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Overview 

● Background

● Literature Review

● Data Analysis

● Interviews with Community Members and Government Officials

● Case Studies: Houston & Seattle

● Policy Recommendations
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Philadelphia Housing Authority 
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● Mission: To provide quality housing; achieve excellence in property management; 

provide opportunities for residents; and form strategic partnerships with 

surrounding communities.

● The Philadelphia Housing Authority (PHA) is the fourth largest in the US

● Philadelphia Homeless Population 

○ Over 6,000 individuals experiencing homelessness in 2020

○ 14,266 on waiting list for PHA Public Housing 

○ Majority of those looking for housing in Allegheny West, Strawberry 

Mansion, and Tioga areas 



Overview of 
the Problem

1. Are dispositions by the 

Philadelphia Housing Authority 

(PHA) contributing to 

gentrification? 

2. What are the consequences of 

these property sales on the 

community?

3. Can PHA's budget deficit be 

addressed without property 

dispositions?
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Literature Review
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Literature Review
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The Urban Renewal movement 
sets the tone for urban policy.

○ Hope VI: Predecessor to The 

Choice Neighborhoods Initiative

○ Empowerment Zones

○ RAD program

○ Scattered- Site Housing



Data Analysis
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Overview

● PHA sold 1000+ scattered sites between 2011 - 2019

○ Not viable for rehabilitation

○ Too costly to maintain

● Sold mostly to private developers but sometimes to non-profit organizations

● The sales were intended to balance the growing deficit in PHA’s budget

● Report examines where/how PHA’s sales may have contributed to gentrification
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Quantitative Research Questions
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1. What is the relationship between gentrification and the sale of PHA scattered 

sites? 

2. Which Philadelphia communities are most affected by gentrification? 

3. Is the sale of affordable housing the driving force behind gentrification, or do the 

property sales only play a minor role in the reshaping of many Philadelphia 

communities and neighborhoods? 



Methods

Gentrification, as defined by the Pew Research Center:

○ Decrease in poverty rate

○ Increase in median rent and median home value

○ Increase in level of education (high school & college)

○ Demographic shifts - increase in proportion of minorities 
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Gentrification Model 

6 variables at the census tract level

Percent change from 2012-2019

Normalized on a scale of 0 - 1

Geometric mean of averaged variable

Final Gentrification Index (0 least gentrified, 1 most)

Census tracts over $60k/year income removed

Ran regression on gentrification index by sold PHA 

scattered sites weighted by population

Six Dependent Variables

1. Poverty Rate - % decrease

2. Rent - % increase in median rent 

3. Property Value - % in median owner-occupied home value

4. High School - % increase in high school diploma holders aged 

25+

5. College - % increase in Bachelor’s degree holders aged 25+

6. Demographics - % increase in proportion of white individuals
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Models

1. PHA & Gentrification

○ ‘x’ = PHA sales by tract per 1000 population, broken down by year, and totaled from 2011 - 2019

○ ‘y’ = gentrification index coefficients from 2012 - 2019

2. Gentrification and Demographic Composition Change

○ ‘x’ = gentrification index coefficients from 2012 - 2019, excluding the demographic data

○ ‘y’ = percent change in proportion of white to nonwhite residents from 2012 - 2019

3. Gentrification and Raw Population Change

○ ‘x’ = gentrification index coefficients from 2012 - 2019

○ ‘y’ = raw population change in nonwhite residents from 2012 - 2019
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Findings: 
Model #1

R = 0.18

P-value = 0.001
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Findings: 
Model #2

R = 0.37

P-value = <0.0001
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Findings: 
Model #3

R = 0.27

P-value = <0.0001
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Community & Government 
Relations
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Interviews 

● Melissa Long, Director of Housing & Community Development, CIty of 

Philadelphia

● Marcella Maguire, Director at Health Systems Integration Corporation for 

Supportive Housing and former Director of Homeless Services for City of 

Philadelphia

● Jennifer Ragen, Director of Policy at PHA

● Sterling Johnson, Legal Analyst and community activist

● Jennifer Bennetch, Founder of Occupy PHA and community member

● PHA Tenant
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Government Role in Affordable Housing 

● “PHA currently seems to operate much more like a profit-driven developer. 

That is not their mission.” -Marcella Maguire, Former Director of Homeless 

Services

● “When you sell the scattered sites, more people will be unhoused! It’s that 

simple.” -Sterling Johnson, Legal Analyst & Housing Activist

● “There just are not enough resources.”  -Melissa Long, Director of Division of 

Housing & Community Development
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Community Involvement 

● Criticism:

○ Not including community members in decision-making or soliciting input from 

existing residents

○ Changes to properties result in a change in culture of the neighborhood

○ Not applying best practices for community engagement

● Tenant Experience

○ 8 years on waiting list

○ Efficient and reliable maintenance of property

○ PHA is the only reason her and her children have a safe home
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Case Studies
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Houston Case Study: Elimination of Scattered Sites 

● HHA Scattered-Site Program Collapse
○ Open-market auction in Nov. 2011
○ Harsh criticism and lack of public trust prior to auction
○ $8M profit on sale of 171 homes

■ No affordability requirements
● Results: 

○ Current President feels the decision was “worth it” a decade after 
auction

○ Criticism subsided after auction
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Seattle: Portfolio Realignment through Tenant 
Management 

● Divested of 200/787 scattered-site units
○ Decisions made on resident needs-basis

● Employ tenant-management programs
○ “Right-sizing,” in placement
○ Assigning navigators to support housing voucher recipients 

● Results:
○ Needs-matching = positive tenant relations
○ Housing voucher experiment as “reverse-gentrification”
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Recommendations
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Initial Matrix
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Approach Condition Recommendation Framework

No Change

If there is no correlation at all between sales and
gentrification and no adverse community

affects...

Then PHA should continue the sale of their
properties.

Halt Sales

If PHA had systematically and significantly
contributed to gentrification and severely

impacted the community...

Then PHA should halt all current and future sales
indefinitely.

Hybrid 
Approach

If PHA has contributed to gentrification in any
degree, and had an impact on the community in a

observable way...

Then PHA should enact reforms to agency policies
that mitigate gentrification and improve

community relations.

The research team recommends that PHA adopt the hybrid approach in our recommendation matrix.



Hybrid Approach

Policy recommendations under the hybrid approach were separated into two

separate sections of initiatives and reforms.

1. Local government collaboration,

2. Internal operational changes,
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A few recommendations were not able to be thoroughly researched due to time

constraints or scope so were placed under the subsection of “Additional

Considerations.”



Local 
Government 
Collaboration
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Policy Recommendation Reasoning
Implementation 

Schedule

1. Fair Housing Ordinance Amendment

- Codification of the existent PHA policy
- Right of First Refusal (ROFR)

- Additional avenue for enforcement outside 
of PHA

Longer Term

2.
Tax Increment Financing and
Special Service Tax District

- TIF can be levied from the local city and 
awarded to PHA as a longer -term, “pay as 

you go,” financing system to tackle the 
agency’s systemic debt.

Longer Term



Internal 
Operational 
Changes
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Policy Recommendation Reasoning
Implementation 

Schedule

3.
Set conditions on the sale and 
development of the properties

- Covenants that address affordability 
standards

- Similar in existing city ordinances

Short Term

4.
Market-rate sales only after local 

community consultation

- Other community uses

- If the financial benefits to PHA are minor

- Avenues for community collaboration and 

cooperation

Short Term

5.

Include current waiting lists in the 
market-value assessments of properties 

at auction
- Will more adequately reflect the demand 

that is exceeding supply for public housing
Short Term

6.

Set a percentage of vacant lots per 
neighborhood that PHA will retain

- To avoid the future issue of having to buy 
back property in gentrifying neighborhoods

- To provide affordable units in that 
neighborhood

Short Term
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Policy Recommendation Reasoning
Implementation 

Schedule

7.
Set a specific limit to the number of 

properties PHA can sell in a given year

- Prevents the sudden supply destabilization 
PHA can have on a neighborhood, including 

aiding in the rapid change of development in 
neighborhood.

Short Term

8.
Notify to City Council Members 
regarding property dispositions

- Council members would be given the time 

to discuss neighborhood changes with their 

constituents.

Short Term

9.
PHA expands and grows existing non-

profit partnerships

- Existing partnerships have been very 

successful for PHA.

- Help reduce financial burdens while 

improving supply.

Short and Long 
Term

10.
Housing Choice Homeownership 

Program (HCHP) expansion

- Homeowners better stabilize neighborhoods 

by keeping property ownership local.
Long Term
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Recommendation Highlights

#2 Tax Increment Financing (TIFs)

● The City will establish TIFs and/or special service tax districts to help fund PHA’s 
scattered site rehabilitation.

○ Will lead to greater cooperation
○ Pay as you go and systemic solution to help begin chipping away at PHA’s capital 

deficit
● Numerous cities have used TIF to fund housing repairs and construction.
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Recommendation Highlights

#3 Conditions of Sale

● Occupant-for-Occupant replacement
● MPDU program

○ Conditions at sale work very well in other municipalities.
● Require all sales to come with agreements that a percentage of units meet affordability 

standards
● Standards and percentages set internally by PHA through existing and known affordability 

measures.
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Recommendation Highlights

#5 Waiting List Included Market-Value

● 59,000 families on waiting list including all PHA subsidiaries

○ PHA has 12,900 units

● Factor in a portion of the estimated monthly cost of a voucher into property sales

○ Estimated $42,185,000 in demand

○ $32,450 per property at the minimum
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Additional Considerations

1. PHA Police Department

a. Duplication of security services provides a wasteful expenditure that PHA cannot absorb because of their

inability to raise taxes like a local or city government.

b. PHA has spent approximately $3,608,000 to $4,100,000 annually in additional salary expenditures based

on inflation-adjusted 2012 salary estimates.

2. Implications of the COVID-19 Pandemic

a. Eviction moratorium expiration

b. Unclear how long it will take for the housing production volume to increase back to pre-pandemic levels

c. Displacement begins, “investors purchase and seek to reposition the properties to a higher rent level once

the crisis has subsided”
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Additional Considerations cont.

3.     Sell to Nonprofits

1. Any losses in profit or housing stock could be calculated, and PHA could ask the city to fund the loss

to the agency
2. Concerns were raised by community members in the interviews regarding the type of housing that

nonprofits provide

1. Efficiency units with fewer family housing opportunities

4. 2021 Infrastructure Bill

1. $40 billion allocated for public housing infrastructure

2. One-time investment and not a long-term systemic change to PHA’s financial troubles

5. Expert Panel Recommendations

a. Pursuit of additional community land trust approaches

b. Exploration of similar Seattle tenant management programs for replication
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Thank you!

37



References

ApartmentSmart Inc. 2019, December 31. Philadelphia Housing Authority. Retrieved April 7, 2021, from 

https://affordablehousingonline.com/housing-authority/Pennsylvania/Philadelphia-Housing-Authority/PA002

Bergman, Peter, Raj Chetty, Stefanie DeLuca, Nathaniel Hendren, Lawrence F. Katz, and Christopher Palmer. 2020. “Creating Moves to 

Opportunity: Experimental Evidence on Barriers to Neighborhood Choice.” https://opportunityinsights.org/wp-

content/uploads/2019/08/cmto_paper.pdf.

“Changes Coming in Scattered Sites Portfolio.” 2004. Seattlehousing.org. https://www.seattlehousing.org/news/changes-coming-scattered-sites-

portfolio (accessed March 19, 2021).

Department of Housing and Community Affairs. 2021. “How to Apply to the MPDU Sales Program.” Montgomery County Government. 

https://www.montgomerycountymd.gov/DHCA/housing/singlefamily/mpdu/programsales.html#Description (accessed April 2, 2021).

38



References (cont.)

“Houston Agency Nets $8M in Real Estate Auction.” 2011. Houston Business Journal.
https://www.bizjournals.com/houston/morning_call/2011/11/houston-agency-nets-8m-in-real-estate.html.

Houston Housing Authority. 2009. http://dig.abclocal.go.com/ktrk/DolcefinoMessage072309rescattered%20sites.pdf.

“Houston Housing Authority Hosts Auction of Scattered-Site Properties.” 2011. Houston Agent.
https://houstonagentmagazine.com/2011/10/20/houston-housing-authority-hosts-auction-of-scattered-site-properties/.

JumpStart. (2017). A new model of community development. Retrieved April 4, 2021, from https://www.gojumpstart.org/

Lubell, Jeffrey. 2020. The Storm after the Calm: The Profound Implications of COVID-19 for U.S. Housing Policy.
https://www.abtassociates.com/insights/publications/white-paper/the-storm-after-the-calm-the-profound-implications-of-covid-19.

Matthews, Dylan. 2019. “America Has a Housing Segregation Problem. Seattle May Just Have the Solution.” Vox. https://www.vox.com/future-
perfect/2019/8/4/20726427/raj-chetty-segregation-moving-opportunity-seattle-experiment (accessed March 19, 2021).

MPP Capstone. 2021. PHA Project Proposal. 

39



References (cont.)

National Housing Conference. 2021. “Program Profiles.” National Housing Conference. nhc.org/policy-guide/tax-increment-financing-the-
basics/program-profiles-tif/ (accessed April 5, 2021).

Philadelphia Housing Authority. 2012. “PHA Increases Police Force For the First Time in Over a Decade.” www.pha.phila.gov/pha-news/pha-
news/2012/pha-increases-police-force.aspx. (accessed April 1, 2021). 

Philadelphia Housing Authority. 2016, August 5. “PHA &amp; Habitat for Humanity to Preserve and Build More Homes in Sharswood.” 
Retrieved April 4, 2021, from http://www.pha.phila.gov/pha-news/pha-news/2016/pha-habitat-for-humanity-to-preserve-and-build-more-
homes-in-sharswood.aspx

Philadelphia Housing Authority. 2021. “PHA Police Department.” www.pha.phila.gov/aboutpha/departments/pha-police-department.aspx. 
(accessed April 1, 2021).

PIDC. 2018. “Tax-Increment Financing.” www.pidcphila.com/product/tax-increment-financing-
tif#:~:text=The%20Commonwealth%20of%20Pennsylvania%20has,improvements%20in%20the%20TIF%20District (accessed April 2, 
2021). 

40



References (cont.)

“‘Rightsizing’ Helps SHA House More People.” 2020. Seattlehousing.org. https://www.seattlehousing.org/the-voice/rightsizing-helps-sha-house-
more-people (accessed March 19, 2021).

Seattle Housing Authority. 2012. “Scattered Sites - Seattle Housing Authority.” 
https://web.archive.org/web/20120722215214/http://www.seattlehousing.org/redevelopment/scattered/ (accessed March 19, 2021).

Thiele, Mark. 2021. ‘Request for Interview’.

Wang, Yang. 2011a. “Homes Still Empty in Houston Housing Program for the Poor.” Houston Chronicle. https://www.chron.com/news/houston-
texas/article/Homes-still-empty-in-Houston-housing-program-for-2078029.php.

Wang, Yang. 2011b. “Program’s Empty Promises Leave Poor without Homes.” Houston Chronicle. https://www.chron.com/news/houston-
texas/article/Program-s-empty-promises-leave-poor-without-homes-1693248.php.

41


