for eligible participants. 

 
The comprehensive MTW Family Program works both with residents of public housing 
and Housing Choice Voucher (HCV) Program participants to provide the coordination of 
services necessary to address families’ needs.  PHAs Moving to Employment (MTE) 
Economic Self-Sufficiency Program for public housing residents are similar to the HCV 
Family Self-Sufficiency Program, but do not include an escrow account.  Services under 
the Family Self-Sufficiency Program and Economic Self Sufficiency Programs include 
specialized skills training, supportive services such as substance abuse counseling, youth 
and elderly programs, job search and housing search assistance, and homeownership 
counseling. 
 
The Community Partners program continues to fund a range of supportive services 
including the nationally recognized Pre-Apprenticeship Program and the Skills for Life 
youth program.  The Community Partners program recruited new partners, expand the 
range of training programs, and provide incentives to encourage successful participation 
by residents.  These programs are designed to provide residents with the skills to enter the 
construction, transportation and health fields.  Residents securing employment through 
these programs are earning a median hourly rate of $13.66.  Additional programs include 
day-care training, certified food handler, home maintenance and repair, and hospitality 
industry training.   In Year 7 PHA’s new community partners expanded training 
opportunities for eligible residents to obtain a commercial driver’s license, develop 
resident owned businesses, and provide training for Administrative Assistants, Financial 
Services, Customer Service, and cable installation. 
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PHA uses its MTW single fund budget flexibility, in combination with other funds, to 
provide or coordinate the provision of all services required to promote family economic 
self-sufficiency.   PHA uses related non-profits to implement and operate various 
components of our comprehensive program.  Tenant Support Services, Inc. (TSSI), which 
is operated by public housing residents, is keenly aware of the needs, interests, and 
preferences of the target populations, and as an independent non-profit, they have access 
to private and public funding sources unavailable to PHA.  TSSI anticipates being able to 
increase its effectiveness through grants and the use of an alternate procurement plan that 
will be developed under the MTW program. 

 
Supportive Services 

 
A broad range of supportive services is currently available to residents.  Resident 
programs offered during Year Seven included the following:   

 
1. Pre-Apprenticeship Program.  As of March 31, 2008, a total of five hundred and 

twenty-eight (528) residents graduated from the Pre-Apprenticeship Building, 
Maintenance and Construction Training Program since inception.   Two hundred and 
eighty (280) of these graduates entered the construction trades.  These jobs are 
positions at union scale wages with benefits, resulting from certified apprenticeships 
in the building and construction trades program. 

 
2. Section 3 Compliance Program.  This program, which requires PHA contractors to 

hire qualified PHA residents for new positions, produced 154 jobs over the past year.   
PHA contractors continue to fill their workforce needs with qualified PHA residents, 
who are often graduates of the Pre-Apprenticeship program.   

 
3. Certified Nursing Assistant Program.   Nine hundred and ninety-eight (998) residents 

have graduated from the Certified Nursing Assistant (CNA) program, of which over 
90% became employed as State certified CNAs.  Fifty-four (54) residents graduated 
last year. 

 
4. Pharmacy Technician Program.  A total of three hundred and seventy-seven (377) 

residents to date have graduated and secured employment as Pharmacy Technicians, 
of which seventy-eight (78) graduated in the past year. 

 
5. Medical Billing.  A total of two hundred and fifty-two (252) residents to date have 

graduated and secured employment as Medical Billing Clerks, of which thirty-eight 
(38) graduated in the past year. 

 

6. Job Skill Training and Entrepreneurial Development Programs.  PHA has expanded 
the number and variety of programs available to residents by incorporating 
Educational Data Systems Inc,  (EDSI) Supported Work, Job Search, Job Placement, 
Community Service and Job Retention services; Management Environmental 
Technologies, Inc (MET) offers Job Training, Youth Development, Cultural 
Awareness, Small Business Development and Neighborhood Improvement programs; 
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Creative Urban Educational Systems Medical Billing students receive training in 
technical ICD-9CM coding, CPT data processing and reimbursement procedures.  

 
7. Youth Programs.  As many as 200 low-income children participated in a new after 

school program established under a historic partnership between PHA and the Boys & 
Girls Clubs (BGCP) of Philadelphia. The BGCP provides programs and activities at 
PHA’s two newest community centers, Wilson Park in South Philadelphia at the 
South Philadelphia After-school Recreation Center (SPARC) and in North 
Philadelphia in the John F. Street Community Center. Both locations offer programs 
for 1st through 5th graders from 3:00 PM to 6:00 PM, and for 12-18 year olds from 
6:00 to 8:00, Monday through Friday. Activities at the centers focus on five core 
areas: education and career development; character and leadership development, 
health and life skills; the arts; fitness and recreation. There is no charge to families for 
their children’s participation in the BGCP programs at the PHA locations. BGCP 
obtained foundation and Department of Juvenile Justice grants in cooperation with 
HUD to pay for this first year of program operation, while PHA covers the cost of 
providing and maintaining the community centers.  

 
As part of PHA's Foundation Strategy, Tenant Support Services in partnership with 
the Philadelphia Housing Authority was awarded $150,000 from the Wachovia 
Foundation to hire a coordinator to initiate the program delivery phase of the Grays 
Ferry revitalization project. TSSI launched the South Philadelphia After-school 
Recreation Center (SPARC) with services provided by the Boys and Girls Clubs of 
Philadelphia, designed to promote healthy living, support academic achievement and 
leadership skills for area youth. The SPARC provides the youth with access to an 
exercise room, arts and crafts room with kiln, recording studio, dance studio, 
computer lab, classrooms, commercial kitchen and a gym/multipurpose room. 

 
PHA has created partnerships with nine Family Centers, two Cultural Arts 
organizations, eight Community Based Organizations, and the Explorers of the Boy 
Scouts of America.  These organizations provide youth services for full participation 
in the economic and social fabric of the City of Philadelphia.  The goal is to provide 
youth with the academic and social skills necessary to not only succeed and graduate 
from high school, but to develop a long-term career path.  To support these goals, 
PHA is creating resident youth councils, a youth mentoring program, and a 
comprehensive PHA-wide youth services network to ensure PHA youths throughout 
the city have equal access to all youth services available. 

 
8. Skills for Life Program.  Eighty-nine percent (89%) of the Skills for Life students 

matriculated to the next grade level, which exceeds the Philadelphia School District 
rate by as much as 29%.  Youth receive stipends and transit passes to attend academic 
enrichment and career exploration programs.  Adult training participants gain work 
experience that leads to employment in the building and construction trades. 
 

9. Senior Programs.  PHA has a number of senior developments along with programs 
specifically designed to provide services for senior residents.  PHA is presently 
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developing a comprehensive program to provide enhanced supportive living services 
and options for seniors under programs administered by the Pennsylvania Department 
of Public Welfare and the Pennsylvania Department of Aging.  LIFE centers are now 
operational at Greater Grays Ferry Estates and Germantown House.  PHA has also 
established a Senior Advisory Board that provides a forum for senior issues and 
concerns.   

 
10. Home Sales Department   To date, the Homeownership Division has sold 879 homes. 

During the current fiscal year April 1, 2007 thru March 31, 2008, the Homeownership 
Division sold 112 homes.    PHA is one of the leading housing authorities in the 
nation in HCV homeownership sales.   

 
In Year Seven the Housing Choice Voucher (HCV) Program closed a total of 59 
homes of which eighteen were disabled families for a total of 217 homes sold under 
the HCV Program including 58 families with disabilities. Under the Turnkey III 
Program, to date PHA has sold 206 homes.  PHA developed two Turnkey III sites - 
Brown Street Village is closed out and only one home remain to be sold at Whitman 
Park.  The Turnkey III program is designed to give families the opportunity to own 
their own home after a two-year occupancy agreement.  Each resident has an 
individual escrow reserve account, which is intended to assist the households to 
accumulate savings during the lease term, and apply the funds toward a down 
payment and/or closing costs. 
 
Under the Section (5H) Scattered Sites Program to date 118 homes closed.   The 
Homeownership division sold out Lucien E. Blackwell Homes Phase I, forty homes, 
and Phase II, twenty-five homes for a total of 65 homes.  PHA sold 32 homes at 
Lucien Blackwell Phase III.   PHA sold 123 affordable homes at Greater Grays Ferry 
Estates. In South Philadelphia, at the new Martin Luther King Plaza, selling near 
Center City’s “Avenue of the Arts”, PHA sold out Phase 1 for a total of seventy-six 
(76) homes and Phase II, fourteen (14) homes for a total of 90 Homes.  The 
Homeownership Division started the sales at Ludlow Homes and has completed 41 
agreements of sales, our new development of 50 affordable homeownership units.  
Last year, PHA provided first-time homebuyer workshops to over 1,465 PHA 
residents.  The Homeownership division along with the Communications Department 
received an overwhelming response from widespread and targeted marketing efforts, 
having received approximately 5,500 applications from prospective homebuyers for 
our new developments. 
 
PHA has made a special commitment in fulfilling its objective of providing 
homeownership opportunities to public housing residents. PHA created a Resident 
Mortgage Assistance Program (RMAP), this is a comprehensive benefit package to 
assist residents in achieving Homeownership.  It provided residents with closing cost 
assistance, wrote down the sales price for our clients who purchase homes at our New 
Development and provided free financial counseling in planning their budget.  
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The Homeownership Division provided homeownership seminars to various 
community organizations and events throughout the City of Philadelphia, including 
the annual Tribune Homebuyer’s Workshop, one of the premier homebuyer events 
held in the city.  PHA also established partnerships with major banks including 
Wachovia Bank, Bank of America, Citizens Bank, Commerce Bank, Sovereign Bank, 
Wells Fargo and PNC.  The services include free credit reports, budgeting/money 
management, and credit repair.   The Division maintains relationships with 27 
certified housing counseling agencies throughout the city of Philadelphia and the 
Pennsylvania Housing Finance Agency (PHFA). 

 
11. Clean Sweep and Community Days.  PHA residents are required to participate in a 

program of Community Service.  PHA developed two programs for residents to fulfill 
this commitment by participating in site/neighborhood clean up activities known as 
“Clean Sweep and Community Days.”  These programs continue to foster 
neighborhood pride and good neighbors. 

 
12. Summer Food Services.  PHA operates a summer food program, serving breakfast 

and lunch to children up to the age of 18 living in and around public housing.  
Residents are hired to operate this summer program. 

 
13. Healthy Homes.  PHA operates a demonstration healthy homes program to reduce 

asthma hazards in housing choice voucher properties. Focus is on households with 
children between 0 to 6 years old. 

 
14. DARE and GREAT Programs PHA’s Police Department provides Drug Abuse 

Resistance Education (DARE) and Gang Resistance Education and Training 
(GREAT) programs to encourage young people to stay off drugs.  PHAPD has 
relationships with 18 elementary and middle schools in the areas surrounding PHA’s 
housing developments. 

 
15. Conflict Resolution; Domestic Violence Prevention and Assistance.  Residents 

needing assistance to resolve a dispute in their family or neighborhood can get such 
assistance from PHA Police Department staff trained in conflict resolution. 

 
16. Computer Labs: Mobile and On Site Neighborhood Networks Labs.  PHA is 

establishing a network of computer laboratories that provide formal instruction in 
basic computer literacy, standard software and Internet use.  The site-based 
laboratories are supplemented by two (2) Mobile Computer Labs operated and staffed 
by the PHA Police Department PHA has outfitted two vans with computers.  These 
vehicles are loaded with educational software and scheduled for site visits at 
developments that do not yet have labs. 

 
17. Health Clinics.  With Drexel University/MCP Hahnemann, Resources for Human 

Development and Temple University, PHA operates clinics that offer medical, dental 
and community behavioral health care and health education; primary care for all ages 
including family planning, pre-natal care, well child care, EPSDT exams, nutrition, 
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chronic illness care such as asthma, diabetes, heart disease, high blood pressure, acute 
illness.  Behavioral health care includes mental health, drug and alcohol treatment.  
The centers employ a psychiatrist, licensed psychologist and social workers.  The 
centers generally provide counseling and medication for depression, anxiety, bipolar 
disorder, schizophrenia, post traumatic stress disorder, substance abuse, family and 
child therapy, grief and loss counseling.  Some centers provide van service. 

 
18. HOPE VI Community and Supportive Services.  PHA contracts for case management 

services with HOPE VI Providers in North, South and West Philadelphia, namely, 
Asociacion de Puertorriquenos en Marcha (APM), Ramsey Educational Development 
Institute, Inc (REDI), The Enterprise Center (TEC) and Universal Community Homes 
have been providing community and social services to residents of Richard Allen, 
Falls Ridge, Martin Luther King, Lucien E. Blackwell and Ludlow Scattered Sites.  
Services help residents end their reliance on categorical assistance.  HOPE VI links 
residents to available community services and provides specific training, example, the 
Enterprise Center provides its array of business development and incubation services.  
APM provides human service placements using a case management model. 

 
19. HOPE VI Mentoring Demonstration Program. PHA operates a mentoring 

demonstration program whose focus is to increase FICO credit rating and to increase 
the adjusted family income.  This program serves 40 residents in Lucien E. Blackwell  
(formerly Mill Creek).  The other goals are to assist residents to: train for gaining and 
sustaining employment; enroll in GED and/or college and gain access to 
homeownership programs. 

 
20. Grants and Resource Development.  The Program Compliance/HOPE VI (PCH6) 

Department is responsible to research grant opportunities and to identify prospective 
partners that have the capacity to provide programs and services that are needed by 
public housing and housing choice voucher residents to become economically self 
sufficient and to improve their quality of life.   
 
PCH6 identifies opportunities for education, job skills training, job preparation, 
placement and retention, resident owned business development, homeownership, 
credit repair and financial literacy and supportive social services including healthy 
lifestyles, children, youth and senior programs. 
 
 

 
 

 
 
 
 
 



 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

MOVING TO WORK YEAR SEVEN ANNUAL REPORT 

B. RESULTS OF 2008 RESIDENT SURVEY 

 
 



61 604 respondents

OVERALL SATISFACTION

1.   How satisfied are you with the following:

Very Very Does Not Missing

Satisfied Satisfied Dissatisfied Dissatisfied Apply Answer
Your unit/home? 13% 75% 11% 1% 3% 0%

75 440 63 8 18 0

Your development/building? 11% 64% 23% 2% 19% 0%

53 309 113 11 117 1

Your neighborhood? 7% 60% 27% 5% 1% 0%

44 362 164 29 4 1

MAINTENANCE AND REPAIR

2.   Over the last year, how many times have you called for maintenance or repairs?

Have Never 1 to 3 4 to 6 More Than Does Not Missing

Called Times Times 6 Times Apply Answer
25% 51% 16% 8% 1% 0%

152 305 96 45 6 0

3.   If you called for NON-EMERGENCY maintenance or repairs (for example, leaky faucet, broken 

      light, etc.), the work was usually completed in:

Have Never Less Than 1 to 4 More Than Problem Never Missing

Called One Week Weeks 4 Weeks Corrected Answer
32% 45% 32% 15% 8% 1%

196 183 130 59 32 4

4.   If you called for EMERGENCY maintenance or repairs (for example, toilet plugged up, gas leak, 

      etc.), the work was usually completed in:

Have Never Less Than 6 to 24 More Than Problem Never Missing

Called 6 Hours Hours 24 Hours Corrected Answer
48% 12% 28% 54% 6% 0%

292 36 88 169 19 0

Philadelphia Housing Authority

   Customer Service and Satisfaction Survey 2008

ALL DEVELOPMENTS*
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5.    Based on your experience, how satisfied are you with:

Very Very Does Not Missing

Satisfied Satisfied Dissatisfied Dissatisfied Apply Answer
How easy it was to request 5% 81% 13% 2% 23% 0%

repairs? 23 373 59 8 141 0

How well the repairs were 6% 83% 8% 3% 24% 0%

done? 27 382 37 15 142 1

How well you were treated

by the person you contacted 8% 85% 5% 2% 24% 0%

for repairs? 37 394 23 7 143 0

How well you were treated by 8% 89% 2% 1% 24% 0%

the person doing the repairs? 37 408 11 5 143 0

COMMUNICATION

6.     Do you think management provides you information about:

Strongly Strongly Does Not Missing

Agree Agree Disagree Disagree Apply Answer
Maintenance and repair (for

example, water shut-off, boiler 7% 72% 18% 3% 4% 0%
shut-down, modernization activities? 42 415 103 15 26 3

The rules of your lease? 6% 80% 12% 2% 3% 0%

36 470 69 12 16 1

Meetings and events? 7% 70% 20% 3% 10% 0%

39 381 109 14 61 0

7.      Do you think management is:

Strongly Strongly Does Not Missing

Agree Agree Disagree Disagree Apply Answer
Responsive to your questions 7% 76% 16% 2% 2% 0%

and concerns? 39 449 94 9 13 0

Courteous and professional with 7% 81% 11% 2% 2% 0%

you? 41 479 64 9 11 0

Supportive of your resident/ 6% 70% 21% 2% 40% 0%

tenant organization? 22 254 77 8 243 0

8.    Are  you involved in a resident/tenant organization in your housing development?

Yes No Missing 
8% 92% 0%

49 552 3
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SAFETY

9.    How safe do you feel:

Very Very Does Not Missing

Safe Safe Unsafe Unsafe Apply Answer
In your unit/home? 14% 73% 10% 3% 1% 1%

84 432 57 16 8 7

In your building? 15% 60% 19% 6% 30% 1%

63 251 80 23 182 5

In  your parking area? 11% 56% 24% 8% 39% 0%

42 205 89 31 236 1

10.     Do you think any of the following contribute to crime in your development?

        (Mark all that apply.)

Number Percentage
Bad Lighting 184 30%

Broken Locks 44 7%

Location of Housing Development 118 20%

Police Do Not Respond 139 23%

Residents Don't Care 304 50%

Resident Screening 164 27%

Vacant Units 61 10%

Open Air Drug Activities 321 53%

11.  If residents in your development break the rules in the lease, does management take action?

Yes No Don’t Know Missing 
66% 34% 54% 1%

179 91 325 9

12.  Are you aware of any crime prevention programs available to residents (for example,

      Neighborhood Watch, Block Watch, Community Policing, Tenant Patrol, or Street Patrol)?

Does Not Missing

Yes No Apply Answer
27% 73% 8% 0%

151 406 46 1

SERVICES

13.     Over the last year, how many problems, if any, have you had with electricity or heat?

Never Had 1 to 3 4 to 6 More Than Does Not Missing

a Problem Problems Problems 6 Problems Apply Answer
54% 40% 4% 2% 0% 0%

326 242 22 11 3 0
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13a.   If you had a problem with electricity or heat, how long did it take to fix?

Never Had Less Than 6 to 24 More Than Problem Never Missing

a Problem 6 Hours Hours 24 Hours Corrected Answer
54% 8% 31% 56% 5% 0%

326 23 84 153 15 3

14.      Over the last year, how many problems, if any, have you had with kitchen appliances 

         (for example, stove, refrigerator, etc.)?

Never Had 1 to 3 4 to 6 More Than Does Not Missing

a Problem Problems Problems 6 Problems Apply Answer
77% 21% 2% 1% 1% 0%

461 123 10 5 5 0

14a.   If you had a problem with kitchen appliances, how long did it take to fix?

Never Had Less Than 6 to 24 More Than Problem Never Missing

a Problem 6 Hours Hours 24 Hours Corrected Answer
76% 8% 21% 62% 9% 1%

460 11 30 87 12 4

15.       Over the last year, how many problems, if any, have you had with water or plumbing 

          (for example, toilets, hot water, etc.)?

Never Had 1 to 3 4 to 6 More Than Does Not Missing

a Problem Problems Problems 6 Problems Apply Answer
57% 36% 5% 2% 1% 0%

344 218 28 9 4 1

15a.   If you had a problem with water or plumbing, how long did it take to fix?

Never Had Less Than 6 to 24 More Than Problem Never Missing

a Problem 6 Hours Hours 24 Hours Corrected Answer
57% 11% 30% 48% 11% 0%

346 29 76 123 27 3

16.       Over the last year, how many problems, if any, have you had with smoke detectors?

Never Had 1 to 3 4 to 6 More Than Does Not Missing

a Problem Problems Problems 6 Problems Apply Answer
90% 10% 0% 0% 0% 0%

539 59 2 1 3 0

16a.   If you had a problem with smoke detectors, how long did it take to fix?

Never Had Less Than 6 to 24 More Than Problem Never Missing

a Problem 6 Hours Hours 24 Hours Corrected Answer
89% 32% 24% 42% 2% 0%

540 20 15 26 1 2
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HOUSING DEVELOPMENT APPEARANCE

17.   How satisfied are you with the upkeep of the following areas in your development:

Very Very Does Not Missing

Satisfied Satisfied Dissatisfied Dissatisfied Apply Answer
11% 57% 27% 5% 28% 0%

46 249 119 21 169 0

Exterior of buildings? 8% 63% 25% 3% 21% 0%

39 301 119 16 129 0

Parking areas? 7% 59% 28% 6% 41% 0%

25 208 98 20 250 3
Recreation areas (e.g., playgrounds 7% 52% 32% 9% 52% 0%
and other outside facilities)? 20 152 92 27 313 0

18.    How often, if at all, are any of the following a problem in your development:

Does Not Missing

Never Sometimes Often Always Apply Answer
Abandoned cars? 42% 46% 9% 4% 15% 0%

213 235 45 19 92 0

Broken glass? 32% 52% 10% 6% 9% 0%

176 286 55 31 56 0

Graffiti? 37% 49% 7% 6% 10% 0%

203 268 39 35 58 1

Noise? 14% 54% 19% 13% 8% 0%

77 301 104 72 49 1

Rodents and insects (indoors)? 14% 53% 19% 14% 8% 0%

78 295 103 79 49 0

Trash/litter? 18% 52% 16% 15% 8% 0%

99 284 87 80 51 3

Vacant units? 44% 44% 6% 6% 25% 1%

196 199 26 29 150 4

Common areas (for example, 

stairways, walkways, hallways, 

etc)?
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CONCLUSION

19.    If there is a person with a permanent disability in your household who has difficulty moving

        around, did your management make necessary changes to your unit if you requested them

        (for example, grab bars, lowered light switches, wheelchair access)?

Made No Such Does Not Missing
Request Yes No Apply Answer

56% 15% 29% 26% 1%

249 66 126 159 4

20.    Since moving into your current residence, have you been told by a doctor, nurse, or other

         local health department that any of your children (who live with you) have lead poisoning

         or a high level of lead in their blood?

Yes No Missing 
1% 99% 1%

4 595 5

21.   Would you recommend your housing development to a friend or family member seeking

        public housing?

Yes No Don't Know Missing
73% 27% 14% 1%

373 137 87 7

22.  If there were one area you would like to see PHA improve upon what would it be?

Maintenance & Repair Cleaning
□ Maintenance/repairs (60 respondents) □ Clean up trash (11 respondents)

□ More maintenance needed (11 respondents) □ Clean up area (7 respondents)

□ Quicker/on time maintenance (11 respondents) □ Clean up outside (6 respondents)

□ More maintenance workers (9 respondents) □ Clean up sites/developments (4 respondents)

□ Better lights (8 respondents) □ Clean up more often (4 respondents) 

□ Maintenance workers (4 respondents) □ Daily clean up (3 respondents)

□ Maintenance needs to finish work (3 respondents) □ Dumpsters for trash (2 respondents)

□ Maintenance not doing their job (2 respondents) □ Clean up streets (2 respondents)

□ Everything needs repair (3 respondents) □ Trash in elevators

□ More maintenance to clean streets □ Clean and light stairway and elevator

□ Better management with maintenance □ Basement needs cleaning

□ Better upkeep of the exterior □ House and yard cleaning

□ Communication regarding repairs

□ Take better care of units Safety
□ Main water pipe underground □ More police/police patrols (32 respondents)

□ Inspections □ Drugs (15 respondents)

□ Outside maintenance □ Resident screening (8 respondents)

□ PHA police (5 respondents)

Programs □ Better security (6 respondents)

□ Programs/activities for children/teens (9 respondents)

□ Senior programs (6 respondents) □ Cameras (2 respondents)

□ Programs/activities (4 respondents)  □ Violence (2 respondents)

□ Arts & Crafts □ Safety of residents

□ Make sure all residents are involved/included in programs □ Evict drug dealers

□ Programs for parents

□ Neighborhood group/neighborhood watch (3 

respondents)
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Amenities Tenant Assistance/Issues
□ Larger unit (7 respondents) □ Tenant rights (2 respondents)

□ Play areas for children (5 respondents) □ Homeownership (2 respondents)

□ Child care services (3 respondents) □ Assistance (2 respondents)

□ Elevators (2 respondents) □ Tenant councils

□ Another cable company □ Problem neighbors

□ Bus trips □ Jobs for residents cleaning the development

□ Appearance □ Advocates to speak for residents

□ More closet space □ Resident issues

□ New rug in building

□ Paint Communication
□ Response time (5 respondents)

Rodents/Insects □ Resident management relationship

□ Exterminate (9 respondents) □ Faster response to issues

□ Rodents □ Talk with people better

□ Get rid of mice □ Inform residents of meetings/events

□ Bugs

□ Raccoon in yard from trash Other  

□ Everything (6 respondents)

Management □ Rent reduction (6 respondents)

□ Customer service (19 respondents) □ Workers (5 respondents)

□ Client/tenant services (5 respondents) □ Noise (3 respondents)

□ Management attitudes (4 respondents) □ Transfers (3 respondents)

□ Managers (3 respondents) □ Attitudes (2 respondents)

□ Better response from management (3 respondents) □ Curfew (2 respondents)

□ Spanish speaking managers (2 respondents) □ The entire development (2 respondents)

□ Management (2 respondents)  □ More support

□ Better council people and nicer office staff □ Relocate

□ Customer care and more information available □ Stop signs, speed bumps on streets

□ Faster application process □ The area

□ More help from management □ Whole neighborhood

□ Children out during school time

Physical Improvements □ More homes for people

□ Tear down development (5 respondents) □ Better service

□ Vacancies (3 respondents)

□ Remodel (3 respondents)

□ Back yard

□ Better accessibility 

□ Gates on corner houses

□ Make row houses

□ Abandoned buildings 

□ 21st& Dickerson

□ Scattered sites

□ Need basements
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GENERAL INFORMATION

   

23.   What is your gender?

Male Female
16% 84%

98 498

24.   How old are you?

18-24 25-34 35-44 45-54 55-61 62+ Missing
5% 19% 19% 21% 13% 23% 1%

28 114 114 124 76 140 8

25. What is your race/ethnicity? (mark all that apply)

Caucasian/ African-Am./ Asian/Pacific Native Am./

White Black Islander Indian Hispanic Other Missing
1% 93% 0% 1% 4% 1% 1%

8 553 1 3 24 6 9

26. How long have you lived in your housing development?

Less Than 6 Months to 2 to 5 Over 5 Missing

6 Months 2 Years Years Years Answer
1% 11% 36% 52% 2%

6 67 213 307 11

27. How much do you pay in rent each month (including utilities)?

< $100 $100 - $199 $200 - $299 $300 -  $399 $400 - $499 $500 or More Missing

Per Month Per Month Per Month Per Month Per Month Per Month Answer
9% 25% 31% 24% 8% 3% 1%

56 148 183 145 47 16 9

*The percentages assigned to all categories are based on the total number of responses to each question or sub-

question less the responses for "Missing Answer", "Does Not Apply" and "Don't Know". The percentages assigned to the 

responses for "Missing Answer", "Does Not Apply" and "Don't Know" are based on the total number of respondents in the 

sample.  In addition, in calculating the percentages in questions 3, 4, 13a., 14a., 15a., and 16a. the responses for "Have 

Never Called" or "Never Had a Problem" were not included.  Percentages have been rounded, and therefore may not 

total 100%. 
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SECTION 11: OTHER INFORMATION REQUIRED BY HUD 
 

This section provides documentation to HUD that the Philadelphia Housing Authority 

has complied with specific MTW requirements or with other HUD requirements that are 

mandated by other HUD regulations. 

 

A. Board Resolution approving the MTW Year Seven Report. 

 

B. Results of latest completed 133 Audit.  

 

C. Required Certifications and other submissions from which PHA is not exempted 

by the MTW Agreement (All required forms submitted with Year Eight Plan 

Document). 

• PHA Certifications of Compliance with MTW Plan Requirements. 

• Form HUD-50070.  Certification for a Drug-Free Workplace. 

• Form HUD-50071.  Certification of Payments to Influence Federal 

Transactions. 

• Form SF-LLL.  Disclosure of Lobbying Activities. 

 

D. Submissions required for the receipt of funds (All required forms submitted 

with Year Eight Plan Document). 

• Form HUD-52723. Calculation of PFS Operating Subsidy. 

• Form HUD-52722-A.  Calculation of Allowable Utilities Expense Level. 

• Form HUD-52721. Direct Disbursement Payment Schedule Data. 

• Form HUD-52837. Capital Fund Annual Statement, Parts I, II, III (Formula 

Allocation). 

• Form HUD-52837. Capital Fund Annual Statement, Parts I, II, III 

(Replacement Housing). 

• Form HUD-52673. Estimate of Total Required Annual Contributions. 

• Form HUD-52663. Requisition for Partial Payment of Annual Contributions. 
  

















































































































































































































 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MOVING TO WORK YEAR SEVEN REPORT 

APPENDIX A 



Appendix A Rent Impact Analysis   Page A-1 
MTW Year Seven Report  May 2008 

Philadelphia Housing Authority 

Rent Impact Analysis – May 2008 

 
Pursuant to the Moving To Work (MTW) Agreement, the Philadelphia Housing 
Authority (PHA) conducted a rent impact analysis for the four-year period 2004 through 
2007.  The phase-in of rent simplification began in April 2003 for the Housing Choice 
Voucher program and in September 2004 for the Public Housing program.  Low Income 
Housing Tax Credit sites managed by PAPMC, Moderate Rehab units and non-MTW 
vouchers are not subject to rent simplification and are not included in this analysis. 
 
PHA’s rent simplification program currently includes the following components: 
 
� Implementation of a single working household deduction 
� Modification of the definition of income to exclude the first $500 of asset income as 

well as offsetting certain Medicare related insurance premium 
� Utilization of a sliding scale of percentages based on family size to calculate Total 

Tenant Payment 
� Establishment of a $50 minimum rent after a ninety (90) day grace period 
� Increase in Ceiling rents (PH only) 
� Implementation of two year recertifications 
� Establishment of a seven year participation limit (HCV only) with exclusions for 

seniors and persons with disabilities 
� Requirement for development of a Family Economic Development Action Plan for 

applicable households (HCV only) 
 
PHA prepared this rent impact analysis of public housing and HCV households using a 
“snapshot” of resident household data from PHA’s computer system for the periods 2004, 
2005, 2006 and 2007.  The total public housing households included in the dataset 
numbered 12,552, compared to 16,296 in the HCV program.  Note that the profile of 
PHA households was constantly changing during this period as a result of move-ins and 
move-outs.  As discussed in PHA’s Annual Reports, new move-ins from the waiting list 
are overwhelmingly “extremely low” income households.  In contrast, households 
moving out are more likely to be higher income households who “graduate” from HCV 
and/or move on to homeownership and other housing opportunities. 
 
The following is a summary of the results of the rent impact analysis. 
 
Affordability 
 
PHA’s rent policies resulted in affordable household rents in both the public housing and 
HCV programs.  The following chart shows average Total Tenant Payment (TTP) as a 
percentage of Gross Income.  The chart excludes households earning less than $2,000 
annually, who are subject to a minimum rent payment after a 90-day grace period and, 
therefore, tend to pay a higher percentage of income for TTP.  See analysis of this group 
below under “Minimum Rent Payers”.  Table 1 highlights the fact that for all other 
households, PHA residents pay 29% or less of gross income towards rent. 
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Table 1: 

Total Tenant Payment As Percentage of Gross Income by Quartiles 

 

 2004 2005 2006 2007 

Public Housing Households     

   Average 27% 26% 26% 29% 

   Lowest Quartile  25% 26% 26% 29% 

   Median 27% 27% 27% 27% 

   Highest Quartile 28% 28% 28% 28% 

     

Housing Choice Voucher Households     

   Average 27% 27% 27% 28% 

   Lowest Quartile 25% 26% 26% 26% 

   Median 27% 27% 27% 27% 

   Highest Quartile 28% 28% 28% 28% 

   
 
Minimum Rent Payers 
 
Under rent simplification, the number of households reporting either zero incomes or 
incomes less than $2,000 has steadily declined from 2004 to 2007.  The total number has 
decreased from 1,364 in 2004 to 778 in 2007.  This group is required to pay a $50 
minimum rent. 
 
Household Income 
 
Under PHA’s rent simplification program, gross household incomes increased for both 
public housing and HCV households; however, in looking at average household income, 
the rate of increase for HCV households was more than twice that of public housing 
households.  As of 2007, median income for HCV households was 7.4% greater than that 
of public housing households.  Table 2 shows households income by quartile for HCV 
and public housing. 
 

 Table 2:  Household Incomes 

 

 2004 2005 2006 2007 Change 

04-06 

Public Housing Households      

   Average 11,504 12,727 12,392 12,679 10.2% 

   Lowest Quartile  6,500 7,068 7,068 7,277 12.0% 

   Median 7,868 8,713 8,736 8,960 13.9% 

   Highest Quartile 14,194 16,242 15,528 15,852 11.7% 
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 2004 2005 2006 2007 Change 

04-06 

Housing Choice Voucher 

Households 

     

   Average 10,292 10,891 11,981 12,487 21.3% 

   Lowest Quartile 5,964 6,387 7,068 7,385 23.8% 

   Median 7,873 8,268 9,288 9,620 22.2% 

   Highest Quartile 13,143 14,084 15,491 16,119 22.6% 

 
Employment Income 
 
Under rent simplification, employment income increased for households with at least one 
wage earner.  The total number of HCV households with at least one wage earner 
increased from 4,628 to 4,900 (30% of program participants) and the number of public 
housing households with a wage earner increased slightly from 3,405 to 3,475 (28% of 
participants).  As shown in Table 3, the rate of increase in income from employment for 
wage earning households was significantly higher in the HCV program, i.e. median 
employment income increased by 21.6% for HCV wage earning households compared to 
an 12.2% increase in the public housing program.  In absolute terms, however, median 
income for wage earning households was higher in the public housing program than in 
HCV. 
 

Table 3:  Employment Incomes for Households with Wage Earner(s) 

 2004 2005 2006 2007 Change 

04-06 

Public Housing Households      

   Average 17,755 19,556 19,073 19,476 9.7% 

   Lowest Quartile  8,736 10,178 10,075 10,400 19.0% 

   Median 15,371 17,680 16,671 17,252 12.2% 

   Highest Quartile 23,296 25,393 25,135 25,850 11.0% 

      

Housing Choice Voucher 

Households 

     

   Average 14,812 15,846 17,230 17,979 21.4% 

   Lowest Quartile 8,535 9,280 10,002 10,556 23.7% 

   Median 13,728 14,721 16,077 16,691 21.6% 

   Highest Quartile 20,240 21,302 22,966 24,000 18.6% 

 
 
Non Wage Earning Households 
 
Households without wage earners were the predominate group served by PHA.  Based on 
the current population demographics as well as the characteristics of PHA’s waiting list, 
this situation is unlikely to change or be measurably impacted by rent simplification in 
the foreseeable future.  For example, the total number of HCV households with either SSI 
or SS income increased from 8,617 to 9,567 from 2004 to 2007.  Public housing 
households in this group increased from 7,788 to 8,209.   








