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A  Summary of the Extensive Initiatives  Undertaken 
and  Accomplishments Achieved by PHA

This is the Eighth 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 continues 

to be an essential component of its efforts 

to transform and revitalize Philadelphia’s 

public housing program, create affordable 

homeownership opportunities, and promote 

resident economic self-sufficiency.  PHA is 

pleased to report that it has entered into a 

new MTW Agreement effective October 16, 

2008, which will extend the MTW program in 

Philadelphia for an additional ten (10)-year 

period.

The Annual Accomplishments Report provides 

a summary of the extensive initiatives 

undertaken and accomplishments achieved by 

PHA for the one-year period ending  

March 31, 2009.

The Annual Accomplishment Report also 

serves as section 1 of the PHA MTW Annual 

Report.
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Among the many highlights of the past year were 

the commencement of construction at Warnock 

Phase I and II and Spring Garden II scattered 

sites; completion of 64 rental units at Nellie 

Reynolds Gardens and 54 rental units at Angela 

Court phase II; completion of 50 homeownership 

units at Ludlow; sale of 103 affordable homes; 

and commitments obtained for approximately 

$49.7 million in new private equity, state and 

local resources to support PHA development 

activities.   

PHA also furthered its efforts to provide a broad 

range of services enriched housing options for 

older adults with receipt of a state license to 

operate a new Adult Day Care Center scheduled 

for opening in mid-2009 co-located at the Nellie 

Reynolds Gardens development.

While much progress has been made, PHA’s 

efforts have continued to be hindered by 

ongoing reductions in federal support for public 

housing operating costs which was pro-rated 

at approximately 87% of actual funding need 

during the last year.  PHA’s Executive 

Director, Carl R. Greene, has 

continued to emphasize 

the importance of 

stable, 

adequate funding for the future viability of the 

public housing program.  

“PHA is proud of our many accomplishments in 

revitalizing public housing communities over the 

past year and stretching back over a decade.  This 

year’s opening of Nellie Reynolds Gardens, start 

of construction at Warnock Street and completion 

of fifty homeownership units at Ludlow are just 

three of the most recent examples,” said Greene, 

“However, we must continue to advocate for 

adequate funding if we are to protect and preserve 

these critical community assets and ensure that 

they remain viable for future generations.  I 

am hopeful that HUD and our elected officials 

will focus on providing stable, predictable and 

adequate funding for both public housing and the 

Housing Choice Voucher program.  In these times 

of economic uncertainty and dislocation, the need 

for PHA housing resources is greater than ever.”

In discussing the past year, Executive Director 

Greene emphasized progress made in reducing 

energy costs, eliminating deferred maintenance 

backlogs and improving customer service. 

“In light of rapidly increasing energy costs and 

ongoing federal funding cutbacks, PHA has 

renewed and reinvigorated a focus on energy 

conservation and preventive maintenance 

activities,” he said. “Our new ‘Maintenance 

WAVE’ program is an example 

Ribbon Cutting at Nellie 

Reynolds Gardens

“PHA is proud of our 

many accomplishments in 

revitalizing public housing 

communities over the past 

year and stretching back 

over a decade.  This year’s 

opening of Nellie Reynolds 

Gardens is a recent example.”

Carl R. Greene

Executive Director,

Philadelphia Housing 

Authority

 

 

Year Eight Highlights
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of the innovative and entrepreneurial approach that PHA embraces.  Multi-trade 

crews are methodically focusing on scattered site and conventional properties to 

pro-actively address preventive maintenance needs, while weatherizing apartments and 

common areas.”  

“This is a recently implemented initiative, which has already completed weatherization activities 

on over 1,110 apartments and dramatically reduced service order turnaround time,” Greene noted. 

“When combined with the additional energy-related work that PHA will accomplish using funds from the 

American Recovery and Reinvestment Act, I believe we will make great strides in the next year in containing 

energy costs and improving maintenance response.  Our residents love to see the Maintenance WAVE arrive, as it 

is further evidence of PHA’s commitment to the future of their communities”.

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 an 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 a Leadership Council that meets bi-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 monitored and supported by 

cross-functional teams as part of the Performance Management Initiative. 

The Accomplishments Report highlights and summarizes the accomplishments achieved 

by PHA under each of the nine Strategic Operating Plan goals during the fiscal year from 

April 1, 2008 through March 31, 2009. 
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Maintenance WAVE 
program

Under the Maintenance 

Mania program, PHA was 

able to overcome years of 

under-funding in the operating 

budget and clear the large 

backlog of service orders at 

scattered sites. 

Strategic Operating Plan Goal 1
Achieve Excellence In Property Management

Over the course of the year, PHA was able to maintain a high level 
of productivity on key property management indicators: 

Through the new Maintenance WAVE program, PHA completed weatherization efforts at over 

1,100 apartments.  

Under the Maintenance Mania program, PHA was able to overcome years of under-funding in 

the operating budget and clear the backlog of service orders at scattered sites; completed service 

orders per month have risen from 4,000 to 8,000.

Of approximately $32.7 million in rent billed, PHA successfully collected $30.35 million.  This 

represents an increase of approximately $946,933 over the prior year.  

PHA achieved a 98.28% adjusted occupancy rate for conventional housing and a 99.51% rate 

for PAPMC sites.

100% of PHA occupied units were inspected using the UPCS standards during the year.

Over 99% of scheduled recertifications were completed.

The overall total of formerly homeless households housed under the “Blueprint to End 

Homelessness” program as of March 31, 2009 is 601.  

Sparkle Plus initiatives were undertaken at all sites to maintain their curb appeal.

Comprehensive staff training curricula were developed and implemented.
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Customer Service and Satisfaction Survey 
Highlights

How satisfied are you with the following: 2009 2006

Your unit/home? 94% 86%

Your development/building? 85% 77%

Your neighborhood? 71% 72%

Do you think management is: 2009 2006

Responsive to your questions and concerns? 87% 81%

Courteous and professional with you? 88% 84%

Supportive of your resident/tenant organization 84% 76%

How safe do you feel: 2009 2006

In your unit/home? 94% 88%

In your building? 86% 69%

In your parking area? 70% 61%

How satisfied are you with the upkeep of the following 
areas in your development?

2009 2006

Common areas 94% 88%

Exterior of buildings? 82% 78%

Parking areas? 72% 69%

Recreation areas 69% 67%

Survey results compiled by Edgemere Consulting.

PHA currently owns and manages a total of 15,661 

housing units in thirty-one (31) conventional public housing 

developments, ten (10) scattered site management areas, eleven (11) 

alternatively managed developments and eighteen (18) 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 continue to change in the coming months to reflect new 

development (Warnock Street, Ludlow, Spring Garden II scattered sites and Angela Court II), 

disposition and demolition activity (Mantua, partial Liddonfield, partial Abbotsford).
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HCV Inspections 

100% of all HCV scheduled 

inspections were completed. 

Units are inspected before 

occupancy and then regularly 

throughout the term of the 

lease. 

 

Housing Fair

Housing Fairs aimed to improve 

the quality and expand the 

geographic distribution to HCV 

participants.

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 15,613 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.  
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Major accomplishments in the area of HCV operations during 
MTW Year Eight include:

As part of the home sales activity, PHA expanded its HCV Homeownership Program to 268 homes, 

including 51 new homeowners in the past year.  Twenty One (21) of these new homeowners are families 

with disabilities

100% of scheduled recertifications were completed.

100% of all HCV scheduled inspections were completed.  Units are inspected before occupancy and then regularly 

throughout the term of the lease.

PHA investigations handled 697 complaints, of which 216 resulted in requests for termination. 201 complaints were 

unsubstantiated while 116 were resolved. 25 complaints remained under investigation while 139 were about residences or 

people that are not in the program.

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 initial 

lease-up.  This effort helps improve residents’ understanding of their roles and responsibilities as good neighbors and PHA program 

participants.

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 informational materials to 

program participants.  

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.

PHA continued to operate a model Housing Choice Voucher program, serving 15,613 families.

897 landlords took the full-day required property management course.

841 families initiated economic self-sufficiency agreements.

These agreements serve as a road map toward leaving the HCV program or to moving to HCV homeownership.
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Passyunk Office 
Building

PHA completed construction of 

an 80,000 sq. ft. building on 

the site that will serve as PHA 

offices for Operations, Police, 

Contract and Development 

departments including 

warehouse spaces. 

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 the 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. 
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Leveraged Financing

$49.7 million in leveraged 

financing was raised during 

the year including $6.5 million 

in state funds, $10.5 million 

in bond funds, $30 million in 

LIHTC private equity and $2.7 

in local funds.

Major highlights for this goal area 
during MTW Year Eight include:

PHA continued to effectively administer capital budgets of over $1.5 
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 a developer includes two new transactions this year: 
Paschall Phases I and II  

An additional $49.7 million in leveraged financing was raised during the year including $6.5 
million in state funds, $10.5 million in bond funds, $30 million in LIHTC private equity and $2.7 
in local funds.  

PHA closed on a total of $68 million in real estate transactions over the past year, involving the 
creation of 153 rental units.  The sites that closed included Warnock phase I and II and Spring 
Gardens Scattered sites.

Construction began on a $68 million, 108 family rental units at Warnock Phase I and Spring 
Garden Scattered sites, and a 45 unit senior building at Warnock Phase II.  The site will include 
approximately 30,000 square feet of non-residential office space.

Master planning and property acquisition activities were completed for the $33 million Mantua 
Square Phase 1 and 2.

At Paschall, tax credit applications were submitted and master-planning activities completed for a 
100-unit development with an estimated cost of $35 million.

At Mantua, a tax credit application was approved for Phase I, 50 rental units of the overall 101 
unit development with an estimated cost of $35.5 million

At the $83 million MLK Plaza development, PHA finalized development and had zoning approval 
for development of green space and 19 affordable homeownership units.

At Passyunk, PHA completed construction of an 80,000 sq. ft. building on the site that will serve as 
PHA offices for Operations, Police, Contract and Development departments including warehouse 
spaces.

Heating system upgrades were completed at Queen Lane, Norris, and Emlen Arms. 

PHA submitted 17 disposition applications between April 1, 2008 and March 31, 2009 to permit 
the transfer of 1,331 scattered site properties (1,710 residential units) that are to be used along 
with other properties assembled by PHA affiliates and private purchasers/developers for various 
purposes including: 

•	 sale to enhance PHA’s scattered sites initiative (to decrease PHA’s inventory of vacant structures 
and lots, and provide needed capital to offset HUD funding reductions)

•	 transfer to PHA affiliates for the development of affordable rental housing and homeownership 
developments, including 45 senior and 256 family rental units

•	 transfer to community development corporations and private entities for the development of 
approximately 216 affordable rental and homeownership units.

 
PHA undertook a wide range of master planning efforts in neighborhoods adjacent to or near PHA 
developments including Abbottsford Homes, Mill Creek East and West Extensions, Mantua Hall 
vicinity, Warnock Extension, Ludlow Extension, Glenwood vicinity, Strawberry Mansion, Grays 
Ferry North, Sharswood neighborhood, Bartram Village vicinity, Liddonfield, Queen Lane vicinity 

and Morton Homes.

$2.7M
Local 

$10.5M
Bonds $30M

LIHTC 

$6.5M
State
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PHA Police Department

In Year 8, PHAPD successfully 

processed 27,512 Police Record 

Checks for PHA residents.

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 tasks.   These services include management 

of private security contracts that provide security at 11 senior developments, 3 family 

developments, 5 HCV site offices, 2 scattered site offices and 3 administrative offices. 

The PHA Police Department Investigations Unit now processes Police Record Checks for 

Conventional, Scattered Sites and Admissions Departments. This change enables “real time” 

receipt of criminal record information, which is reviewed by trained Investigative personnel 

and then the rapid responses are furnished to the requestor. 

Requests are received from PHA Management based on information received at initial 

application for housing and recertification of current leases, listing all adults over the age of 

18. The requests are processed through the Pennsylvania State Police criminal records and 

National Crime Information Center directly. The returned history is reviewed and approved 

and/or denied based on criminal activity found. The results are provided to appropriate PHA 

personnel for either arrest, eviction or other necessary action. 

In Year 8, PHAPD successfully processed 27,512 Police Record Checks for PHA residents.
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PHAPD manages private security officers at 33 sites, including this one at Nellie Reynolds Gardens.

Progress in the area of public safety was made during Year Eight in spite of ongoing reductions in 

federal funds.  Highlights from MTW Year Eight include: 

The Lease Enforcement Compliance Unit participated in informal rent counseling sessions throughout the year, which has contributed 

to the number of tenants who pay off their judgments prior to eviction.  LECU’s initiatives, combined with asset management efforts, 

have resulted in a total collection of $193,026.06 in judgments in order to avoid eviction.  

The PHA Investigations Unit continued to provide assistance to all internal and external agencies, federal, state and local as requested. 

The unit conducts Workers’ Compensation investigations to ensure the integrity of claims made. The unit will process Police Record 

Checks for conventional and scattered sites and continue to assist HCVP in processing investigations to deter illegal occupancy.

Security Upgrades: Installation of the integrated security systems were completed this fiscal year at Admissions, Ludlow, Nellie Reynolds 

Gardens, Katie B Jackson, Fairhill, Queen Lane and Bentley Hall. 

Fleet Department:  PHA’s Fleet Department handled 2,152 calls for vehicle service (down 9% from previous year). Additionally, the 

Fleet Department selected candidate vehicles for retirement or replacement thereby reducing the fleet size by 44% since 2002, which 

provided a significant saving in the areas of repairs, fuel and insurance. Finally, fuel usage for 2009 was reduced by 6% through 

stringent monitoring practices.

Insurance/Risk Management:  PHA’s primary insurance coverages - liability, property and auto - were recently reviewed for renewal, 

resulting in 6-12% reductions due to favorable loss history and risk management activities.  PHA also secured additional new policies 

and coverages at no charge. 

PHA was cited by the Housing Authority Insurance Group for low claims and was sent two rebates totaling more than $1M. 

Community Relations: The G.R.E.A.T. Program reached approximately 4000 students in Elementary, Middle and Junior High Schools.
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New PHA homeowner

Angela Allen in the living room 

of her new home.

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.



15

Significant accomplishments related to this goal area through 

MTW Year Eight include:

PHA’s groundbreaking affordable homeownership program continued to grow during the past 

year.  The Home Sales Department sold another 103 homes (45 new, 7 5-H and 51 HCV in Year 

Eight, bringing the program total to 982.   

More than 1,500 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, TD Bank 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 March 31, 2009, a total of five 

hundred and seventy eight (578) residents graduated from the program, including 

seventy (70) graduates over the past year. Two hundred and ninety-five (295) 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. 

PHA formed partnerships in Year 8 to provide employment opportunities at businesses 

including University of Pennsylvania, Preston Construction Company, Haines and 

Kibblehouse Earthmovers, Nesmith & Company, Urban League, Elite Janitorial, Ferry 

LLP Development Group, the Combine Group, PECO/Exelon, and the Quantum 

Group.  These companies join others such as Aker Shipyard, Gamesa Windmill Plant  

and Boeing/Vertol Industries in recruiting Pre-Apprenticeship grads.

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 two hundred and eighty-nine (289) jobs in the past fiscal year.   PHA contractors continue to fill 

their workforce needs with qualified PHA residents, who are often graduates of the Pre-Apprenticeship program.  

A total of sixty-three (63) residents enrolled and twenty-nine (29) graduated from the Certified Nursing Assistant (CNA) Program over 

the past year, bringing the total to one thousand and twenty-seven (1027) residents.  CNA graduates have a 90% employment rate. All 

graduates are employable as state certified CNAs.

A total of ninety-three (93) residents enrolled and forty-nine (49) graduated from the Pharmacy Technician Program over the past year, 

for a total of four hundred and twenty-six (426) 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.
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A total of fifty-two (52) residents enrolled and thirty-two (32) graduated from the Medical Billing 

Program this year, for an overall total of two hundred and eighty-four (284) graduates.  Medical 

Billing graduates have a 92% employment rate.  Graduates may secure employment as Medical 

Billing Clerks.

PHA has expanded the number and variety of programs available to residents by incorporating 

new Community Partners in Year Eight. (The full list of Community Partners is included under 

goal 9.)

PHA opened a community Library at the John F. Street Community Center with a total of 8000 

new and donated books from The Philadelphia Free Library, community donors and PHA staff. 

The library is open to the community from 12 to 3pm and to the Boys and Girls Club from 3-8pm.  

The library also is the site of one of the PHA’s Neighborhood Network Computer Labs. 

PHA’s partnership with the Boys & Girls Clubs of Philadelphia, now in its second year, has gotten 

only better with age. 250 children took part in the after school program established under this 

partnership. Sites at both Wilson Park and John F. Street Community Centers are operating at 

capacity with long waiting lists.

The eldercare programs were able to conduct 3,900 Social Service coordinator visits in 2008, 

resulting in 1,700 referrals for additional services.  In addition, the eldercare program held 15 

special events programs, which included health fairs, special celebrations, disability workshops and 

other events. 

Strategic Operating Plan Goal 5 
Continued

John F. Street 
Community Center

PHA opened a community 

Library at the John F. Street 

Community Center with a total 

of 8000 new and donated 

books from The Philadelphia 

Free Library, community donors 

and PHA staff. 
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PHA Eldercare programs also managed several key initiatives 

with both PCA and the HUD Congregate Housing Program 

(CHIP), in which both serve to provide healthy and affordable 

meals for seniors. In the PCA Congregate Lunch program, over 

36,400 meals were served, and over 14,560 meals were served 

in the CHIP program. 

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 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 176 youth in the Experiential and College and Career 

Exposure Program.

PHA served over 42,000 meals to low-income children at 22 

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.

•	 Four editions of the PHA Experience newspaper were 

published, keeping residents informed about a wide range 

of issues and opportunities.
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Strategic Operating Plan Goal 6
Improve the Productivity and Cost Effectiveness of PHA’s Operations.

PHA’s efforts to improve 

productivity and cost efficiency 

continued to be 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. 

Accomplishments related to Strategic Operating Plan Goal 6 in 
MTW Year Eight included:

PHA expanded the Performance Management Initiative over the past year.  Through this program, 

PHA leverages cross-functional teams of staff in support of site-level improvement programs. 

PHA reduced total inventory from $3,443,882.01 to $2,533,472.65 for an overall reduction 

of $910,409.36, or 26% as compared to the previous fiscal year. The reduction resulted from 

re-evaluation of PHA needs, strict maintenance of item reorder-points and reductions of 

days-of-supply variables in inventory management calculations.

As part of the Supply Chain Data Quality Initiative, projects were developed focusing on external 

partners and vendors. Checklists for Vendor and Procurement Contracts have been developed 

to accomplish 100% audit of files to ensure most recent data for better partner and vendor 

correspondence, and to improve the services provided. Projects aimed at reducing the payment 

lifecycle and updating polices and procedures were also developed under the Supply Chain Data 

Quality Initiative.

Quality Assurance Team
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As part of the Financial Data Quality Initiative, a cleanup 

and optimization of all Physical Assets and the corresponding 

financial information has been developed. This project entails 

complete review and audit of Physical Assets, establishing an 

optimal process for the upload of new assets and retirement 

of older assets, and an enhancement of the PeopleSoft Asset 

Management module.

As part of the Human Resource Data Quality Initiative, a 

clean-up plan with regard to current employee data and 

information was developed. This is comprised of verifying, 

correcting and updating personal and professional employee 

information in the HR database. Also, checklists regarding 

the documentation included in employee files were created to 

ensure all relevant and required documents are available and 

maintained at all times.

An audit schedule was developed to ensure that all the files are 

maintained and stored at a designated location at all times. 

Policies and procedures have been developed for HR functions, 

including: Recruitment, Payroll, Time and Labor, and Benefits. 

As part of a continuous process of improvement initiatives 

for HR functions, the Quality Assurance team is working 

on improving the current functions and working on creating 

policies and procedures to document enhancements in 

the recruitment process, overtime automation, workforce 

development, career development processes, the conducting 

and recording of training programs, and succession planning. 

This project entails a complete streamlining of HR workflow, 

with accompanying enhancements to the PeopleSoft HR 

module.

Ending the Backlog of Service Orders

Completed Service Orders Per Month

Days to Complete Service Orders

Service Orders Completed Year to Year
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Minority and 
Woman-owned 
Businesses 

Rhonda Griffith is president of 

Pest Free Maintenance, Inc., a 

PHA vendor.

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 Eight 

included:

PHA continued its commitment to working with minority and woman-owned businesses.  During 

the past year, PHA achieved over 47% MBE participation with contract awards totaling over $26 

million.  Women also owned 19% of those same businesses. 

PHA continues to place an emphasis on providing better service to both internal and external 

customers. A Data Quality initiative geared toward the elimination of duplicate and incorrect data 

elements, thus maintaining clean and updated data, has been implemented. Various projects for 

Supply Chain, Finance, Human Resources and IT Operations were created as part of this initiative.

The Quality Assurance team commenced documentation of business processes for all operations 

across various departments through out the organization in Oracle Business Process Architect, 

which helps in daily business operations, training etc. Oracle Business Process Architect is also 

used for maintaining all organizational charts and information for better resource management.  

PHA implemented the use of ePro technologies.  ePro technologies replaced many paper-based 

procurement processes with streamlined digital transactions.  Purchase Orders, Invoices, Shipping 

Documents and several other document sets are being replaced, eliminating manual processes 

such as copying, faxing and other labor associated with paper processes. 

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
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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.

PHA implemented a new software system for the Housing Choice Voucher program.  This new 

system provides centralized reporting, correspondence, vendor and tenant management, electronic 

inspections, optimized and integrated A/R and A/P processes.

The PHA vacancy tracking control book was implemented to display and record the total costs 

of unit rehabilitation.  This implementation will enable PHA to better manage unit turnover time 

and costs.

PHA completed the PeopleSoft Financials Module upgrade to version 9.0.  This upgrade makes 

PHA current with the most recent release of PeopleSoft Financials.  PHA is now able to take 

advantage of new and evolving PeopleSoft functionality.  In addition, existing applicable PHA 

enhancements and customizations were identified and reengineered to fit seamlessly within the new 

PeopleSoft 9.0 environment  (i.e. Affirmative Action at the Contract sub-level).

PHA launched the Business Intelligence (BI) initiative.  This implementation takes advantage of 

all the upgraded systems providing management level dashboard displays. It provides historical, 

current, and predictive views of critical business operations.  The SAS business intelligence offers 

decision makers with fast and simple access to critical reports and analysis. The SAS self-service 

reporting is tailored to the different skills and needs of individuals, enabling everyone to generate 

reports on their own.  Additionally, SAS provides the tools to develop Key Performance Indicators 

to assess the present state of business and prescribe a course of action for the future.

PHA Contracts - Year 8 
 

PHA continued its commitment 

to working with minority and 

woman-owned businesses.  

During the past year, PHA 

achieved over 47% MBE 

participation with contract 

awards totaling over $26 

million.  Women also owned 

19% of those same businesses. 

Leveraged Financing 

PHA Contracts - Year 8

$10.5M
Bonds

$2.7M
Local 

$30M
LIHTC 

Total MBE
Contracts

47.8%
$26,532,785

Non MBE
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$29,005,221
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As part of the IT Operations Data Quality Initiative, Enterprise Business Intelligence (SAS) to track performance metrics for Supply 

Chain, Finance, and Human Resources operations has been developed. A project has also been developed to implement a Centralized 

Document Management System aimed at creating a document warehouse that will be accessible to multiple simultaneous users to 

reduce processing times and improve efficiency in daily operations for various departments across the organization. 

PHA expanded Interactive Voice Response (IVR) services to include the Housing Choice Voucher (HCV) component of the organization.  

This expansion now allows all of the HCV offices to use IVR technology including the voice-recording component, Call Parrot.  HCV 

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 system is used as a training device to enhance customer service.

A total of 293,811 calls were received into the PHA Call Center system - the hub of communications between the public (clients, 

residents, tenants and citizens, etc) and the Authority. This system enables callers to advise PHA of deficiencies, concerns or problems 

and assignment, generate work orders to correct issues and be connected to the proper PHA department. The service orders or cases 

can be tracked for timeliness and accuracy of resolution. The system also affords PHA the ability to review processing from initial call 

through final resolution for timeliness and efficiency.

PHA upgraded the AVST Voice Mail System for PBX and Centrex.  This replacement enhances the functionality and capacity of 

voicemail for more than 600 users.  The replacement of the voicemail system provided additional computing power, compliance with 

industry requirements, and stability.

To improve the ability to adapt to the increased demand for access to the data center and the enhanced user base, PHA has upgraded to 

a high volume switch, upgraded internet security software, enhanced SPAM email filtering, and direct connectivity to internet.  Access 

to the data center is now crisp as well as having the capacity to accommodate the expansion of VOIP services and increased application 

access.

PHA implemented centralized business critical forms and letters.  For ease of access the forms and letters are accessed via the PHA 

PORTAL.  The forms have business ownership for version control.

Strategic Operating Plan Goal 7 and 8
Continued 
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Adult Daily Living 
Center at Nellie 
Reynolds Gardens 

The Commonwealth of 

Pennsylvania, Pennsylvania 

Housing Finance Agency 

and PHA formed a strategic 

partnership in an effort 

to increase the supply of 

service-enriched housing in 

Philadelphia. A key area of 

collaboration includes the 

implementation of an Older 

Adult Daily Living Center at 

Nellie Reynolds Gardens.

Strategic Operating Plan Goal 9 focuses on creating and nurturing partnerships to achieve 

maximum benefit for PHA residents and program participants.  As federal funding for HCV and 

public housing declines, relative to need, the importance of forging partnerships 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 Eight 
included:

The Commonwealth of Pennsylvania, Pennsylvania Housing Finance Agency and PHA formed a 

strategic partnership in an effort to increase the supply of service-enriched housing in Philadelphia. 

Key areas of collaboration include: the implementation of an Older Adult Day Center co-located at 

Nellie Reynolds Gardens and additional sites in the future; best efforts to forge partnerships with 

Living Independently for Elders (LIFE) providers at new and existing PHA sites; the expansion of 

the Nursing Home Transition Initiative; support for co-locating Assisted Living services with public 

housing; and best efforts to identify sources of funding to support accessibility modifications.

The DPW-PHFA-PHA strategic partnership greatly expanded the Nursing Home Transition 

Initiative, in which PHA provides housing opportunities for persons living in nursing homes who 

wish to live independently. PHA entered into a Memorandum of Understanding with Liberty 

Resources, Inc., to provide tenant based rental assistance in the form of housing choice vouchers 

for 100 LRI clients looking to transition out of or avoid placement in a skilled nursing facility.  

State funding through PHFA will finance 75 of the 100 vouchers for 2 years.

To promote affordable homeownership, PHA continued its highly effective partnerships with 

major banks including Wachovia Bank, Bank of America, Citizens Bank, TD Bank, Sovereign Bank 

and Wells Fargo.   PHA also maintains relationships with 27 certified housing counseling agencies 

throughout the city of Philadelphia.  

Strategic Operating Plan Goal 9    
Maximize Relationships and Initiatives to Deliver 
Sound and Effective Services
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PHA’s Community and Supportive Services Development efforts 
resulted in the receipt of new grant funds from numerous partners 
including:

An additional $1,000,000 from the Commonwealth of Pennsylvania through the Philadelphia 

Workforce Development Corporation to support the Pre-Apprenticeship program;

A second $871,664 “Healthy Homes” grant award to PHA, the only housing authority in the 

nation to receive this award; 

$240,819 from the Pennsylvania Department of Education to support the Summer Food Program; 

$920,000 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; 

$356,720 from HUD to provide Family Self Sufficiency program services to public housing and 

Housing Choice Voucher recipients; 

$200,000 from the Philadelphia Youth Network to provide services under the best practices Skills 

for Life Program; 

$48,966 from the Philadelphia Corporation for Aging to provide meals and transportation, trips 

and activities to seniors; 

$109,448 from HUD in support of PHA’s Congregate Housing Program; 

$344,448 HUD Shelter Plus Care Program dollars in partnership with Project HOME to augment 

the city’s homeless prevention efforts; 

PHA helped Da Networks Housing to submit a successful application that resulted in an award of 

$480,000 for 2 Family Service Coordinators to serve the Ludlow community;

And finally, PHA partnered with the Free Library of Philadelphia to receive a $24,000 award from 

the Claniel Foundation to expand the Family Reading program from 4 to 6 sites. 

Strategic Operating Plan Goal 9   
Continued

Healthy Homes

A second $871,664 “Healthy 

Homes” grant was awarded to 

PHA, the only housing authority 

in the nation to receive this 

award.
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One Warm Coat 
Outreach Program 

PHA’s Community and 

Supportive Services helped 

supply much needed coats to 

814 residents, with the support 

of AIG.

In addition, PHA assisted Tenant Support Services, Inc. in raising:

$15,000 from the Enon Community Reinvestment Ministry Grant program to provide a nutrition 

education component in the Summer Food program.

$25,000 from the Pennsylvania Department of Community and Economic Development (DCED) 

to provide after school and summer camp programs at Bartram Village.

An additional $100,000 from the Wachovia Foundation for the South Philadelphia After-school 

Recreation Center (SPARC) at Wilson Park. 

The Philadelphia Department of Public Health began offering primary health care to PHA residents, 

who formerly used the emergency room for their health care. The American Cancer Society offered 

a smoking cessation program to PHA residents, who on average smoke at a rate nearly twice the 

national average. 

PHA’s Community and Supportive Services development efforts also resulted in leveraged funds 

and services. Drexel University provided $78,840 of in-kind support of PHA’s “Healthy Homes” 

grant. Partnership efforts that leveraged resources and services are not all quantified in dollars 

and cents because they are more difficult to assign a monetary value, such as the One Warm Coat 

outreach that made much needed coats available to 814 residents, and Health Partners, Inc which 

provides free teachers at PHA Neighborhood Network sites. 
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Jewish Employment 
& Vocational Services 
(JEVS)

 
Jewish Employment & 

Vocational Services (JEVS) 

provides a 36-hour Home 

Maintenance and Repair 

Program course through the 

Orleans Technical Institute. In 

the last year, approximately 

101 residents enrolled in Home 

Maintenance Program provided 

by JEVS. 

PHA offered a broad range of supportive services to residents, 
including the following offered through the agency’s Community 
Partners program during Year Eight:

Opportunities Industrialization Corporation, Inc. (OIC) provides Hospitality Training in the 

areas of Culinary Arts, Guest Services, Front Office Procedure, and/or Travel Tourism. In the last 

year, approximately one hundred and twenty-three (123) residents enrolled in one of the various 

programs offered by OIC, of which fifty-four (54) graduated.  

Educational Data Systems Inc. (EDSI) provides Supported Work, Job Search, Job Placement, 

Community Service and Job Retention services; In the last year, approximately seventy-seven (77) 

residents enrolled in one of the various programs offered by EDSI.

Management Environmental Technologies, Inc. (MET) offers Job Training, Youth Development, 

Cultural Awareness, Small Business Development and Neighborhood Improvement programs. In 

the past year, approximately twenty-three (23) residents enrolled in one of the various programs 

offered by MET.

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.  In the past year, approximately twenty-five (25) residents enrolled in 

the Self-Employment Program offered by the Enterprise Center.  

Community College of Philadelphia’s Administrative Assistant Job Readiness Program 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. In the 

past year, approximately fifty-one  (51) residents enrolled in Administrative Assistant program 

offered by CCP. 

New WAVE Resources Inc Customer Service provides a 16-week course for careers in hotels, 

restaurants, and food service at schools, financial services, airlines, personal care facilities, and 

retail.  In the last year, approximately one hundred and nine (109) residents enrolled in one of the 

various programs offered by New WAVE. Sixty-two (62) graduated.     

The New WAVE Resources Inc Commercial Drivers License program provides a 16-week course 

that trains residents to drive commercial vehicles such as trucks, buses, and ambulances.  Upon 

successful completion, students can obtain one of tow types of commercial driver’s licenses, Class A 

(Tractor Trainer) or Class B (small trucks and buses).  In the last year, approximately one hundred 

and forty-nine (149) residents enrolled in the program.

This training is critical to residents in the HCV program and those thinking of 

becoming homeowners.

In all, 354 residents graduated from Community 

Partners training programs.

Strategic Operating Plan Goal 9   
Continued



Sections 2-10 follow



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

MOVING TO WORK YEAR EIGHT ANNUAL REPORT  
PART TWO: PLANNED VS ACTUAL 



Section 2 Households Served  Page 28   
MTW Year Eight Report                June 2009 

SECTION 2: HOUSEHOLDS SERVED 
 
 

This section provides the following information: 
 
• Types of units and the characteristics of families served  
• Types of units and the characteristics of families on the waiting list  
 
Additionally, this section compares data for the Philadelphia Housing Authority (PHA) in the 
MTW Baseline Year (2001) and MTW Year Eight in Public Housing (Conventional Sites, 
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 Eight Plan, PHA projected serving a total of 13,656 households in the public 
housing program.  The actual number of households served in the public housing program as of 
March 31, 2009 was 13,633, due primarily to relocation activities and normal turnover.  Note that 
this level of occupancy represents a 98.28% adjusted occupancy rate for conventional housing and 
99.51% for PAPMC sites    
 
PHA projected that it would serve 14,850 households in the MTW Tenant-based HCV program.  
As of March 31, 2009, the actual number of households served in this program was 14,027 due 
primarily to higher than normal turnover and longer housing search times.   As of March 31, 2009, 
PHA had 749 voucher holders actively looking for housing, which will generate substantial new 
leasing activity in the early part of the new fiscal year. Additional vouchers will be issued 
incrementally over the coming year. An additional 1,586 households were served in the non-MTW 
HCV programs including Moderate Rehab.  
 
Overall, PHA served 29,246 households in MTW Year Eight.  For comparative purposes, PHA 
was serving approximately 24,602 households in FY 2001, i.e. the baseline year for MTW. An 
additional 2,844 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 
Eight.  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 4,644 over the term of the MTW Demonstration. 
 
The Year Eight unit sizes shown in Table 2-2 are generally consistent with the unit sizes detailed 
in the Year Eight Annual Plan.  In terms of percentages, the percentage of one bedroom 
households increased from 17% to 18% over the course of the year, and the percentage of two 
bedroom households increased from 25% to 26%.  Corresponding 1% decreases occurred in the 
three to five bedroom categories. 
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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. 
 
 

Table 2-2. Year Eight. 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 293 1,398 2,350 2,175 516 76 11 6,819 

Scattered Sites 26 159 628 2,225 542 493 186 4,259 
LIHTC 1 1 574 494 461 96 3 0 1,628 
AME2 0 206 313 343 57 8 0 927 
HCV Housing 557 2,867 3,793 6,747 1,156 311 96 15,527* 

 Program Total 877 5,204 7,578 11,951 2,367 891 293 29,160* 

 Distribution % 3% 18% 26% 41% 8% 3% 1% 100% 
Source: PHA Elite, March 31, 2009. 
*Does not include information on all port-out households.  Actual HCV Total is 15,613.  Actual Program Total is 29,246 
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 Eight are 
presented in Tables 2-3 and Table 2-4.  Family households continue to represent the majority of 
households served by PHA in Year Eight.  Elderly and disabled households represented 16% and 
30% of the remaining households served respectively.     Relative to the Year Eight Annual Plan, 
the percentage of disabled households increased significantly from 24% to 30%.  This shift reflects 
in part the extensive activities undertaken by PHA to improve access to housing opportunities 
among people with disabilities through programs such as the Nursing Home Transition. 

 
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. 
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Table 2-4. Year Eight 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 3,655 54% 1,598 23% 1,566 23% 6,819 100% 
Scattered Sites 2,116 50% 1,279 30% 864 20% 4,259 100% 

LIHTC 1 813 50% 533 33% 282 17% 1,628 100% 

AME2 491 53% 365 39% 71 8% 927 100% 
HCV 8,909 57% 790 5% 5,828 38% 15,527* 100% 

Program 
Total 15,984 55% 4,565 16% 8,611 30% 29,160* 100% 

Source: PHA Elite.  March 31, 2009 
1Low-Income Housing Tax Credit (LIHTC) properties. PAPMC managed. 
2AME – Alternatively Managed Entity  
*Does not include information on all port-out households.  Actual HCV Total is 15,613.  Actual Program Total is 29,246 
 
3.  Income Groups 

 
The income groups for PHA households in the MTW Baseline Year and Year Eight 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.   During Year Eight, the percentage of households earning less than 
30% of AMI decreased slightly with a corresponding small increase in the percentage of 
households earning between 30-50% of AMI.  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 Eight 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 5,952 654 177 36 6,819 
Scattered Sites 3,438 571 202 48 4,259 
LIHTC 1 1,190 358 74 6 1,628 
AME2 419 382 126 0 927 
HCV Housing 13,055 2,095 360 17 15,527* 

Program 
Totals 24,054 4,060 939 107 29,160* 

Percentage 82% 14% 3% <1% 100% 
  Source: PHA Elite.  March 31, 2009 
*Does not include information on all port-out households.  Actual HCV Total is 15,613.  Actual Program Total is 29,246 
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 Eight are presented in Table 2-7.  
The total number of households increased over the Baseline Year by 19% in Year Eight.  A 
significant increase was observed in the number of PHA households funded under the Housing 
Choice Voucher Program, which increased by 25% over the Baseline Year.     

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

 for All PHA Households. 
   Baseline Year Year Eight 

Housing Type/Program Total % Total % 
Conventional 7,784 32% 6,819 23% 
Scattered Sites 4,394 18% 4,259 15% 
LIHTC 1 0 0% 1,628 6% 
AME2 0 0 927 3% 
HCV Housing 12,424 50% 15,613 53% 
Program Total 24,602 100% 29,246 100% 

Source: PHA CCS. October 1, 2001; Elite March 31, 2009 
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 PHA resident household heads in the MTW 
Baseline and Year Eight.  African-Americans continue to represent the majority of households 
served by PHA (88%), followed by white (7%).  Of the approximate 29,160 heads of PHA 
households, (5%) identify themselves as being of Hispanic ethnicity.   During Year Eight, race and 
ethnicity percentages remained consistent with those indicated in the Annual Plan. 
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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 Eight Race for All Heads of PHA Households 

Housing Type/Program 
African-

American White 

Asian/Pacific 
Island & Native 

American Other Total 

Conventional Housing 6,478 167 16 158 6,819 
Scattered Sites 3,874 33 5 347 4,259 
LIHTC 1 1,589 8 2 22 1,628 
AME2 795 97 35 0 927 
HCV Housing 12,932 1,617 226 752 15,527* 

Program Totals 25,668 1,922 284 1,279 29,160* 

Percentage Distribution 88% 7% 1% 4% 100% 
          

 Source: PHA Elite,  March 31, 2009. 
 *Does not include information on all port-out households.  Actual HCV Total is 15,613.  Actual Program Total is 29,246 

1Low-Income Housing Tax Credit (LIHTC) properties. PAPMC managed 
2AME – Alternatively Managed Entity  

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

 Public Housing and Housing Choice Vouchers  

Housing Type/Program Hispanic Non-Hispanic Total 

Conventional Housing 163 6,656 6,819 
Scattered Sites 312 3,947 4,259 
LIHTC 1 25 1,603 1,628 
AME2 246 681 927 
HCV Housing 739 14,788 15,527* 

Program Totals 1,485 27,675 29,160* 
Percentage Distribution 5% 95% 100% 

 *Does not include information on all port-out households.  Actual HCV Total is 15,613.  Actual Program Total is 29,246 
 

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.  See 
comments above.   
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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 Eight 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 Eight, the waiting list has 61,913 applicant households, reflecting the strong 
need for affordable housing in Philadelphia.  This reflects an increase of more than 12,400 over the 
waiting list numbers at the beginning of Year Eight.  The number of applicants on the waiting list 
for HCV Housing/Housing Choice Vouchers has decreased significantly from the baseline year to 
present 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.  
PHA intends to re-open the HCV waiting list in the near future. 
 
1.  Unit Size Need by Waiting List Applicants. 

 
Table 2-12 indicates that efficiency (23%); two (38%) and three bedroom (24%) units are the most 
sought units.  

 
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 Eight 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 Housing1 10,376 6,123 23,068 14,398 2,677 259 39 56,940 

HCV Housing 3,918 371 269 292 100 18 5 4,973 

Program Totals1 
14,294 6,494 23,337 14,690 2,777 277 44 61,913 

Percentage 
Distribution 23% 10% 38% 24% 4% <1% <1% 100% 

Source: PHA Elite, March 31, 2009. 
1 Public Housing program includes conventional, scattered and LIHTC sites.   
 
 
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 
(69%), followed by elderly (18%), and disabled (13%).  A significant increase in the number and 
percentage of elderly applicants occurred over Year Eight. 
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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 Eight 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  39,258 69% 10,069 18% 7,613 13% 56,940 100% 
HCV Housing 3,138 68% 1,030 18% 805 14% 4,973 100% 

Program 
Totals 42,396 69% 11,099 18% 8,418 13% 61,913 100% 

Source: PHA Elite, March 31, 2009. 
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, 2009, the percentage of households below 30% AMI increased to 
90% which reflects a slight decrease from the 92% reported at the start of Year Eight. 
 

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. 

 
Table 2-16. Year Eight 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  51,336 4,874 669 61 56,940 
HCV Housing 4,216 647 104 6 4,973 

Program Totals1 55,552 5,522 773 67 61,913 
Percentage 90% 9% 1% <1% 100% 

   Source: PHA Elite, March 31, 2009. 
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4. Program/Housing Type Requested by Waiting List Applicants. 
 

Table 2-17.  Baseline Year and Year Eight Program/Types for All 
 Waiting List Applicants for PHA Housing. 

Source: PHA CCS. October 1, 2001; Elite, March 31, 2009 
. 

 
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. 
 
 

Table 2-19.  Year Eight Composition by Race for All Waiting List Applicants for PHA 
Housing. 

Housing Type/Program African-American White Asian/Pacific Island 
& Native American Other Total 

Public Housing 49,894 1,545 244 5,257 56,940 
HCV Housing 4,130 427 201 215 4,973 
Program Totals 54,024 1,972 445 5,472 61,913 
Percentage Distribution 87% 3% 1% 9% 100% 
     Source: PHA Elite, March 31, 2009. 

 
 

 
 
 
 

  Baseline Year Year Eight 

Housing Type/Program Total % Total % 

Public Housing 7,191 28% 56,940 91% 
HCV Housing 18,587 72% 4,973 9% 

Program Total 25,778 100% 61,913 100% 
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Table 2-20. Year Eight 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 3,174 53,766 56,940 
HCV Housing 196 4,777 4,973 
Program Totals 3,370 58,543 61,913 

Percentage Distribution 5% 95% 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 29,246 at the close of Year Eight. 
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SECTION 3:  ADMISSIONS AND OCCUPANCY POLICIES 
  

A. Changes in Concentration of Lower-Income Families by Program. 
 
Deconcentration –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 29,246 at the close of Year Eight.  In addition, PHA’s 
groundbreaking affordable homeownership program has created 982 homeownership 
opportunities, of which 103 closed in Year Eight.  Year Eight housing development activities are 
more fully described in Section 7 of this Report. 
 

See prior MTW Plans and Reports and Section 7 for further detail on PHA’s extensive 
homeownership development efforts. Currently, with the exception of Martin Luther King, Jr., 
Phase IIC, 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.  HUD subsequently approved PHA's plan to use program 
income to construct homes at Martin Luther King IIC, which will be sold to families earning 
between 80-115% of AMI, with the majority of homes sold to families earning between 80-100% 
of AMI.   
 
Beginning with 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.   Also, as previously noted, the number and percentage of extremely 
low-income households on PHA’s waiting lists continues to grow substantially. 
 
Starting with 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.   
 
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.    
 
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 
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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 
for low and moderate-income residents through homeownership opportunities.  
 
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. To date, one hundred and twenty-three (123) 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.   
 
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.    
 
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.  PHA offers 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 in HCV program 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.   
 
Additionally, PHA provides HCV participants with information and assistance as needed to port 
their voucher(s) to any other community. 
 
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 prepared an impact analysis of the rent simplification policy, which is included as an 
attachment. 
 
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 admissions policies to permit families 
“graduating” from transitional housing facilities to obtain public housing or a housing voucher.  
The overall total of families housed to date under the “Blueprint to End Homelessness” program, 
as of March 31 2009 is 601. PHA has started Phase II to house a total of 500 families, 300 public 
housing and 200 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 Eight 
 

Baseline Year 
Year Eight in use 

Projection  
Year Eight in use 

Actual  Housing Programs 
  1-Apr-01 31-Mar-09 31-Mar-09 
MTW Tenant-Based Vouchers  11,473 14,850 14,027 
MTW Activity Vouchers 0 2,785  2,844 

MTW Subtotal 11,473 17,635 16,871 
Non-MTW Vouchers1 2 679     725 
HCV Moderate Rehabilitation 949 751     751 
Public Housing Units2 12,178 13,656 13,633 

TOTAL PHA UNITS 24,602 32,721 31,980 
 
Source: PHA Elite, March 31, 2009 
1Non-MTW Vouchers include special purpose vouchers for the Family Unification Program (FUP),  
Mainstream vouchers, designated housing, and VASH.  
2Public Housing units include all occupied units at conventional, scattered site, PAPMC and AME sites. 

 
 

B.  Narrative Explanation of the Differences. 
 
The actual occupancy in public housing was somewhat less than the projected occupancy primarily 
due to relocation activity.  Actual utilization of MTW vouchers was less than projected due to 
higher than normal turnover and longer housing search times.   
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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 Eight.  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 Eight 
 

Revenue Sources 
MTW Year Eight 

Budget ($) 
MTW Year Eight 

Actual Funding ($) 

Dwelling Rental Income               19,000,000 20,333,160

Interest Income/Other 1,800,000 2,737,805

MTW Housing Choice Voucher1 145,000,000 167,536,110

Capital Subsidy including Replacement 
Housing Factor2 77,214,716 71,544,852

Operating Subsidy 115,647,398 104,005,544

Total Revenues 358,662,114 366,157,471
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 87% for FYE 3/31/09. 
 
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 decrease in capital funds over last year largely 
due to a decrease in replacement housing funds. 
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C.  Consolidated Financial Statement for MTW Year Eight. 

 
 

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

Revenue Sources 
MTW Year Eight 

Planned Budget ($) 
MTW Year Eight 

Actual ($) 

Dwelling Rental Income               19,000,000 20,333,160

Interest Income/Other 1,800,000 2,815,880
Section 8 Subsidy and Admin 
Fee 154,474,118 177,860,692
Capital Subsidy including 
Replacement Housing Factor 77,214,716 71,544,852

Operating Subsidy 115,647,398 104,005,544

*Other Grants 661,000 2,266,837

Total Revenue 368,797,232 378,826,965
*Includes: PCA, ROSS-PH,CHSP, Summer Food, State Apprenticeship, Homeownership funds received between 
4/1/08 – 3/31/09.   
 
 
 
 
 
 
 
 

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

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

 

Project 
MTW Year Eight 

Budget ($) 
MTW Year Eight 

Actual ($) 

Public Housing 135,447,398 125,202,720

Capital Funds 77,214,716 71,544,852

Housing Choice Voucher Program 155,474,118 179,812,556

Other Grants 661,000 2,266,837

TOTAL 368,797,232 378,826,965
 
 

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.   
 
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.  Trevor’s place, Peoples 
Emergency Center, Ingliss House, and Project Home are some of the organizations that received 
Unit-Based Vouchers.  
 
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 recruits new partners, expands the range of training programs, and 
provides 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 
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of $13.66.  Additional programs include certified nursing assistant, pharmacy technician, medical 
billing, home maintenance and repair, and hospitality industry training.    
 
In Year 8 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, and Customer Service. Community Partner implemented an intense six 
weeks Financial Literacy Improvement Program for all residents.  This program covers the 
principals and importance of banking with specific emphasis on savings, credit and investment. 
 
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, 
2008, PHA’s Low Rent Operating Reserve was $4,211,499.  PHA’s operating reserve as of year-
end March 31, 2009 will not be available until September 2009.   
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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 Eight 
 

Development Name Scope of Work Estimated 
Capital Cost 

Actual 
Expenditures and 

Obligations 

PHA-Wide Security Upgrades $1,000,000 $500,000 
Third Party Capital Requests New Development $5,000,000 $2,500,000 
Johnson Homes Utilities upgrade $6,000,000 $0 
Millcreek Extension1 New Development $8,000,000 $0 
Marshall Shephard Village1 New Development $10,000,000 $5,000,000 
Ludlow HOPE VI Scattered 
Sites1 New Development $8,000,000 $10,050,000 
Nellie Reynolds Garden New Development $11,000,000 $16,000,000 
Warnock1 New Development $22,500,000 $29,200,000 

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

PHA-Wide Energy Conservation $500,000 $500,000 
PHA-Wide  Sparkle Plus $23,000,000 $1,300,000 

  TOTAL $95,500,000 $65,550,000 
1 Capital Funding needs for HOPE VI and Mixed-
Finance Developments.   
 
 
MAJOR DEVELOPMENTS 
 
• PHA has expanded its role as developer by adding 2 new transactions (Paschall Phase 

I and II, for a total of twenty-eight deals currently in its portfolio, creating another 
100 rental units, successfully securing a total of approximately $1.2M in low-income 
housing tax credits for a total private equity raise from investors in the amount of 
approximately $9.0M. 

 
• PHA completed 50 Homeownership units at Ludlow.  
 
• PHA completed 118 rental units at Nellie Reynolds Garden and Angela Court II.  
 
• PHA continues it’s investment of capital dollars in the following transactions which 

closed in FY 2008-2009: Warnock phase I and II and Spring Garden II Scattered site 
– Total Capital Closed FY 2008-2009– $68M, (to support 153 affordable rental 
units). 
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• PHA continues to leverage these capital dollars to provide quality housing to meet 

market-rate standards. 
 

o Leveraged Dollars on closed transactions FY 2008-2009 
 Private Equity Raised (LIHTC)  $30.0M 
 Local Funds     $2.7M  
 State                                                           $6.5M 
 Bond  $10.5M 

Total Leveraged Dollars $49.7M  
 
A summary of major capital planning, development, modernization and related activities 
for the past year follows: 
 
504 Accessibility units  

• PHA managed the needs assessment survey, retrofits and reporting tasks to obtain 
3rd certification of compliance with the Uniform Federal Accessibility Standards 
and Attachment E to its Moving to Work Agreement with HUD for 152 fully 
accessible and adaptable units.  PHA commenced construction activities related to 
the UFAS certification process.  

 
Vacancy reduction 

• PHA completed rehab of 732 vacant units in conventional, Scattered Sites and 
PAPMC sites, and identified/surveyed 300 additional units slated for rehab using 
ARRA funds. 

 
Sparkle Plus Program 

• The Sparkle Plus Program was coordinated at all sites to maintain their curb 
appeal. 

 
Deferred Maintenance Program 

• PHA implemented the Maintenance Wave Program, which is a coordinated 7 day 
per week effort to reduce long-term work orders for deferred maintenance and 
structural repairs. From 3/2/09-3/31/09, over 100 long-term services order had 
been closed. 

• PHA reduced overall completion time of service order from 115 days to 35 days 
or less. 

 
Demolition   
 
During this period, HUD approval was received for demolition of 2817 Warnock Street.  
PHA submitted additional demolition requests to HUD for Liddonfield Homes and 
Paschall Apartments, both of which are pending HUD approval.  
 
Disposition 
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PHA submitted 17 disposition applications between April 1, 2008 and March 31, 2009 to 
permit the transfer of 1,331 scattered site properties (1,710 residential units) 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 lots, and provide needed capital to offset HUD 
funding reductions); transfer to PHA affiliates for the development of affordable rental 
housing and homeownership developments, including 45 senior and 256 family rental 
units  ; transfer to community development corporations and private entities for the 
development of approximately 216 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. Warnock Street 
• One (1) vacant structure for use in the phased new construction of 95 Low-Income 

Housing Tax Credit (LIHTC) rental units and an on-site management office 
 
2. Ludlow Development 
• 70 vacant structures and lots for use in the phased new construction of 75 rental units 

utilizing LIHTC and ACCs, and 50 affordable homeownership units 
 
3. Philadelphia Housing Development   
• Six (6) vacant lots on North 16th Street to the Philadelphia Housing Development 

Corporation (PHDC) to be used in the development of 20 new construction and 
rehabilitated moderate income homeownership units 

 
4. Evelyn Sanders, LP - an affiliate of The Women’s Community Revitalization 

Project (WCRP)   
• 14 vacant lots on Hutchinson, Percy Streets and West Indiana Avenue for use in the 

development of 40 LIHTC affordable rental units 
 

5. Habitat for Humanity  
• 1805 N. Gratz Street for use as an affordable homeownership unit 
 
6. Spring Garden Development Associates, L.P. (an affiliate of Spring Garden 

Development Corporation and Michaels Development Corporation)  
• 22 structures and 58 units for the rehabilitation and new construction of 58 LIHTC 

units, 32 of which will be public housing in North Central Philadelphia 
  
Conversion 
 
Liddonfield Homes I 
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• HUD required conversion of 412 units of public housing in Northeast Philadelphia 
due to deterioration and inability to rehabilitate in an economic manner – PHA is seeking 
a developer or development partner for this site. PHA submitted a required conversion 
plan to HUD, approval of which is still pending, as part of its Year 9 Annual MTW Plan. 
 
Acquisitions 
 
Ludlow Development 
• Acquired 68 properties from the RDA, 31 properties from the City of Philadelphia, 
and 5 properties from PHDC 
 
Warnock Development 
• Acquired 58 properties from the RDA and 9 properties from the City of Philadelphia 
 
2012 Chestnut Street Office building 
• Issued RFP for Construction Management Services to build a 3-story office building 

with parking. 
 

Liddonfield – $95 million 
• Grant agreement received for the $3,500,000 in RACP funds from the 

Commonwealth of Pennsylvania.  
 

Lucien E. Blackwell Homes - $140 Million 
 
Marshall Shepherd Village - $25 million 

• Lease up completed 
• Prepared cost certificate 

 
Angela Court Phase II - $8 million 

• Lease up completed  
• Construction completion of 54 senior rental units 

 
LEB Street  and Cameras Project - $2.1 million 

• Completed street improvements 
• Completed design for street cameras 

 
Lucien E Blackwell Community center ($11.0 million) 
• Prepared and issued Construction RFP 
 
Ludlow Scattered Sites HOPE VI - $50 Million 
 
Ludlow Phase III - $26.6 million 

• Completed and submitted Cost certificate 
• Received 8609s 
• 3 months break even 
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Ludlow Phase V Homeownership - $20.5 million 
• Completed 50 affordable homeownership units. 
• Sold 43 out of 50 homeownership units 

 
Mantua - $31 million 

• Completed demolition activities of existing site. 
• Completed master plan for development of 101 rental units 
• Received LIHTC award for Phase I. 
• Issued Construction RFP. 
• Awarded Construction contract to Hunter Robert 
• Started Design process. 
• Submitted 10 % spent down for Tax Credit Phase I 50-unit development. 

 
Martin Luther King (MLK)- $83 million 
MLK Phase IIC – $9.9 million 

• Completed design of 19 homeownership units and green space. 
• Obtained zoning 
• Issued RFP for CM construction services. 
• Selected Construction manager 

 
Mt Olivet fence ($700.0 k) 

• Issued construction RFP 
• Awarded construction contract. 
• Completed design 
• Started construction 

 
Nellie Reynolds Garden - $22 million 

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

• Completed re-syndicate new investor Wachovia. 
• Prepared cost certificate 

 
Norris Apts. 

• Completed the replacement of (2) new energy efficient steam heating boilers, 
domestic hot water boilers, and window-wall, and completely painted the 
mechanical room at Norris Apts. Installed thermostatic temperature controls and 
traps at each radiator affording the residents the ability to control their heat levels 
in their apartment for the first time. 

 
Paschall Vicinity 

• Completed the plan 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. PHA may do not all. 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 
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offsite. With the potential of an additional 70 offsite units. Approximately 100 
parcels will need to be acquired.   

• Completed and submitted the Low Income Housing Tax Credit application for 
Phases I and II (100) units. 

• Completed the RFP for Construction Management Services to complete the unit 
demolition of the existing 223 units and the Revitalization of Phase I and Phase II. 

 
Passyunk Homes 

• Completed construction of 80,000 square foot office building and parking for 
PHA. 

• Started fit out for interior spaces. 
 
Spring Garden Apartments II - $19 million 

• Completed financial closing  
• Began construction of 58 affordable units that included 32 ACC/LIHTC rental 

units. First sub phase is 35% complete 
 

Warnock - $46.2 million 
 
Warnock Phase I - $20.9 million 

• Completed financial closing 
• Started construction of 50 family rental units 
 

Warnock Phase II - $25.3 million 
• Completed financial closing with PNC and HUD 
• Started construction of 45 senior rental units including 36,000 sq ft non-dwelling 

space. 
 
Wilson Park Pavilion $1.8 

• Awarded the CM contract, completed the design for the Pavilion which will 
feature Audio-Visual equipment, recreational space and can accommodate myriad 
assembly events for our senior population. Projected to be completed summer of 
2009.  

 
OTHER RESULTS: 
2 
HVAC Upgrades 
• Completed the installation of A/C system in public corridors, 1st floor lobby and the 

community room at Emlen Arms  
• 80 % complete the installation of a boiler room ventilation system at Emlen Arms. 
• Completed the RFP and awarded the $2M contract to complete mechanical upgrades 

and Underground Storage Tank repairs at Wilson Park Apts, Blumberg Apts, West 
Park Apts., Queen Lane and Harrison Plaza.  

 



 

Section 7 Capital Planning Activities                                                                                                  Page 
MTW Year Eight Report  June 2009  

52

Blumberg Apts 
• Started construction of guard booth relocation. Demolished the brick alcove at the 

entry areas. Surveyed all fire safety and security systems in preparation for the booth 
relocation and to replace inoperable or antiquated systems. 

• Completed an extensive water infiltration survey of each tower to determine the exact 
location of moisture penetration  

• Completed the first phase of the structural concrete repairs  
• Lowered the retaining walls and placed sod within the courtyard to passively improve 

security by enhancing the visibility of the open area. 
 
Preventive Maintenance 
• Complete construction of Deferred Maintenance Work Plan for conventional sites. 

 
ARRA Stimulus  Projects. 
• Submitted Capital plan to HUD 
• Prepared Construction RFPs 
• Issued 4 construction RFPs 
 
MASTER PLANNING: 
 
In addition to the above activities, PHA conducted master planning activities for sites 
throughout the City including:  Abbottsford Homes, Mill Creek East and West 
Extensions,  Mantual Hall vicinity, Warnock Extension, Ludlow Extension, Glenwood 
vicinity, Strawberry Mansion, Grays Ferry North, Sharswood neighborhood, Bartram 
Village vicinity, Liddonfield,  Queen Lane vicinity and Morton Homes. 
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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 Eight Plan, PHA reported an 
actual vacancy rate of 12.50%. PHA projected that the adjusted vacancy rate would be 
2.48% by the end of MTW Year Eight.    

 
2. Actual:  As of the end of MTW Year Eight (March 31, 2009), the actual vacancy rate is 

12.70% and the adjusted vacancy rate is 2.89% (Table 8-1).  This is based on a total 
unit count of 15,661.  The difference between actual and target performance is 
attributable to relocation efforts and turnover. 

 
 

Table 8-1.  Vacancy Rates for Year Eight 
 

VACANCIES  Baseline Year (4/01/01) Year Eight (3/31/09) 
SITE NUMBER / NAME Actual Adjusted Actual Adjusted 
 Rate % Rate % Rate % Rate % 
North Central      
001 Johnson Homes 6.58 6.58 3.01 2.63 
010  Raymond Rosen Manor -  52.39 0.00 0.20 0.20 
117  Raymond Rosen Manor -  - - 0.00 00.00 
042  Champlost – mod 0.98 0.96 0.00 0.00 
049  Morton Homes 1.61 1.21 0.00 0.00 
050  Norman Blumberg Apts  - mod 59.80 15.20 2.79 2.59 
077 Bentley 18.18 18.18 8.08 8.08 
North Area     
003 Richard Allen Homes - reconfig.  8.67 1.33 1.33 1.33 
014  Norris Homes  -  FA 16.67 16.36 2.78 2.78 
015  Harrison Plaza 5.35 5.35 1.34 1.34 
020  Spring Garden 3.96 3.47 1.98 0.99 
055B Fairhill Apts  - mod 17.42 17.42 0.76 0.76 
114  Gladys B. Jacobs 1.25 1.25 1.25 1.25 
Northeast     
023  Liddonfield 23.64 22.34 55.31 0.65 
029  Hill Creek  - FA   27.16 4.78 1.20 1.20 
032  Oxford Village 10.00 5.50 0.81 0.81 
034  Whitehall Apts  - FA 44.22 0.40 1.19 1.19 
066  Holmecrest 3.57 3.57 1.19 1.19 
079  Plymouth Hall 26.09 26.09 100 0.00 
South Area     
013  Wilson Park – Elderly 39.94 18.45 2.15 2.15 
113  Wilson Park - Multi-family (Mod.) - - 2.23 2.23 
031  Bartram Village 5.88 5.88 2.23 2.23 
061  Paschall Apts 16.29 14.93 14.93 1.81 
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VACANCIES  Baseline Year (4/01/01) Year Eight (3/31/09) 
SITE NUMBER / NAME Actual Adjusted Actual Adjusted 
 Rate % Rate % Rate % Rate % 
062  Point Breeze Court 5.63 5.63 4.23 4.23 
West Area     
018  Arch Homes 5.48 5.48 0.00 0.00 
024  Queen Lane 7.25 7.19 2.90 2.90 
035  Haddington Homes 10.14 10.14 1.35 1.35 
039  Westpark Apts 25.69 25.69 2.14 2.14 
046  Haverford 4.17 4.17 0.00 0.00 
063  Katie B. Jackson (9 Units to S.S.) 18.64 18.64 8.47 6.78 
076  Emlen Arms 7.05 7.05 2.56 2.56 
093  Westpark Plaza 6.15 6.15 3.08 3.08 

TOTAL CONVENTIONAL 22.14 13.84 6.66 1.72 
Scattered Sites     
901  Haddington/Overbrook 8.16 0.84 10.95 2.95 
902  Mantua 22.00 11.09 25.32 4.11 
903  Kingsessing 8.70 3.34 11.19 4.62 
904  Germantown/Hunting Park 16.56 7.57 23.21 3.90 
905  Fairhill Square 24.34 13.32 22.57 4.85 
030  Abbottsford Homes – mod 49.92 2.18 0.85 0.85 
906  Francisville 37.48 14.46 30.51 10.66 
907  Ludlow 29.69 9.95 24.67 4.74 
908  Susquehanna 26.47 11.25 35.24 4.24 
909  Strawberry Mansion 41.12 16.94 44.86 9.69 
910  Oxford/Jefferson 34.63 7.60 42.34 5.94 
055A Parkview Apt 5.00 5.00 5.00 5.00 
065  Collegeview 7.41 7.41 3.70 3.70 
100  C.B.  Moore Homes 3.33 3.33 3.33 3.33 
104  Arlene Homes 0.00 0.00 0.00 0.00 

TOTAL SCATTERED SITES 25.59 9.99 26.11 5.47 

TOTAL PHA 23.57 12.25 15.26 3.38 

Tax Credit Properties     
PHA Managed (PAPMC)     
129 Cambridge Plaza - Phase II na na 0.00 0.00 
132 Suffolk Manor na na 0.73 0.73 
133 Richard Allen Homes - Phase III na na 1.41 1.41 
134 Richard Allen Homes - Phase III na na 0.93 0.93 
137 Cambridge Plaza   - 202 na na 0.00 0.00 
138 Mt. Olivet na na 1.24 1.24 
139 Greater Grays Ferry Estates   1.23 1.23 
143  Greater Grays Ferry Estates II-A na na 0.00 0.00 
144  Greater Grays 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 
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VACANCIES  Baseline Year (4/01/01) Year Eight (3/31/09) 
SITE NUMBER / NAME Actual Adjusted Actual Adjusted 
 Rate % Rate % Rate % Rate % 
150 Lucien E Blackwell II na na 0.00 0.00 
152 Germantown House 15.98 15.98 0.00 0.00 
153 Lucien E. Blackwell III na na 0.00 0.00 
156 Marshall Sheppard Village na na 1.25 1.25 
157 Ludlow Phase III na na 0.00 0.00 
158 Nellie Reynolds Garden na na 0.00 0.00 

TOTAL PHA Managed (PAPMC) na na 0.49 0.49 
Privately Managed Entity’s (AMEs)     
121 Courtyard Apts at  Riverview 5.32 5.32 0.64 0.85 
126 8 Diamonds na na 0.00 0.81 
141 8 Diamonds na na 3.45 3.45 
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 5.26 5.26 
136  Martin Luther King – Phase III na na 0.00 0.00 
146 St. Ignatious na na 1.49 1.49 
148 Neumann North na na 0.00 0.00 

TOTAL PRIVATELY MANAGED na na 0.72 0.72 
COMBINED AME TOTAL na na 0.58 0.58 

     
GRAND TOTAL PHA & AME SITES 24.09% 11.64% 12.70 2.89 

 
 
B. Rent Collection – Finance  
 

Table 8-2.  Uncollected Rent for Year Eight 
         

 Baseline Year Year Eight 
Billed Rents     $12,490,979 $32,742,207 
Cash Collected      11,727,499 30,351,964 
Uncollected         763,479 2,390,243 

Percent Uncollected 6.11% 7.3% 
        Source:  Finance Department        
 

 
1. Target:  PHA projected a 2.45% rate for uncollected rent would be achieved during the 
current year. 

 
2. Actual:   The total collections for MTW Year Eight was $30.351 million, which is an 
increase of approximately $946,933 over the prior year.  At year’s end, the percent of 
uncollected rents was 7.3%.   The difference between actual and target performance is 
attributable to regional and nationwide economic conditions.  PHA has faced increased 
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challenges maintaining high rent collections as the impacts of the recession are felt by 
residents. 
 

 
C. Work Orders 
             

1. Target:  PHA projected it would continue to meet its current response rate of 100% for 
emergency work orders within 72 hours.  For routine work orders, PHA projected it 
would respond with an average rate of 35 days.  

 
2. Actual:  PHA responded to 99.22% of all emergency work orders within 72 hours.   

PHA responded to 97.51% of emergency work orders within 24 hours.  For routine 
work orders, PHA responded within an average time period of 49 days.   Note that as a 
result of the Maintenance Wave program implemented in early 2009, PHA significantly 
improved response times in the final quarter of the year, a trend that is expected to 
continue into MTW Year Nine. 

 
D.  Inspections 
 

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

 
2. Actual:  PHA completed 100% of inspections for conventional units, scattered sites, 

PAPMC and AME sites as of the end of MTW Year Eight. 
 
Results of Independent PHAS Inspections:  PHA does not have an official final score for the 
year ending March 31, 2009 
 
E.  Security 
 
This fiscal year has continued to be affected by the reduction in federal funding needed to maintain 
proper service levels at the Authority.  Despite these severe cuts, PHA has continued looking to 
new solutions and cost saving measures to provide a high level of service.  
 
The Philadelphia Housing Authority Police Department (PHAPD) has moved to a modern, state of 
the art building located at 3100 Penrose Ferry Rd., Philadelphia, PA 19145. This move has 
afforded the department a central location housing the Patrol Division, Investigations, Lease 
Enforcement Compliance Unit (LECU), Fleet, Risk Management and GREAT/DARE staff. Future 
plans include the addition of Radio Room, Call Center and Housing Choice Voucher Program 
(HCVP) Investigations staff to this site. Combining all units and sections of PHAPD will enable a 
more efficient management of the department while making the transition from patrol based 
policing to a diversified public safety department. 
 
Homeland Security: 
The PHA Police Department is part of the U. S. Attorney’s Office partnership with law 
enforcement for Homeland Security.  The PHA Police Department has attended scheduled 
meetings to confer about methods and approaches to secure the community against terrorism.   As 
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one of the largest construction facilitators and property managers in the State of Pennsylvania, the 
PHA offers an array of services and skills to assist in the management of both man-made and 
natural disasters that threatens tenants and the citizens of this city.   
 
Enhanced Cooperation with the Philadelphia Police Department: 
The PHA Police Department continues to provide real time information to the Philadelphia Police 
Department to assist in law enforcement initiatives at PHA properties. Information requests are 
processed through PHA technology and results are provided enabling criminal actors to be 
identified and located. Arrest information is provided by Philadelphia Police, reviewed by PHAPD 
Investigations and forwarded to appropriate PHA management and LECU or HCVP for action. 
 
Patrol Division: 
The PHA Police Department addresses criminal activity based on reports from managers, clients, 
and information received from Philadelphia Police department. Crime statistics reported to PHA 
Police indicate illegal activity on PHA properties is lower than the surrounding areas.  PHA Police 
assists PHA Operations in conducting Rent Blitzes and Maintenance Mania. 
 
Investigations: 
The Investigations Unit continues to provide assistance to all internal and external agencies, 
federal, state and local, as requested. The unit conducts Workers’ Compensation investigations to 
ensure the integrity of claims made. The unit will process Police Record Checks for conventional 
and scattered sites and continues to assist HCVP in processing Investigations to deter illegal 
occupancy.  Investigations works with the Philadelphia District Attorneys’ Office in the relocation 
of victims/witnesses who cooperate in the prosecution of violent criminal offenders. Investigators 
complete all background checks for potential PHA applicants to ensure eligibility for employment. 
 
Risk Management and Insurance: 
The formation and maintenance of a safety committee has afforded PHA the right to apply for a 
liability insurance premium reduction of 3-5%.  Upon approval, this action will save the Authority 
several hundred thousand dollars at renewal.  In the area of Workers’ Compensation, open claims 
have decreased and new claims have decreased 2%. 
 
Lease Enforcement Compliance Unit: 
LECU works closely with site based Asset Managers to support the lease enforcement, hearing and 
evictions processes. This unit has also contributed to eviction prevention by coordinating with 
landlord, tenant and other city organizations to assist low- income families.  LECU has provided 
informal rent counseling sessions to residents, which has increased the number of satisfied 
delinquencies prior to eviction.  
 
The following statistics summarize LECU activities for the period 04/01/08 to 03/31/09: 
 
Lease Enforcement and Compliance Investigations: 
Complaints Received:    210      
Complaints Substantiated   120 
Complaints Unsubstantiated   80 
Complaints Pending    10 
Submitted for Management Action  83  (Criminal Activity/Municipal Court) 
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Evictions Granted    69 
Dismissed/Withdrawn/No Action Taken 14 
 
Evictions: 
These statistics represents all actions taken, including criminal activity, rents, non-compliance, etc 
 
Total Court Cases:    1836  Total Writs Served  1380 
Continued Cases      253  Scheduled Evictions   633 
Default Judgments      369  Actual Evictions   173  
Possessions Granted       370  Paid in Full    331 
Agreements            0  Evictions Postponed   36  
Cases Withdrawn      772  Units Vacated    93 Petitions 
Grievance Hearings Held – Public Housing      72  Bankruptcies Filed     21 
Judgments Awarded to PHA:     $861,845.05     
Amount Paid Prior to Eviction   $193,026.06 
Amount Paid Prior to Landlord-Tenant Hearing $361,160.00      
Total Cash Collected                    $554,186.06  
 
Crime Commission: 
The PHA Police Department continues 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.    

Criminal History Checks: Pennsylvania Access To Criminal History (PATCH): 
The Pennsylvania Access to the Criminal History (PATCH) System is maintained in accordance 
with Pennsylvania’s Criminal History Information Act contained in Chapter 91 of Title 18, Crimes 
Code by the Pennsylvania State Police. This Act also directs The Pennsylvania State Police (PSP) 
to disseminate criminal history data to criminal justice agencies, non-criminal justice agencies and 
individuals on request. Criminal justice agencies can access all of an individual’s criminal history 
record information (CHRI). Requests made by non-criminal justice agencies and individuals are 
subject to edit criteria contained in the law. Approximately 16,000 criminal history checks have 
been performed by sworn personnel to determine a candidate’s suitability for public housing.  
Through close contact with the PSP, the turn around time has been cut from fourteen (14) plus 
days to ten (10) days or less. 
 
HCV Investigators/Detectives training: 
Personnel continue to maintain and enhance skills levels by attending local, state and federal 
training on databases used for processing investigations and Police record checks. 
 
Statistics of HCV Investigation Complaints  

Unsubstantiated Complaints  201 
Resolved Complaints   116 
Requests for Termination   216 
Non-HCV Complaints   139 
Open Complaints    025 
Total Complaints    697 
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Statistics - Quality Control Inspection 
Approved Inspections   717 
Failed Inspections      39 
Total QC Inspections                               756 

 
Statistics - Tax Runs: 

Total Tax Runs             1,384 
Delinquent Letters sent to Vendors    45 
Recovery of Delinquent Tax Revenue $58,700.00  

 
Police Criminal Record Checks:  

Eligibility 
o Received    4067 
o Approved    3866 
o Denied       101 

 
Conventional  

• Received    324 
• Approved    324 
• Denied     000 

 
Recertification 

• Received    10,934 
• Approved    10,716 
• Denied         218 

 
Investigations Unit: 
This unit is the informational hub, which conducts various types of investigations for the PHA 
using updated technology as requested. Checks are conducted using Avencia (police calls for 
service by address), remote view video, GPS vehicle information, Philadelphia Police Department 
records via internet and other systems through permissions obtained.   The Investigations unit 
conducts complex, confidential investigations and provide information timely and accurately. This 
unit handles complaints against Police, employees, and others conducting business with PHA, 
which must be handled confidentially and covertly.  

 
Statistics of Investigation Unit 
 Internal investigation requests received:  215 

• Background checks   131 
• Workers’ Compensation         4 
• Emergency Relocation Requests       21  
• Complaints against Police      4 
• Confidential       63 

 
Criminal Investigation requests received:  81 

 
 
Quality of Life Program 
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The program was a success. Numerous sites were provided problem-solving teams of police 
officers to address issues from Corner Lounging, Curfew and serious crimes. The teams worked in 
concert with resident leaders and residents in promoting safe PHA communities. The Philadelphia 
Housing Authority Police Department partnered with the School District of Philadelphia with a 
Truancy Reduction Task Force. This citywide task force addressed both PHA and non-PHA sites 
with truancy problems.  
 
The Quality of Life program continues building on its success. 
 
• Automated Eviction Fact Sheets have proven to streamline the Eviction process by making the 

fact sheets easily traceable and holding manager's accountable for on-time submissions. 
 
• Electronic Filing - Landlord-Tenant actions 
• Continues to be a success. Municipal Court of Philadelphia Eviction information is readily 

available on PHA databases 
 
• Investigation Division works closely with Housing Choice and Lease Enforcement in 

identifying problem tenants and conditions that warrant either civil or criminal action. 
Managers are able to electronically request investigations when warranted 

 
• Live Scan technology was investigated but the cost was prohibitive 
 
Community - Based Policing  
This program is part of our Quality of Life program where Police partners with PHA Managers 
and residents to ensure a safe and secure environment. 
 
• Foot Patrols - established at Developments that have problems and need immediate police 

intervention. During this period,  two sites (Norris and Blumberg had foot patrols deployed to 
address specific crime related problems) 

 
• Bike Patrol - None were utilized this past year due to manpower shortages and Federal 

Funding cuts 
 
• Dare, Great and Explorer Programs continue to flourish in PHA developments. Recognizing 

the youth of PHA is the key to the future, these programs continued to nurture and support the 
PHA youth. 

 
• Mobile Computer Labs - Continue to be used to teach seniors and youths basic computer skills. 

They are also used at City sponsored events to promote PHA's message. 
 
Neighborhood Town Watch Groups  
PHA has made ongoing efforts to organize Neighborhood Watch groups including partnering with 
city agencies.  Unfortunately, both existing groups (Rosen, Johnson Homes) disbanded over the 
course of the year due to lack of resident involvement.  PHA will continue to encourage and 
support efforts to involve residents directly in neighborhood security matters over the coming year.  
 
Security Upgrades: 
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Currently private security officers are on site at eleven (11) senior developments, five (5) family 
developments, five (5) Housing Choice Voucher site offices, two (2) Scattered Site office and three 
(3) administrative offices.  

Integrated Digital Security Systems For Added Protection: 
Installation of integrated security systems was completed this fiscal year at Admissions, Ludlow, 
Nellie Reynolds Gardens, Katie B Jackson, Fairhill, Queen Lane and Bentley Hall.  Estimates to 
complete repairs at Norris, Emlen, Wilson Park seniors, Abbottsford, Scattered Site offices, 
Blumberg and West Park have been reviewed and are pending.  
 
G.R.E.A.T.  (Gang Resistance Education and Training): 
The Gang Resistance Education and Training program is a school- based, law enforcement officer 
instructed classroom curriculum. The program’s primary objective is prevention and is intended to 
deter delinquency, youth violence, and gang membership. The GREAT program focuses on 
providing skills to students to help them avoid delinquent behavior and violence to solve problems. 
It is aimed at middle school students and seeks to reduce their involvement in gangs and 
delinquent behavior, teach them consequences of gang involvement, and help them develop 
positive relations with law enforcement.  These objectives are addressed through a curriculum 
taught in schools by G.R.E.A.T. certified uniformed law enforcement officers. Students are taught 
to set positive goals, resist negative pressures, resolve conflicts, and understand the negative 
impact of gangs and violence on their lives. 
 
The G.R.E.A.T. Program has reached approximately 4000 students in Elementary, Middle and 
Junior High Schools. These include: William Dick, Girard Academic Music Program, Spring 
Garden, Harrison, Dunbar, Mifflin, Richard Allen, Mary, Mother of Peace, Catherine, Patterson, 
Alcorn, Barry, and McMichael Elementary. Also, at various Middle and Junior High Schools that 
include: Pepper, Harding, Spring Garden, St Veronica’s, Reynolds, Tilden and Vare. In addition, 
the PHA-P.D. personnel is an integral component of the G.R.E.A.T. National Training Team and 
assists in training officers from around the country as GREAT officers back in their respective 
communities. Although G.R.E.A.T. has produced demonstrable benefits, it is just one of a suite of 
programs the PHAPD uses to improve police relations and good citizenship. 
 
G.R.E.A.T. Summer Camp Component 
The summer component provides education and recreation activities that continue to build on the 
Gang Resistance Education and Training (G.R.E.A.T.) school-based program. Philadelphia 
Housing Authority (P.H.A.) young residents enjoy recreational games; outings and educational 
workshops that continue to reinforce the 13 week cognitive, social and self-esteem building 
lessons. The goal of the 6-week summer component is to offer residents the opportunities to 
enhance their social skills, make them aware of alternatives to gang involvement and add structure 
during the summer months. Consequently, creativity is added to the program to allow the anti-gang 
message to achieve even more dramatic results with young residents thereby generating more 
opportunities to apply the skills already learned. 
 
The program provides residents with a non-threatening and safe environment to interact with 
police officers and community stakeholders for hundreds of children from July through the middle 
of August. In addition, PHAPD provided 7 one-day trips and 1 overnight trip for 12 of PHA’s 
residents as a positive alternative activity to interact with police officer while enhancing their 
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social skills. The G.R.E.A.T. summer component conducted 22 seminars serving 615 younger 
residents and 99 adults. 
 
D.A.R.E. 
For over two decades, the Drug Abuse & Resistance Education Program (D.A.R.E.) represents the 
single largest prevention effort directed at reducing the use of drugs and other harmful substances 
among school-aged children in the United States. The PHA Police Department continues this 
tradition by bringing the D.A.R.E. Program to 111 school age children in schools and various 
housing developments throughout the city.  
 
Vehicle GPS (Global Positioning System) 
The PHA Police Department has implemented a GPS for vehicle tracking and maintenance to be 
used by the PHAPD marked patrol units. These units will increase personnel utilization as well as 
effectively monitor vehicle maintenance issues. A solicitation was developed for installing the 
GPS on all Scattered Site and Major System vehicles. The solicitation has been bid on and once 
awarded, will enhance the Fleet Departments ability to manage these vehicles. 
 
Pest Control Initiative 
PHA’s Department of Environmental Services conducted regular routine services and special 
services such as treatment of termites, bugs, rats and so on to all scattered and conventional sites.   
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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 
Eight. The projected utilization for the period April 1, 2008 through March 31, 2009 for MTW 
allocations was 14,850 families leased. 
 
Actual:  For the fiscal year ending March 31, 2009, PHA achieved a 94.4% voucher lease-up rate 
with 14,027 families leased.   This was due primarily to higher than normal turnover and long 
search times by voucher holders.  An additional 1,586 households were served in the non-MTW 
HCV programs including Moderate Rehab.  
 
 
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).  In Year Eight, the Housing Choice 
Voucher (HCV) Program closed a total of 51 homes of which twenty-one (21) were disabled 
families for a total of 268 homes sold under the HCV Program including 75 families with 
disabilities.  See Chapter 10 for additional details on homeownership activities.    
 
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 families are dispersed and de-
concentrated throughout the City. PHA’s residents use HCVs in a variety of non-impacted 
communities outside Philadelphia.  
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3. Narrative/Explanation of Differences. 
 

As noted, PHA’s HCV utilization rates fell below the projected MTW Year Eight target primarily 
due to higher than normal turnover and lengthy search times for voucher holders.   As of March 
31, 2009, PHA had 749 voucher holders actively looking for housing, which will generate 
substantial new leasing activity in the early part of the new fiscal year. Additional vouchers will be 
issued incrementally over the coming year in order to achieve full utilization.  
 
 
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 programd. 

 
 2.  Narrative/Discussion of Differences.  
 

PHA met or exceeded the target performance goals specified in the MTW Annual 
Plan for Year Eight. 
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SECTION 10: 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.  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. 
 
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-profit agencies 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 agency, it has access to private and public funding sources unavailable to PHA.   
 
PHA 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 712 N. 16th Street.   Five ESS teams in five regional 
offices have been established at: South Philadelphia - 1172-1174 South Broad Street, West 
Philadelphia - 5207 Walnut Street, Northwest Philadelphia - 5538-A Wayne Avenue, North 
Philadelphia - 642 N. Broad Street, Northeast Philadelphia - 4346 Frankford Avenue and Main Office 
located at 712 North 16th Street, 2nd Floor.  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 supports 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. It has also sponsored Healthy Homes Asthma Intervention and Reduction program. Finally, 
TSSI assists with the Resident Council election processes. 
 
Fundraising Efforts 
 
In MTW Year Eight, PHA’s efforts resulted in the receipt of substantial additional grant funds 
including: an additional $1,000,000 from the Commonwealth of Pennsylvania through the Philadelphia 
Workforce Development Corporation to support the Pre-Apprenticeship Program; a second $871,664 
Healthy Homes Grant award; $240,819 from the Pennsylvania Department of Education to support the 
Summer Food Program; $920,000 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; $356,720 from 
HUD to provide Family Self Sufficiency program services to public housing and housing choice 
voucher recipients; $200,000 from the Philadelphia Youth Network to provide services under the Best 
Practices Skills for Life Program; $48,966 from the Philadelphia Corporation for Aging to provide 
meals and transportation, trips and activities to seniors; $109,448 from HUD in support of PHA’s 
Congregate Housing Program; and, $344,448 in HUD Shelter Plus Care Program dollars in partnership 
with Project HOME to augment the city’s homeless prevention efforts.  
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In addition, PHA assisted Tenant Support Services Inc to raise $15,000 from the Enon Community 
Reinvestment Ministry Grant program to provide a nutrition education component in the Summer food 
program; $25,000 from the Pennsylvania Department of Community and Economic Development 
(DCED) to provide after school and summer Camp programs at Bartram; and, an additional $100,000 
from the Wachovia Foundation for the South Philadelphia After-school Recreation Center (SPARC) at 
Wilson Park.  PHA helped Da Networks Housing to submit a successful application that resulted in an 
award of $480,000 for 2 Family Service Coordinators to serve the Ludlow community. And finally, 
PHA partnered with the Free Library of Philadelphia to receive a $24,000 award from the Claniel 
Foundation to expand the Family Reading program from 4 to 6 sites.  
 
PHA efforts also resulted in leveraged funds and services. Drexel University provided $78,840 of in-
kind support for PHA’s Healthy Homes grant. Partnership efforts that leveraged resources and services 
are not all quantified in dollars and cents because they are more difficult to assign a monetary value to, 
such as the One Warm Coat outreach that made much needed coats available to 814 residents, and 
Health Partners, Inc which provides free teachers at PHA Neighborhood Network sites.  The 
Philadelphia Department of Public Health began offering primary health care to PHA residents, who 
formerly used the emergency room for their health care. The American Cancer Society offered a 
smoking cessation program to PHA residents, which on average smoke at nearly twice the national 
average. Community and Supportive Service partnerships and Economic Development Partnership 
activities have assumed a high priority and a policy and methodology for quantifying the value of such 
services is being developed. 
 
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. 
 Increase services to youth. 
 Increase self-sufficiency through homeownership. 

 
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. 
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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. 

 
PHA’s 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 recruits new partners, expands the range of training programs, and 
provides incentives to encourage successful participation by residents.  These programs are designed to 
provide residents with the skills to enter the construction, transportation, health and other employment 
fields.  Residents securing employment through these programs are earning a median hourly rate of 
$13.66.  Additional programs include certified nursing assistant, pharmacy technician, medical billing, 
home maintenance and repair, and hospitality industry training.   In Year Eight, 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, and Customer Service.  A Community Partner implemented an intense six weeks Financial 
Literacy Improvement Program for all residents.  This program covers the principals and importance of 
banking with specific emphasis on savings, credit and investment. 
 
In year Eight, PHA established a Library that is open to residents as well as the local community.  The 
library features 13 computers with Internet access and wall-to-wall shelves stocked with approximately 
8,000 books. Books genres vary from children’s books, fiction, non-fiction, reference, science and 
history. The Library is located at John F. Street Community Center on 1100 Popular Street, 
Philadelphia, PA  19123. 

 
Supportive Services 
 
A broad range of supportive services is currently available to residents.  Resident programs offered 
during Year Eight include the following:   

 
1. Pre-Apprenticeship Program. Residents can participate and graduate from the Pre-Apprenticeship 

Program in the areas of Maintenance and Construction Training Program. This program prepares 
residents for union testing and provides them the connection to union membership and quality 
employment.  As of March 31, 2009, a total of five hundred and seventy eight (578) residents 
graduated from the Pre-Apprenticeship Building, Maintenance and Construction Training Program, 
of which seventy (70) graduated over the past year. Two hundred and ninety-five (295) of these 
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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.  PHA placed residents in jobs through the Section 3 program.  This 

program produced two hundred and eighty nine (289) 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. A total of sixty-three (63) resident enrolled and twenty-nine 

(29) graduated from the Certified Nursing Assistant (CNA) Program over the past year, bringing 
the total to one thousand and twenty-seven (1027) residents.  CNA graduates have a 90% 
employment rate. All graduates are employable as State certified CNAs. 

 
4. Pharmacy Technician Program.  A total of ninety-three (93) residents enrolled and forty-nine (49) 

graduated from the Pharmacy Technician Program over the past year, for a total of four hundred 
and twenty-six (426) 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. 

 
5. Medical Billing.  A total of fifty-two (52) residents enrolled and thirty-two (32) graduated from the 

Medical Billing Program this year, for an overall total of two hundred and eighty-four (284) 
graduates.  Medical Billing graduates have a 92% employment rate.  Graduates may secure 
employment as Medical Billing Clerks. 

 
6. Job Skill Training and Entrepreneurial Development Programs.  PHA has expanded the number 

and variety of programs available to residents by incorporating the following;   
 

 Opportunities Industrialization Corporation, Inc. (OIC) provides Hospitality Training in the 
areas of Culinary Arts, Guest Services, Front Office Procedure, and/or Travel Tourism. In the 
last year, approximately of one hundred and twenty-three (123) residents enrolled in one of the 
various programs offered by OIC, of which fifty-four (54) graduated.   

   
 Educational Data Systems Inc. (EDSI) provides Supported Work, Job Search, Job Placement, 

Community Service and Job Retention services; In the last year, approximately seventy-seven 
(77) residents enrolled in one of the various programs offered by EDSI. 

 
 Management Environmental Technologies, Inc. (MET) offers Job Training, Youth 

Development, Cultural Awareness, Small Business Development and Neighborhood 
Improvement programs. In the past year, approximately twenty-three (23) residents enrolled in 
one of the various programs offered by MET. 

 
 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.  In the past year, approximately twenty-five (25) 
residents enrolled in the Self Employment Program offered by the Enterprise Center.   

 
 Community College of Philadelphia’s Administrative Assistant Job Readiness Program 

prepares students to serve as administrative assistants by providing training in the areas of life 
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skills, customer service, computer use, workplace etiquette, filing, job searching and 
interviewing; In the past year, approximately fifty-one  (51) residents enrolled in 
Administrative Assistant program offered by CCP  

 
 New Wave Resources Inc Customer Service provides a 16-week course for careers in hotels, 

restaurants, and food service at schools, financial services, airlines, personal care facilities, and 
retail.  In the last year, approximately one hundred and nine (109) residents enrolled in one of 
the various programs offered by New Wave. Sixty-two (62) graduated.      

 
 New Wave Resources Inc Commercial Drivers License provides a 16-week course that 

trains residents 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).  In the last year, approximately 
one hundred and forty-nine (149) residents enrolled in the program. 

    
 Jewish Employment & Vocational Services (JEVS) provides a 36-hour Home Maintenance 

and Repair Program course through the Orleans Technical Institute. In the last year, 
approximately one hundred and one (101) residents enrolled in Home Maintenance Program 
provided by JEVS.  

 
7. Youth Programs.  Approximately 200 low-income children participated in a new after school 

program established under a 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 and the John F. Street Community Center in North 
Philadelphia.  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, TSSI, in partnership with PHA, 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 BGCP designed to promote healthy living, support 
academic achievement and leadership skills for area youth. The SPARC provides 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. 
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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 initiatives 
specifically designed to provide services for senior residents. PHA is presently developing a 
comprehensive program to enhance supportive living services and options for programs that are 
administered by the Pennsylvania Departments of Public Welfare and Aging. Working 
cooperatively with our partners such as the departments of Public Welfare and Aging, Health Plan 
Organizations, and leading pharmaceutical firms, we are able to provide enhancements to our 
service delivery amenities in senior properties. 

 
PHA’s senior services include the Living Independence for the Elders program (LIFE), Nursing 
Home Transition (NHT), Adult Day Center (ADC), and the Healthy Cafe Program (HCP). 

 
• LIFE provides managed care program for frail elderly recipients who have been determined to 

need "nursing facility level of care" but wish to remain in their home and community as long as 
possible. LIFE provides a comprehensive all-inclusive package of services to meet their needs. The 
program is known nationally as the Program of All-inclusive Care for the Elderly (PACE).  PACE 
providers in Pennsylvania have the name "LIFE" in their name (Living Independence for the 
Elderly). PHA presently has a partnership with two LIFE providers, (Mercy LIFE and New 
Courtland LIFE) which successfully operate out of two senior properties - Greater Grays Ferry 
Estates and Germantown House. 

 
• Nursing Home Transition (NHT) is a national initiative to reduce the cost of public program 

spending for nursing home care to individuals’ needing long-term care in home and community-
based settings. Nursing home transition programs were initiated with federal support in the late 
1990’s and targeted to Medicaid-eligible nursing home residents who are candidates for returning 
to community care settings.  PHA is a key NHT partner with the Commonwealth of Pennsylvania 
in providing affordable housing to thirty-three (33) nursing home residents identified by the Area 
Agency on Aging (PCA), since 2006, savings to the Commonwealth of $2.2 million dollars. 

 
• Adult Day Care – PHA is preparing to launch an Adult Day Care center at the new Nellie 

Reynolds Gardens senior development.  This important new initiative is a key part of PHA’s long-
term strategy to support seniors in maximizing their potential for independent living.  The program 
will provide an array of services to include assistance with Activities of Daily Living, medication 
administration, care planning, social and recreational activities, companionship, and meals. 
Activities may include art projects, gardening, reminiscence groups, and bingo and trivia games.   
PHA plans to expand this program to additional sites in the future, as well as to integrate it with 
new senior Home Services and Assisted Living options. 

 
• Healthy Café Program (HCP) is presently operating in three senior properties: Wilson Park, 

Emlen Arms and Bentley Hall.  The program is designed to promote healthy nutrition and social 
exchange between peers. The cafes provide healthy nutritious breakfast meals and foods choices at 
a low cost to residents and guests. To date, the program has been very successful. In the three 
operating locations, there have been positive health results including weight loss to diminishment 
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in blood pressure levels.  PHA plans to open another healthy café in our Nellie Reynolds Gardens 
property.  

 
PHA continues to operate the Elderly/ Disabled Service Coordinators program to provide case 
management and referral services to the frail elderly and/or disabled residents. Funds are used to 
pay for salaries, fringe benefits and related administrative costs for employing five service 
coordinators. Coordinators ensure that eligible residents are linked to the supportive services they 
need to continue living independently in public housing and housing choice voucher units. Service 
Coordinators are responsible to: 

 
• Work with community service providers to coordinate the provision of services and to tailor the 

services to the needs and characteristics of eligible residents 
• Monitor and evaluate the delivery, impact, effectiveness and outcome of supportive services under 

the program 
• Coordinate program with other independent living or self sufficiency, education and employment 

programs 
• Perform other duties and functions to assist residents to remain independent, and to prevent 

unnecessary institutionalization, and  
• Mobilize other national and local public and private resources and partnerships 
 
10. Home Sales Department   To date, PHA’s Homeownership Division has sold 982 homes through 

the HCV Homeownership Program, Turnkey III, 5(h), and redevelopment site programs.  During 
the current fiscal year April 1, 2008 thru March 31, 2009, the Homeownership Division sold 103 
homes.    PHA is one of the leading housing authorities in the nation in HCV homeownership sales.   

 
In MTW Year Eight, the Housing Choice Voucher (HCV) Program closed a total of 51 homes of 
which twenty-one (21) were for disabled families for a total of 268 homes sold under the HCV 
Program including 75 families with disabilities.  
 
Under the Turnkey III Program, to date PHA has sold 206 homes.  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.  PHA developed two Turnkey III sites.  Brown Street Village is now 
fully sold, and only one home remains to be sold at Whitman Park.   
 
Under the Section (5H) Scattered Sites Program, 125 homes have closed to date.   
 
PHA sold out a total of 65 homes at Lucien E. Blackwell Homes Phases I and II, and an additional 
34 homes in Phase III.   PHA sold 123 affordable homes at Greater Grays Ferry Estates. At MLK 
Plaza, PHA sold a total of 90 homes in Phases I and II.   At Falls Ridge, 28 home sales were 
closed.  At Ludlow Homes, PHA has closed on 43 homeownership sales and completed 5 
additional sales agreements.  Two units remain for sale at Ludlow.  Last year, PHA provided first-
time homebuyer workshops to approximately 1,500 PHA residents.  PHA received an 
overwhelming response from widespread and targeted marketing efforts, having received 
approximately 1,200 applications from prospective homebuyers for the new development at 
Ludlow. 
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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 new developments and provided free financial counseling in planning their 
budget.  
 
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, TD Bank, Sovereign Bank, Wells Fargo, East River Bank 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.  Last year, the program served 42,000 meals. 

 
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. See discussion of this program in Section 8.   
 
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.  See discussion of this 

program in Section 8.   
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, 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. 
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18. HOPE VI Community and Supportive Services.  PHA contracts for case management services with 
HOPE VI Providers, Asociacion de Puertorriquenos en Marcha (APM) and Ramsey Educational 
Development Institute, Inc (REDI) to provide community and social services to residents of 
Ludlow Scattered Sites.  Services help residents end their reliance on categorical assistance.  HOPE 
VI links residents to available community services and provides specific training. 

 
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. 
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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 Eight Report. 
 
B. Results of latest completed 133 Audit.  
 
C. Required Certifications and other submissions from which PHA is not exempted 

by the MTW Agreement  
• PHA Certifications of Compliance with MTW Plan Requirements (submitted with 
Year Eight Annual Plan) 
• 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. 
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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 
2008.  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 premiums 
 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 
“snapshots” of resident household data from PHA’s computer system for the periods 
2004 through 2008.  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 discussion of this 
group below under “Minimum Rent Payers”.  Table 1 highlights the fact that for all other 
households, PHA residents pay 28% or less of gross income towards rent. 
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Table 1: 
Total Tenant Payment As Percentage of Gross Income 

 
 2004 2005 2006 2007 2008 
Public Housing Households      
   Average 27% 26% 26% 29% 27% 
   Lowest Quartile  25% 26% 26% 26% 26% 
   Median 27% 27% 27% 27% 27% 
   Highest Quartile 28% 28% 28% 28% 28% 
      
Housing Choice Voucher 
Households 

     

   Average 27% 27% 27% 28% 28% 
   Lowest Quartile 25% 26% 26% 26% 27% 
   Median 27% 27% 27% 27% 27% 
   Highest Quartile 28% 28% 28% 28% 28% 

   
 
Minimum Rent Payers 
 
The number of households reporting either zero incomes or incomes less than $2,000 has 
steadily declined from 2004 to 2008.  The total number has decreased from 1,364 in 2004 
to 642 in 2008.  This group is required to pay a $50 minimum rent after a ninety-day 
grace period. 
 
Household Income 
 
Average total household incomes increased for both public housing and HCV 
households.  Table 2 shows total household income for HCV and public housing. 
 

 Table 2:  Household Incomes 
 

 2004 2005 2006 2007 2008 Change 
04-08 

Public Housing Households   
   Average 11,504 12,727 12,392 12,679 12,630 10%
   Lowest Quartile  6,500 7,068 7,068 7,277 7,332 13%
   Median 7,868 8,713 8,736 8,960 8,713 11%
   Highest Quartile 14,194 16,242 15,528 15,852 15,619 10%
   
Housing Choice Voucher 
Households 

  

   Average 10,292 10,891 11,981 12,487 13,071 27%
   Lowest Quartile 5,964 6,387 7,068 7,385 7,805 31%
   Median 7,873 8,268 9,288 9,620 10,433 33%
   Highest Quartile 13,143 14,084 15,491 16,119 17,074 30%
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Employment Income 
 
Under rent simplification, employment income increased for households with at least one 
wage earner.  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% for HCV wage earning households compared to 
an 8% increase in the public housing program.  This may reflect the impact of PHA’s 
Community Partner activities focused on HCV residents.  In absolute terms, however, 
median income for wage earning households was only slightly higher in HCV than in the 
public housing program. 
 

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

 2004 2005 2006 2007 2008 Change 
04-08 

Public Housing 
Households 

  

   Average 17,755 19,556 19,073 19,476 19,468 10%
   Lowest Quartile  8,736 10,178 10,075 10,400 10,398 19%
   Median 15,371 17,680 16,671 17,252 16,604 8%
   Highest Quartile 23,296 25,393 25,135 25,850 25,324 9%
   
Housing Choice Voucher 
Households 

  

   Average 14,812 15,846 17,230 17,979 17,974 21% 
   Lowest Quartile 8,535 9,280 10,002 10,556 10,629 25% 
   Median 13,728 14,721 16,077 16,691 16,650 21% 
   Highest Quartile 20,240 21,302 22,966 24,000 24,061 19% 

 
 
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.  
 
Based on the impact analysis, PHA does not anticipate making significant changes at this 
time to the rent simplification program. 
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Customer Service and Satisfaction Survey 
 
The following document provides a summary of results of the resident survey completed 
by PHA in early 2009.  The survey was administered to 601 PHA residents, representing 
a statistically valid sample of PHA households and sites.  Overall, the results of the 
survey continue to be very positive.   
 
While no significant issues emerged from the survey, PHA utilizes the results to help 
focus its property management, maintenance and capital priorities as well as to identify 
staff training and resident information needs.  Survey results are reviewed by senior 
management and site staff to identify trends and issues that may require follow up.  In 
general, however, PHA believes that the 2009 survey results provide validation of the 
effectiveness of existing management and maintenance strategies.   



61 601  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? 14% 79% 6% 0% 0% 0%
86 474 35 2 1 3

Your development/building? 14% 71% 14% 1% 7% 0%
76 395 77 6 44 3

Your neighborhood? 9% 61% 26% 4% 1% 1%
54 363 151 23 6 4

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
40% 39% 16% 5% 0% 0%
242 233 98 27 0 1

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
45% 32% 37% 26% 4% 0%
270 107 122 87 14 1

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
55% 15% 29% 54% 2% 0%
333 40 76 144 6 2

Philadelphia Housing Authority
   Customer Service and Satisfaction Survey 2009

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 11% 71% 15% 3% 40% 0%
repairs? 41 255 52 9 242 2
How well the repairs were 7% 74% 17% 2% 40% 0%
done? 24 264 61 8 242 2
How well you were treated
by the person you contacted 11% 77% 7% 6% 40% 0%
for repairs? 39 273 24 20 243 2
How well you were treated by 11% 83% 5% 2% 40% 0%
the person doing the repairs? 38 296 17 6 242 2

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 8% 78% 12% 2% 2% 0%
shut-down, modernization activities? 48 455 70 11 15 2
The rules of your lease? 8% 82% 8% 2% 0% 0%

49 493 46 10 1 2
Meetings and events? 5% 71% 19% 5% 6% 0%

28 398 107 30 36 2

7.      Do you think management is:

Strongly Strongly Does Not Missing
Agree Agree Disagree Disagree Apply Answer

Responsive to your questions 8% 79% 12% 1% 1% 0%
and concerns? 46 468 71 7 7 2
Courteous and professional with 9% 79% 11% 1% 1% 0%
you? 56 469 65 5 4 2
Supportive of your resident/ 7% 77% 13% 3% 33% 1%
tenant organization? 27 305 52 11 200 6

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

Yes No Missing 
9% 91% 1%
55 539 7
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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? 13% 81% 4% 2% 0% 1%
80 482 24 9 2 4

In your building? 12% 74% 11% 3% 17% 1%
57 364 56 13 103 8

In  your parking area? 7% 63% 24% 6% 23% 1%
32 286 110 29 137 7

10.     Do you think any of the following contribute to crime in your development?
        (Mark all that apply.)

Number Percentage
Bad Lighting 178 30%
Broken Locks 31 5%
Location of Housing Development 226 38%
Police Do Not Respond 126 21%
Residents Don't Care 351 58%
Resident Screening 193 32%
Vacant Units 65 11%
Open Air Drug Activities 283 47%

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

Yes No Don’t Know Missing 
80% 20% 48% 1%
243 62 289 7

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
25% 75% 9% 1%
134 409 53 5

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

62% 33% 5% 0% 0% 1%
370 195 28 2 2 4
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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

62% 8% 27% 63% 3% 1%
370 18 60 141 6 6

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% 0% 0% 0%
459 127 11 2 1 1

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% 22% 61% 9% 0%
459 11 31 86 12 2

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

59% 35% 7% 0% 0% 0%
351 207 40 2 0 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

58% 10% 24% 63% 3% 0%
351 26 59 156 8 1

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

87% 13% 0% 0% 0% 0%
524 75 1 0 0 1

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

87% 21% 17% 58% 4% 0%
524 16 13 44 3 1
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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

9% 76% 14% 2% 5% 0%
52 430 77 10 31 1

Exterior of buildings? 8% 73% 16% 2% 3% 0%
49 427 95 10 19 1

Parking areas? 7% 66% 22% 5% 21% 0%
31 311 105 26 126 2

Recreation areas (e.g., playgrounds 10% 59% 19% 12% 36% 0%
and other outside facilities)? 39 227 71 46 216 2

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? 35% 54% 6% 4% 10% 0%
190 292 33 22 62 2

Broken glass? 24% 60% 11% 5% 6% 0%
135 338 59 28 39 2

Graffiti? 32% 51% 10% 6% 6% 0%
182 288 58 33 38 2

Noise? 8% 54% 21% 16% 5% 1%
48 308 118 93 29 5

Rodents and insects (indoors)? 8% 57% 20% 16% 5% 0%
43 322 113 88 32 3

Trash/litter? 10% 61% 17% 11% 6% 1%
57 345 96 63 36 4

Vacant units? 31% 59% 6% 5% 14% 0%
159 301 29 25 84 3

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

66% 19% 15% 35% 0%
254 73 59 212 3

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%
8 589 4

Common areas (for example, 
stairways, walkways, hallways, etc)?
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21.   Would you recommend your housing development to a friend or family member seeking
        public housing?

Yes No Don't Know Missing
78% 22% 18% 1%
381 109 107 4

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

Amenities (14 respondents) Management (20 respondents)
□ Larger units (5 respondents) □ Customer service (13 respondents) 
□  Playground (2 respondents) 

□ Children's center (1 respondent) □ Nicer managers (2 respondents) 
□ Improve back yard (1 respondent) □ Better managers (1 respondent) 
□ Library in recreation center (1 respondent) 

□ More room (1 respondent) □ Management training (1 respondent) 
□ Recreation center (1 respondent) 
□ Senior center (1 respondent) Other (49 respondents) 
□ Soda and candy machine in the lobby (1 respondent) □ Location (11 respondents) 

□ All areas/too many to name (9 respondents) 
Cleaning (19 respondents) □ Resident screening/screen residents (9 respondents) 
□ Trash (6 respondents) □ Cost/rent (7 respondents) 
□ Cleaner outside (4 respondents) □ Noise (3 respondents) 
□ Clean up common areas (2 respondents) □ Faster relocation/relocate residents (3 respondents) 
□ Cleaner inside (1 respondent) □ Vacant units (2 respondents) 
□ Clean building (1 respondent) □ Check on seniors (1 respondent) 
□ Clean up vacant houses (1 respondent) □ Closer resident council office (1 respondent) 
□ Cleaner development (1 respondent) □ Resident morale (1 respondent) 
□ Cleanliness (1 respondent) □ PHA could do better (1 respondent) 
□ More people to clean up (1 respondent) □ Quicker process (1 respondent) 
□ More trash pickups (1 respondent) 

Physical Improvements (35 respondents)
Communication (10 respondents) □ Lighting (20 respondents) 
□ Communication (3 respondents) □ New units/buildings (4 respondents) 
□ More meetings with residents (2 respondents) □ Demolish buildings/old units (3 respondents) 
□ Better communication with management (1 respondent) □ Back door (2 respondents) 
□ Organize a resident council (1 respondent) □ Better units and grounds (1 respondent) 
□ Continued communication with residents (1 respondent) □ Build better apartments (1 respondent) 
□ Communicate about meetings/events (1 respondent) □ Lights and recreation area for children (1 respondent) 
□ Communicate with the deaf (1 respondent) □ More lights and gates (1respondent) 

□ Need to control heat (1 respondent) 
Maintenance (62 respondents) □ Redevelop homes (1 respondent) 
□ Maintenance/repairs (32 respondents) 
□ More maintenance personnel (10 respondents) Programs/Activities (50 respondents)
□ Faster/timely repairs (5 respondents) 

□ Maintenance workers (5 respondents) □ Programs/Activities (9 respondents) 
□ Property upkeep (3 respondents) □ Day care (7 respondents) 
□ Fix lights in play area (2 respondents) □ Programs for seniors (6 respondents) 
□ Repair door locks (1 respondent) □ Adult education/GED (3 respondents) 
□ Repair outdoor lighting quicker (1 respondent) 

□ Repair of non-emergency problems (1 respondent) □ Children's center (1 respondent) 
□ Upkeep of building exterior (1 respondent) 
□ Playground repair (1 respondent) 

□ Programs/Activities for children/youth or after school 
(23 respondents) 

□ Listen to residents/address resident concerns (2 
respondents) 

□ Better customer service representatives (1 
respondent) 

□ Recreational and afterschool programs (1 respondent) 
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Safety (93 respondents)
Rodents/Insects (8 respondents) □ Police (38 respondents) 
□ Rodents/mice (5 respondents) □ Drugs (14 respondents) 
□ Extermination (3 respondents) □ Security (13 respondents) 

□ Bars on windows (9 respondents) 

□ Gangs/teenagers hanging out (4 respondents) 
□ Crime (3 respondents) 
□ Better security (2 respondents) 
□ Quicker police response (1 respondent) 
□ Safer locations (1 respondent) 
□ Keep out the troublemakers (1 respondent) 
□ Patrol the development (1 respondent) 
□ Police to stop drug sales (1 respondent) 

GENERAL INFORMATION

   
23.   What is your gender?

Male Female
11% 89%
69 532

24.   How old are you?

18-24 25-34 35-44 45-54 55-61 62+ Missing
3% 24% 19% 19% 14% 22% 1%
19 142 111 111 81 133 4

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

Caucasian/ African-Am./ Asian/Pacific Native Am./
White Black Islander Indian Hispanic Other Missing

2% 94% 0% 0% 3% 1% 1%
10 562 2 1 15 7 4

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% 15% 36% 48% 1%
3 89 215 287 7

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

6% 18% 38% 27% 11% 1% 1%
33 105 228 158 65 7 5

*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%. 

□ More PHA police/bring back PHA police (5 
respondents) 
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