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The basis for moving forward on any project or set of projects presented in this section 
of the plan must consider the probability of gaining commitments of all three types of 
capital resources over time. In essence, the feasibility of this entire plan and its individual 
components is a function of whether and to what degree:

there is a strong neighborhood constituency supporting the actions, projects, 	
and programs in the plan;

the plan sponsors, WCRP and ENPC members, in collaboration with community 	
stakeholders are equipped, positioned, and prepared to move the required 
actions, projects, and programs forward; 

there is a reasonable expectation that financial resources are currently available 	
and/or will be forthcoming to help underwrite the associated predevelopment, 
development, and operating costs of the actions, projects, and programs 
proposed; and  

there is a strong likelihood that the plan, upon completion and roll-out, will be 	
able to attract a strong enough constituency among key public and private sector 
policy- and decision-makers.

Five-Year Plan
The overall five-year plan for this neighborhood of Eastern North Philadelphia 
is outlined on the next series of pages. Initiatives, programs and projects that are 
regarded as top priorities and more feasible, under the above criteria, immediately 
follow.  Items indicated [priority] are those that have been suggested as 1-2 year 
priorities.

Total projected predevelopment costs are in the range of $212,000 to  $318,000 for 
the first two years,  an average of approximately $106,000 to $160,000 per year. 
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A.  Vacant Land and Abandoned Buildings
The goals to be achieved by specifi c recommendations in this category of the plan are:

Use existing publicly-held land to benefi t the greater community; and� 

Cultivate a cleaner, greener, healthier, and more sustainable community� 

The specifi c initiatives, programs and projects advance these goals are:

Create Vacant Parcel Database¾ 

[• priority] catalogue vacant lots according to ease of acquisition and use 
those fi ndings to negotiate with the  public and private owners to convey 
ownership (through donor-taker, gift, fair market sale, etc.) for appropriate 
reuses including: 

transfer for side-yards;* 
urban agriculture projects;* 
play areas;* 
staging events for interim uses.* 

Support reserach into Community Land Trust best practices¾ 

[• priority] commission study to assess the practicality of CLT as viable tool 
for facilitating and ensuring:

stewardship of underutilized land;* 
permanent affordability of housing and other buildings over time.* 

Form a Land Maintenance Collaborative¾ 

[• priority] explore working relationship with Pennsylvania Horticultural Society 
and affi liated contractors to work with ENPC and neighborhood residents 
help maintain and transform vacant lots.
[• priority] train residents as volunteer code enforcers using 311 system and 
integrate with proposed block captain system starting with blocks: 

adjacent to proposed affordable housing development sites;* 
where the 11 existing gardens are located.* 

create a “Neighborhood Tool and Gardening Shed”• 
loan out (library-style) the necessary tools and “know-how” in the hands * 
of residents;
offer technical advice and guidance. * 

Sustain Involvement with the Philadelphia City Planning Commission¾ 

[• priority] remap and pursue zoning reforms that support the vision of this 
community plan.
[• priority] facilitate endorsement of this community plan.

Sponsor and Support Organization Capacity and Interest
9 of 12  ENPC members and community stakeholders have many years of 9 
experience in these areas and expressed strong interest in carrying out related 
work activities  

Potential Project/Program/Operating Resources
PHS Community LandCare9 

[priorities]
year 1-2 : June 2009 to December 2010
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B. Affordable Housing
The goals to be achieved by specifi c recommendations in this category of the plan are:

Preserve existing and develop new affordable housing for low- to moderate � 
income households; and

Strengthen the ability of lower-income households to afford and remain in their � 
homes.

The specifi c initiatives, programs and projects to further these goals are:

Form Housing Preservation Collaborative among interested ENPC members ¾ 
and stakeholders

[• priority] identify existing clearinghouses which disemminate information on:
home improvement and repair programs, and fi nancial and housing * 
counseling resources;
eligibility criteria, resource availability and application requirements.* 

channel this information through ENPC members and block captains for • 
dissemination and coordinate with clearinghouses to ensure and receive regular 
updating of information.
[• priority] advocate for new resources and preservation of existing resources 
through existing channels managed by other community development 
intermediaries (e.g. PACDC, Housing Alliance, RHLS, LISC, et. al.).
[• priority] target and promote a portion of these resources to residential blocks that 
are adjacent to or are in close proximity to vacant sites targeted for redevelopment 
(affordable housing, greening/open space, commercial retail, light industrial):

6* th Street to Randolph Street between Cecil B. Moore and Oxford;
4* th Street to Orkney Street between Oxford and Jefferson;
Front Street to Mascher Street between Montgomery and Columbia.* 

Begin Predevelopment Phase for Affordable and Mixed-Income Housing on ¾ 
the following sites (with priority and timing based on the ability to secure site 
control and/or obtain commitments from the owners) to determine the fi nancial 
feasibility and market for rental or homeownership:

[• priority] 6th Street to Randolph Street between Jefferson and Oxford
Negotiate with city and private owners to acquire sites or designate them for * 
affordable or mixed-income housing accommodating approximately 42 units.
Secure support from PHA and the Cruz Recreation Center whose adjacent * 
sites add value to the proposed redevelopment and would be positively 
impacted by redevelopment of these vacant properties.

[• priority] Southwest quadrant (between 4th and 6th, Girard and Master) 
Negotiate with city agencies to acquire and assemble these parcels for * 
the development of affordable or mixed-income housing accommodating 
approximately 14 units including development of a portion of the RDA-
owned site fronting on Master Street that may support 4 rowhomes.

Oxford Street between Bodine and Cadwallader• 
Investigate with the owner (South Kensington CDC) the possibilities of * 
expanding the footprint of their site to potentially include other vacant, 
privately-held parcels for affordable or mixed-income housing that could 
conceivably support 22 units.

Northeast quadrant (between Howard and Hope)• 
Negotiate with city agencies to acquire and assemble these parcels for * 
the development of affordable or mixed-income housing accommodating 
approximately 10 units.

Sponsor and Support Organization Capacity and Interest
5 of 12  ENPC members and community stakeholders have many years of 9 
experience in these areas and are very interested in playing an active role to 
ensure these activities are implemented

Potential Project/Program/Operating Resources
City of Philadelphia’s Housing Trust Fund/Community Development Block 9 
Grant and federal HOME Programs
Philadelphia Housing Development Corporation9 
Pennsylvania Housing Finance Agency’s Homeownership Choice, 9 
Neighborhood Revitalization Initiative, PennHOMES and Low Income 
Housing Tax Credit Programs

[priorities]
year 1-2 : June 2009 to December 2010
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C.  Economic Development
The goals to be achieved by specifi c recommendations in this category of the plan are:

Strengthen the neighborhood economy as part of the broader Philadelphia � 
and regional economy;

Preserve existing and develop new businesses and industry, and � 
community facilities that serve the neighborhood; and

Help business owners, entrepreneurs and community organizations protect � 
their assets and build their wealth.

The specifi c initiatives, programs and projects that advance these goals are as follows:

[priority] ¾ Secure resources to support an Economic Development Coordinator 
position to manage both Task Forces as part of an overall business 
development initiative for the study area

Form Workforce Development Task Force¾ 

[• priority] identify existing resources for clean and green jobs and training 
programs residents may qualify for in order to compete for them.
[• priority] identify existing resources for clean and green business opportunities 
entrepreneurs may qualify for to compete for home repair, weatherization, 
and green industry contracts.
[• priority] create a local jobs clearinghouse and channel information through 
ENPC members and block captains for dissemination.

Form Business Support Task Force¾ 

[• priority] explore in collaboration with Greenpoint Manufacturing and Design 
Center (GMDC) opportunities to facilitate the redevelopment of derelict 
industrial properties in the study area.
[• priority] identify potential underutilized commercial kitchens in local 
churches and day care centers as fi rst step in assessing potential of creating 
low-investment commercial kitchen “incubators” for local entrepreneurs.
partner with existing business/merchant associations to access existing • 
business support programs offered by the City and state and create marketing 
campaigns to promote individual corridors, overall shopping opportunities in 
neighborhood, and buy-local advantages.
Integrate arts and culture initiatives to help attract shoppers, dress-up the • 
streetscape, and promote commerce.

Facilitate Access to Fresh, Affordable Food ¾ 

[• priority] engage local corner stores in The Food Trust’s (TFT) Healthy Corner 
Stores Initiative, neighborhood schools, and youth programs in healthy eating 
education and practice.

Sponsor and Support Organization Capacity and Interest
7 of 12 ENPC members and community stakeholders are very interested in 9 
playing an active role in this area of the plan; although many indicated a need 
for additional staff dependent on specifi c tasks and timeframes for the work. 
Most ENPC members have limited experience in these areas and, therefore, 
may need to bring on to their staff some expertise to complement that of entities 
such as TFT, GMDC, and other stakeholders. 

Potential Project/Program/Operating Resources
City Commerce Department, Philadelphia Workforce Development Program, 9 
City Green Jobs Task Force, and Sustainable Business Network
Commonwealth of Pennsylvania, Departments of Community Affairs, Labor, 9 
Conservation and Natural Resources, and Environmental Protection
Greater Philadelphia Urban Affairs Coalition (GPUAC), the Workforce 9 
Development Committee, Work-Stream, and Summer/Year Round Employment 
for Youth.
Pennsylvania Horticultural Society (PHS) and the Neighborhood Gardens 9 
Association (NGA)

[priorities]
year 1-2 : June 2009 to December 2010
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D. Youth and Human Services
The goals to be achieved by specifi c recommendations in this category of the plan are:

Support a holistic system of education, social-service and community-building � 
programs aimed at helping  children and families; and

Create opportunities to build and strengthen relationships among people who � 
live, work, worship, play, and learn in the neighborhood.

The specifi c initiatives, programs and projects that further these goals are:

Form Youth and Family Support Collaborative¾ 

Youth-Oriented
[• priority] create a Youth Council in partnership with Friends Neighborhood Guild.
[• priority] develop youth skills through advocacy and apprenticeship.
train youth to testify at City budget hearings and participate in the democratic • 
process.

Child-Oriented
[• priority] streamline daycare licensing process.
[• priority] comply with health and safety codes.

Parents
expand and promote services for single moms.• 
create parent-child learning programs.• 

Health
[• priority] create partnership with Philadelphia Health Center #6 to promote 
awareness and use of available services.

General
[• priority] identify written, web-based and telephone directories of local services.
[• priority] coordinate with the operators and publishers to:

regularly update information on eligibility criteria, resource availability and * 
application requirements;
channel this information through ENPC members and block captains for * 
wide dissemination, publication, and promotion of services.

[• priority] advocate for new resources and preservation of existing resources 
through existing channels managed by other community development 
intermediaries.

target these resources to residential blocks in close proximity to sites targeted • 
for affordable housing to complement physical development initiatives. 
[• priority] create a local, multi-lingual social service resource directory and 
referral system.
convene quarterly roundtables to coordinate outreach and generate client • 
referrals and placement.
establish safe routes to school to calm traffi c and encourage walking to • 
school.
petition for additional crossing guards at Ludlow and Moffett School.• 
assess immigrants’ service needs, resources and potential gaps in the system• 
[• priority] conduct broader human and social services study of the 
neighborhood.

Form Parks-Open Space Committee¾ 

[• priority] solicit resources to enhance maintenance, safety and functions of 
neighborhood parks, playgrounds, and recreation centers.

Sponsor and Support Organization Capacity and Interest
8 of 12 ENPC members and community stakeholders have many years of 9 
experience in these areas and expressed strong interest in carrying out 
related work activities  

Potential Project/Program/Operating Resources
Philadelphia Health Center #69 
Kensington CAPA School 9 
Philadelphia Department of Human Services9 
UWSEPA9 
Philly S.O.S.9 
Connect 2-1-1 /  First Call for Help9 

[priorities]
year 1-2: June 2009 to December 2010
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E. Quality of Life
The goals to be achieved by specifi c recommendations in this category of the plan are:

Create opportunities to build and strengthen relationships among people � 
who live, work, worship, play, and learn in the neighborhood and

Improve public infrastructure, services, and service-delivery to enhance the � 
safety, security, and overall quality of life in the neighborhood.

Initiatives, programs and projects that support these goals are:

Physical
Petition Streets and Sanitation and Fairmount Park Commission for ¾ 
improvements to calm traffi c, improve streetscape, and enhance safety 
along following streets/intersections:

[• priority] improved and/or raised crosswalks
[• priority] raised curb heights with accessible ramps
[• priority] bump-outs, and improved sidewalks 
[• priority] street trees, planters, bollards, pedestrian scale lighting, and Safe 
Routes to School signage
[• priority] rain gardens and phyoremediation projects to help clean and 
remove harmful materials from the soil

Community Building

Form Neighborhood Town Watch¾ 

create Walk/Ride Home Escort Program.• 
[• priority] organize a block captain communications network.

Plan community events¾ 

[• priority] sponsor events celebrating local ethnic diversity.
host community celebrations.• 
[• priority] reactivate and enhance the production of the existing community 
gardens spread throughout the neighborhood and/or explore the possibility 
of larger-scale urban agriculture on suitably-sized parcels in partnership 
with the Food Systems Planning faculty at the University of Pennsylvania, 
Weaver’s Way Co-Op, and interested ENPC members.

Sponsor and Support Organization Capacity and Interest
8 of 12 ENPC members and community stakeholders have many years of 9 
experience in these areas and expressed strong interest in carrying out related 
work activities  

Potential Project/Program/Operating Resources
Philadelphia Health Center #69 
Kensington CAPA School 9 
Philadelphia Department of Human Services9 
UWSEPA9 
Philly S.O.S.9 
Connect 2-1-1 /  First Call for Help9 

[priorities]
year 1-2: June 2009 to December 2010
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VI.  Performance Measurements and Indicators 
of Change

WCRP and ENPC members will establish a working group to track and report on specific 
changes and indicators of those changes occurring over the five-year period of the 
community plan. Two categories of “changes” will be monitored:

one is based on characteristics of the neighborhood which are impacted by •	
variables that are broader and well beyond the ability of WCRP/ENPC to affect 
by itself, be they policy or resource decisions made at the local, state, or national 
level; these include:

demographics (household income, employment, and education *	
attainment)
housing development and affordability*	
land uses and zoning classifications*	

the second category is based on specific initiatives, projects and programs •	
impacted by variables WCRP/ENPC may have some degree of control or 
influence over to the extent the three types of capital resources discussed in 
the Recommendations section of the plan are generated and sustained (human 
capital, financial capital, and political capital); these include the priorities listed 
under the plan’s major areas of focus:

vacant land and abandoned buildings*	
affordable housing*	
economic development*	
youth and human services*	
quality of life*	

In both categories, it is acknowledged that some if not most changes that occur will be 
longer in term extending beyond the five-year horizon covered by the plan. As part of 
WCRP’s and ENPC’s role in and commitment to this neighborhood, their work and the 
monitoring of neighborhood change did not begin and certainly will not end with this 
2009-2014 time frame.  
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A. Data-Driven Related Indicators
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B. Community Plan-Driven Indicators
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Financing 
A. Local Level Funding Sources
Housing Trust Fund (HTF)
The City of Philadelphia’s website describes the need for affordable housing as fol-
lows and the basis for establishment of a Housing Trust Fund: “Philadelphia is faced 
with escalating demands for affordable and accessible housing.  Many homeowners, 
particularly seniors, need basic home repairs.  Almost 130,000 Philadelphia households 
have an annual income below $20,000 and pay more than they can afford on housing.  
More than 31,000 households are living in overcrowded conditions, and the demand for 
affordable housing exceeds the supply by at least 60,000 homes.  Our neighborhoods 
need assistance to begin or continue their revitalization.  At the same time, the City is 
experiencing regular reductions in community development resources from the federal 
government.  The welfare and safety of our residents demand new sources of revenue 
for affordable-housing activities.  [This is] the basis for launching the Housing Trust 
Fund, a dedicated funding source set aside for the housing needs of the city.”

Goals of the Housing Trust Fund include:
serving very low- to moderate-income households (under $20,000 to $78,000 •	
per year for a family of four, respectively)
creating and preserving affordable rental and sales housing at an expected •	
rate of 275 additional units per year
assisting more than 900 homeowners per year with home repairs•	
preventing nearly 1,000 families each year from becoming homeless•	
increasing the number of accessible and visit-able housing units•	
revitalizing neighborhoods by building houses, fixing up vacant buildings •	
and repairing owner-occupied homes
helping prevent homelessness by providing emergency assistance for rent •	
and mortgage arrearages, security deposits and utility bills
building on vacant land cleared for redevelopment, forming mixed-income •	
communities, and strengthening property values and 
leveraging additional funds from both private and public sources, including •	
those provided through the Pennsylvania Housing Finance Agency – PHFA 
-- (Low-Income Housing Tax Credits, PennHOMES development subsidies, 
Homeownership Choice Program) and Federal Home Loan Bank programs, 
including their Affordable Housing Program. 

The HTF was initially supported by $1.5 million in NTI bond fund proceeds as capital, 
authorized by City Council in June 2004, a surcharge on document recording fees in 
Philadelphia, expected to raise at least $10 million per year, and additional funding 
sources which to-date are being identified. 

Homeownership - Neighborhood-Based Homeownership Housing
The City develops affordable housing through neighborhood-based community develop-
ment corporations (CDCs) and developers who have formed partnerships with neighbor-
hood organizations. The construction of new affordable, sales housing is increasingly im-
portant in rebuilding and revitalizing urban neighborhoods in Philadelphia. Vacant lots are 
acquired and assembled into buildable sites for new construction housing. In addition to 
providing affordable housing, new housing construction at scale can rebuild housing mar-
kets and increase value in communities affected by disinvestment and abandonment, and 
also provide residents with modern amenities such as off-street parking and larger lots.

Rental Housing - Neighborhood-Based Rental Production
In its role as the City’s housing finance agency and real estate acquisition/disposition 
agency, the Redevelopment Authority, or RDA, has developed a reliable process for de-
livering CDBG funds for rental housing production by CDC, private, non-profit developers 
through a competitive request for proposals. The RDA combines CDBG development 
subsidy funding awarded with Low-Income Housing Tax Credit financing. RDA and PHFA 
underwriting staff work to coordinate their respective reviews of development financing 
proposals for Philadelphia ventures to ensure that CDBG subsidy funding is used to 
make Philadelphia proposals as competitive as possible for tax-credit financing. Because 
of this close working relationship and the capability of many developers of Philadelphia 
affordable-housing ventures, including WCRP, the City has succeeded in receiving sub-
stantial awards of tax-credit financing in every funding cycle since 1993.

Financing for the rehabilitation and new construction of rental projects is provided using 
CDBG and HOME funds in accordance with the Rental Project Selection Criteria. Project 
financing for rental ventures is usually made available in the form of a long-term, low, or 
no-interest loan. Financing administered by OHCD through the RDA usually leverages 
PHFA PennHOMES funds and low-income housing tax credits, and in some cases, foun-
dation funding.  In order to promote transitional and permanent housing for special-needs 
populations, projects recommended to receive financing must allocate 20 percent of the 
developed units for special-needs housing.

Other Housing Development Assistance
The City supports rental developments which receive other federal funding through the 
Housing Development Assistance budget. In general, the program provides funding for 
site improvements and related construction activities. For rental development with com-
mitments of HUD 202 (elderly) or HUD 811 (disabled) financing, the OHCD subsidy is 
capped at $15,000 per unit, based upon a dollar-for-dollar match of other funds.



111

appendix

City Construction Float Loan
Under this program, a 0% city financed loan is provided to eligible developments sup-
ported with other City resources such that permanent take-out financing from other lend-
ers is committed.

American Dream Downpayment Initiative (ADDI)
ADDI provides a forgivable loan to help low- to moderate-income, first-time homebuyers 
to cover downpayment and closing costs. The maximum loan amount is the lesser of 
6% of the purchase price or $10,000. Prospective homebuyers using this resource are 
required to complete housing counseling through an approved provider agency.

Tax Abatement
A significant incentive for new housing development and housing rehabilitation in the City 
is the 10-year real estate tax abatement offered by the Board of Revision of Taxes (BRT). 
Under this program, the abatement is 100 percent of the value of the improvements. 

B. State Level Funding Sources
Homeownership Choice Program (HCP) 
PHFA sets aside funds to capitalize this program to support the development of sin-
gle-family homes for purchase in urban communities. HCP is intended to be a part of 
a municipality’s comprehensive approach to increase the net investment in housing 
in urban areas while building mixed-income communities and encouraging diversity 
of homeownership. HCP encourages market-sensitive and innovative land-use plan-
ning concepts and works in concert with commercial development and community and 
downtown revitalization efforts. The focus is on the development of new homeowner-
ship opportunities and the transformation of disinvested urban neighborhoods into at-
tractive places to live, thereby offering a viable alternative to sprawling development. 
The program requires partnerships between the municipality, a for-profit and non-profit 
builder/developer to produce housing at scale. The minimum size for projects is 50 units. 

Neighborhood Revitalization Initiative (NRI)
Recognizing that in many neighborhoods and core communities it can be difficult to 
amass the property required to build the number of new homes required by HCP, PHFA 
added the Neighborhood Revitalization Initiative (NRI) to the HCP resource in 2004. The 
goal of this program was to encourage and support neighborhood and community revi-
talization efforts by promoting the development and renovation of existing structures and 
construction of new in-fill single family homes, for purchase, in urban neighborhoods and 
core communities.  Its chief intent is to help a municipality revitalize its urban neighbor-

hoods by renovation of vacant residential structures and also allow for infill construc-
tion on the vacant lots in areas similar to the ones where WCRP is focusing its energy. 
Unlike the HCP, the NRI does not impose a minimum number of homes to be built or 
renovated based upon a municipality’s population.

PennHOMES Program
PHFA provides permanent financing for rental projects through the PennHOMES Pro-
gram which offers interest-free, deferred payment loans to support the development 
of affordable rental housing for lower-income residents. Financing is structured as 
primary or secondary mortgage loans. Eligible sponsors include for-profit or nonprofit 
entities. Developers can qualify for up to $22,500/unit in PennHOMES financing.

Low-Income Housing Tax Credits
PHFA allocates federal Low-Income Housing Tax Credits (LIHTC) to generate private 
investment equity for rental ventures. It administers a $20-million annual allocation for 
the Commonwealth of Pennsylvania. This program provides owners of, and investors 
in, affordable rental housing developments with tax credits that offer a dollar-for-dollar 
reduction in their tax liability. The credit may be taken for up to 10 years. Tax credits 
are sold to investors with the proceeds – equity -- used to help cover project costs. 
Applications for credits are highly competitive as well.  Substantial drops in pricing of 
credits has been occurring in the current recession (generally from .80/$ to $.60/$); 
this is expected to continue in the foreseeable future which, if it pans out, will require 
more gap financing than would otherwise be the case.
 
Construction Loans
Under this program, below-market-rate construction loans are made available to 
sponsors of rental housing projects who have permanent take-out financing from 
other lenders. At least 20 percent of the residents must have incomes that do not 
exceed 80 percent of the area’s median income.

C. Federal Level Funding Sources
HUD 202 Rental Housing Production Program for Seniors
For senior-specific housing, HUD’s 202 program is the source; typically, this program 
is funded at the level of $700-$800 million per year, and this region receives 2-3 fund-
ing awards a year.  Given the economic downturn, it is very unclear as to the level 
of funding going forward. When pursued, this program is usually combined with 4% 
credits and tax-exempt bond financing, which is non-competitive.  
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Project Size Total   Gap Sources
(in units) Development Costs HOME/CDBG            HTF  PennHomes    (Equity/Debt)

60  $          17,915,000  $   1,280,000  $ 775,000  $  860,000  $ 15,000,000   

50  $          14,930,000  $   1,069,000  $ 645,000  $  716,000  $ 12,500,000 

40  $          11,944,000  $      855,000  $ 516,000  $  573,000  $ 10,000,000 
       

per unit avg  $                   298,600  $           21,300  $      12,900  $      14,300  $         250,000 
Source

Based on City and PHFA Funding Awards Made September 2008 to seven non-profit-sponsored projects (numbers rounded); projects ranged in size from 29 
to 63 units (see Appendix for more detailed breakdown). Development costs include nominal or no acquisition expense for publicly-owned land/buildings and 
environmental remediation costs considered off-pro forma.

Gap sources include investor equity generated from sale of LIHTCs and, in some cases, re-investment of developer fees back into the project.    

Project Size Total  Gap Sources
(in units) Development  Costs HOME/CDBG               HTF       HCP/NRI   (Sales/Debt)

50  $         12,875,000  $   2,900,000  $ 1,425,000 $ 1,400,000  $ 7,150,000   

30  $           7,725,000  $   1,740,000  $    855,000  $   840,000  $ 4,290,000 

20  $           5,150,000  $   1,160,000  $    570,000  $   560,000  $ 2,860,000 
       per unit avg  $                  257,300  $           58,000  $        28,500  $       28,000  $       143,000 

Source

Based on City and PHFA Funding Awards Made 2006-08 to three CDC-sponsored projects (numbers rounded); projects ranged  in size from 19 to 50 units. 
Development costs include nominal or no acquisition expense for publicly-owned land/buildings and environmental remediation costs considered off-pro 
forma.  

Gap sources include but are not limited to: Federal Home Loan Bank AHP, sales proceeds, and re-investment of developer fees back into the project.  

Rental Housing Financing ScenarioAppendix Table 1: 

Homeownership Financing ScenarioAppendix Table 2: 
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Income Limits: Philadelphia-Camden-Wilmington, PA-NJ-DE-MD MSA

FY 2008 Income Limit Area Median Income FY 2008 Income Limit 
Category

1 
Person

2 
Person

3 
Person

4 
Person

5 
Person

6 
Person

7 
Person

8  
Person

Philadelphia-Camden-
Wilmington, PA-NJ-DE-MD 
MSA

$74,300

Very Low (50%) Income Limits $26,000 $29,700 $33,450 $37,150 $40,100 $43,100 $46,050 $49,050
Extremely Low (30%) Income 

Limits $15,600 $17,850 $20,050 $22,300 $24,100 $25,850 $27,650 $29,450

Low (80%) Income Limits $41,600 $47,550 $53,500 $59,450 $64,200 $68,950 $73,700 $78,450

(4-person household)

Maximum Annual Maximum Monthly 
% of AMI Income Limits     Housing Costs      Housing Costs

20%  $      14,863  $             4,459  $                   372 
30%  $      22,300  $             6,690  $                   558 
40%  $      29,725  $             8,918  $                   743 
60%  $      44,600  $           13,380  $                1,115 
80%  $      59,450  $           17,835  $                1,486 

AMI = area-wide median income

Housing Affordability: 2007-2008 Area Median Income LimitsAppendix Table 3: 

City of Philadelphia and PHFA Income LimitsAppendix Table 4: 
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