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ABSTRACT
The federal housing program known as HOPE VI lasted nearly two decades and had
significant impact on public housing throughout the United States. HOPE VI provided federal
grant funds to public housing authorities throughout the county to revitalize severely distressed
public housing stock. The mixed finance and mixed income principles, along with New
Urbanism design implemented in the HOPE VI program reshaped the physical, social, and
economic structures of public housing. Philadelphia received five HOPE VI revitalization grants
between 1993 and 2004, allowing the Philadelphia Housing Authority to redevelop the city’s
most distressed public housing. Previous studies have attempted to quantify the effects of HOPE
VI revitalization efforts on surrounding neighborhoods and have found dramatic appreciation of
home values in areas of HOPE VI redevelopment. This study provides an updated analysis of
available census data to assess the effects of HOPE VI revitalization of five Philadelphia public
housing sites. Factors examined in this study include median home values, median contract
rental rates, vacancy rates, and median household income. This study concluded that HOPE VI
redevelopment positively impacted local real estate markets surrounding revitalized sites, most
notably in dramatic appreciation of home values.
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Chapter 1
History of Federal Housing Programs in the United States
Public housing programs and policy in the United States were greatly impacted by New
Deal and Fair Deal legislation in the post WWII era. The Housing Act of 1937 and the Housing
Act of 1949 shaped public housing practices through slum clearance and the reconstruction of
modern and dense mass public housing. These initiatives were originally intended to serve as a
solution to house struggling middle-class families affected by the Great Depression and returning
military members and their families (Stoloff).
Eliminating blight through slum clearance gave city officials the opportunity to
implement new strategies in public housing. Architectural modernism gained worldwide
popularity and was adopted by noted architects throughout the 20th century. Modernism
attempted to keep pace with the rapid modernization of cities and technological advancements.
Modernistic design, characterized by simplistic, standardized, and space maximizing features,
utilized zoning in cities to segregate usage of space into commercial, industrial, and residential
areas (Cisneros & Engdahl, 2009, p. 49). Modernism sharply contrasted traditional city design
and dramatically increased dependency on automobiles. Urban renewal in the post WWII era
through slum clearance allowed for cities to redesign urban spaces and incorporate modernist
design principles into replacement public housing. High-rise towers separated by open
courtyards were erected in place of former row home style housing stock that allowed for greater
occupancy and provided space for public activity. Initially, households were enticed by the idea
of new housing that would offer panoramic views of the city and a certain social status
associated with high-rise apartment style living (The Pruitt-Igoe Myth, 2011).

2

Despite intentions, empirical evidence quickly proved these public housing efforts were
poorly implemented and misguided. The immense size, modernistic design, and isolated
locations of public housing projects recreated the extreme blight that had been temporarily
replaced. The overwhelming size of many public housing sites led to ineffective management
and maintenance. Some of the nation’s largest public housing projects included the Robert
Taylor Homes in Chicago with 4,415 units in 28 high-rise towers, Cabrini Green in Chicago with
3,607 units, Queensbridge Houses in New York City with 3,142 units, and Pruitt-Igoe in Saint
Louis with 2,870 units in 33 high-rise towers ("The 7 Most Infamous”). Elevators, when
functioning, typically only stopped at every third floor, opening into galleries and long hallways
that became high-traffic, high-crime areas that residents and even police feared to traverse.
Unfixed utilities, uncollected garbage, and unmonitored grounds caused physical deterioration
and created a breeding ground for crime, drugs, and violence. Public housing stigmatized
residents and fueled a dysfunctional culture that was ultimately responsible for aiding the
concentration of urban poverty (Cisneros & Engdahl, 2009, p. 50).
By the 1970s, major US cities were experiencing sharp declines in their industrial sectors.
As jobs in manufacturing and production declined, unemployment and poverty rates rose
significantly, creating widespread economic and social tensions. Violent crime rates increased
dramatically, coinciding with the introduction of crack cocaine into urban communities. These
macro trends were present in public housing communities across the nation. Between 1981 and
1991, the percentage of public housing households with incomes below 10% of area median
income (AMI) rose from 2.5% to 20% (Cisneros & Engdahl, 2009, p. 19). Households in public
housing were overwhelmingly African-American and disproportionately headed by single
women, often with dependent children. Continued physical deterioration rendered numerous
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units uninhabitable or vacant. Empty units, hallways, stairwells, and large courtyards became
territory for squatters, drug dealers and users, and gang members. In some extreme cases,
projects were vacated and demolished after less than 20 years of service as a result of the
declining physical, economic, and social conditions.
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Chapter 2
HOPE VI

History of HOPE VI

To address the critical state of public housing across the US, Congress established the
National Commission on Severely Distressed Public Housing in 1989. The commission was
tasked with developing an action plan to identify and eliminate the nation’s most distressed
public housing units. The Final Report of the National Commission on Severely Distressed
Public Housing concluded that 86,000 of the approximate 1.3 million public housing units were
in a state of severe distress and recommended a program be created to address the underlying
issues and implement solutions (Cisneros & Engdahl, 2009, p. 22).
In response to the commission’s findings, Congress enacted the Housing and Community
Development Act of 1992, authorizing a grant program under the administration of the U.S.
Department of Housing and Urban Development (HUD) to fund the revitalization of distressed
public housing. The act established the Office of Severely Distressed Public Housing within
HUD, which awarded grants to public housing authorities for the demolition and revitalization of
units as well as for support service for residents. Applicants were evaluated on the basis of need,
quality of proposal, and location and could be awarded up to $50 million for the reconstruction
of the city’s most distressed public housing. At least 80% of grant funds had to be allocated to
physical revitalization and up to 20% could be used for administrative expenses and support
services; later this was changed to 15% (Cisneros & Engdahl, 2009, p. 25). Local housing
authorities were expected to contribute an additional 15% to ensure support services were
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adequately funded. This program became known as the Urban Revitalization Demonstration and
eventually as HOPE VI: Homeownership and Opportunity for People Everywhere.
HOPE VI quickly evolved from a physical revitalization plan into a program with
innovative objectives that redefined public housing policy and ideology. At its core, HOPE VI
sought to revitalize severely distressed public housing to create better living environments for
residents as well as provide support services to promote self-sufficiency. HOPE VI believed
success in these rebuilt communities would require the reduction of the concentration of poverty
through achieving a greater income mix amongst public housing residents. In order to afford the
massive redevelopment budgets, HOPE VI implemented mixed-financing strategies that
leveraged both public and private funding. Together, these underlying principles came to define
HOPE VI and catalyzed major change in public housing practices.
The revolutionary core principles of HOPE VI sparked broader policy changes by adding,
eliminating, or rewriting legislation that ultimately shaped the future direction of public housing.
Prior to 1995, housing authorities were obligated to follow a one-for-one replacement rule when
demolishing and reconstructing public housing units. Budget and space constraints made it clear
that one-for-one replacement would be nearly impossible to achieve and therefore discouraged
many housing authorities from undertaking this challenge. In 1995, Congress waived the onefor-one replacement rule, allowing revitalized sites to be less dense and attain a diverse income
mix of residents. In response to the elimination of the one-for-one rule, HUD allowed the use of
Section 8 rental vouchers to assist households permanently displaced by HOPE VI revitalization.
Private landlords were required under the “take one, take all” Section 8 regulation to accept any
publicly assisted applicant if they have accepted any prior voucher program residents. HUD later
modified this regulation to allow landlords to accept Section 8 vouchers on a selective basis,
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lowering hostility toward publically assisted residents in the private housing market (Cisneros &
Engdahl, 2009, p. 8-9). Arguably the most groundbreaking change to public housing policy came
in 1994 with HUD’s ruling on the use of mixed-financing in developing public housing. HUD
general counsel issued a verdict that HOPE VI funds could be used with Low-Income Housing
Tax Credits (LIHTC) and other private sector capital. Additionally, the verdict allowed for the
ownership of public housing by private entities so long as all rules and regulations governing
public housing were followed (Cisneros & Engdahl, 2009, p. 37).

New Urbanism Design

The design of revitalized sites became a key element in the HOPE VI program that
redefined the aesthetics and ideology of public housing. The prospect of leveling entire public
housing sites that had become centers of blight gave cities and local housing authorities the
unique opportunity to redesign their public housing stock. Housing authorities faced the
challenge of reimaging public housing in a way that would resolve the past failures of modernist
design principles and philosophy.
At the infancy of the HOPE VI program in the early 1990s, a design movement known as
New Urbanism was gaining prevalence in metropolitan areas across the United States. New
Urbanism advocates for traditional city design that focuses on neighborhoods as centers of urban
activity. New Urbanism seeks to design walkable street networks to connect residents with local
goods, services, and institutions. Housing is constructed at street level to create defensible space
that returns the control over environments to residents. HOPE VI sought to incorporate New
Urbanism principles into the redesign of public housing sites that lacked manageable scale,
diversity, connections, and sense of ownership (Cisneros & Engdahl, 2009, p. 51-52). HUD
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hoped the integration of New Urbanism design would create safer environments, foster social
interaction, and engage residents as community stakeholders. Overtime, New Urbanism became
a core principle of the HOPE VI program and redefined ideology on the design of public
housing.

Mixed Finance / Mixed Income

HUD’s massive undertaking of the rehabilitation and reconstruction of the nation’s most
severely distressed public housing required an unrealistic budget to be funded by federal dollars
alone. In addition to the multi-million dollar HOPE VI grants, local housing authorities were
expected to provide other public funds to finance the costly revitalization of public housing
stock. It became apparent to HUD that public funds alone would not be sufficient to achieve the
desired design and quality of new units. Private development firm McCormack Baron Salzar had
significant experience in building affordable housing and advocated for HUD to consider
leveraging private funds to expand the budget and reach of the HOPE VI program. McCormack
Baron Salzar drafted a policy memorandum to HUD that detailed how to utilize mixed-financing
strategies to create sustainable communities that would serve the needs of public housing tenants
as well as provide additional affordable housing to residents of a diverse income mix. As
aforementioned, HUD had never before financed public housing with funding from both public
and private sources. Considering McCormack Baron Salzar’s proposal, HUD set precedent in
1994 by ruling in favor of combining HOPE VI funds with private equity to create mixedfinanced, mixed-income communities. With the incorporation of mixed-finance and mixedincome principles, HOPE VI was transformed from a physical redesign initiative into a program
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that expanded the role and capacity of public housing and brought in a magnitude of resources
and intelligence from the private sector.
Once approved, housing authorities were able to utilize private sector debt and equity to
finance large-scale public housing revitalizations that could produce double or triple the amount
of units than could be afforded with public funds alone. Following the examples set by
McCormack Baron Salzar and other private firms, HUD encouraged housing authorities to raise
additional capital to combine with HOPE VI grants from the sale of Low-Income Housing Tax
Credits to investors, debt financing from private lenders, and additional public funds including
Section 8 project-based subsidies. The LIHTC program offers tax incentives in exchange for the
funding of affordable housing by corporate or individual investors. The Internal Revenue Service
allocates 9 and 4% tax credits to State Housing Credit Agencies who then award the credits to
proposed affordable housing projects. Housing authorities sell the tax credits to private investors
to fund the development and construction of new or rehabilitated units that must follow specific
affordability guidelines in order to remain in compliance with LIHTC regulation. Tax credits
lower investors’ tax liabilities over a ten-year period so long as the housing maintains
affordability guidelines over a fifteen-year period. LIHTC properties may choose to either
reserve 40% of units for households with incomes of 60% or less of AMI or reserve 20% of units
for households with incomes of 50% of less of AMI ("Overview of the Low Income”). Tax credit
financing has become commonplace in the development of HOPE VI sites and is now a
fundamental financing tool used by housing authorities.
Just as HOPE VI projects secured funding from diverse sources, the program sought to
create sustainable communities through achieving a diverse income mix of residents. While
income mixing was partially a result of regulation as mentioned above, mixed-income
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communities were intended to provide additional social and economic benefits to residents and
surrounding neighborhoods. Income mixing marked a major shift in ideology over who exactly
should be served by public housing. Conventionally, public housing served only extremely lowincome residents, creating externalities of inadequate management, social isolation, and
concentrated poverty. Under new HOPE VI practices, revitalized sites were tiered by income to
achieve a mix of traditional public housing units, LIHTC units, and market-rate units. HUD sets
the income limit on public housing units at 80% of AMI and subsidizes rent to not exceed 30%
of household income (Cisneros & Engdahl, 2009, p. 34). As aforementioned, income restrictions
for LIHTC units are capped at 60% of AMI. Market-rate units are sold without income
restrictions but are sold at a subsidized cost (below cost of construction). By nature, income
mixing displaces original public housing tenants in order to accommodate new residents of
higher income, resulting in a deconcentration of poverty. Permanently displaced households
were often relocated to other public housing sites or entered the private market with the
assistance of Section 8 housing choice vouchers. Although this aspect of income mixing was
controversial, developers believed that these communities would attract private investment,
eliminate various externalities of concentrated poverty, and provide social and economic benefits
through the interaction of high and low income households.
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Chapter 3
Public Housing in Philadelphia
Housing authorities across the nation came under fire in 1998 after hearings revealed
widespread mismanagement, extreme budgetary constraints, and corruption. The Philadelphia
Housing Authority (PHA), along with many other major city housing authorities, used HOPE VI
as an opportunity to expand the reach of their programs and change the paradigm of public
housing.
The Philadelphia Housing Authority is currently the fourth largest housing authority in
the nation, serving nearly 80,000 low-income, elderly, and disabled households. The PHA owns
and operates over 13,400 public housing units in three categories of housing: conventional
developments and scattered sites, Philadelphia Asset & Property Management
Corporation/LIHTC properties, and Alternatively Managed Entities (“Public Housing”).
In two documents published by the U.S. Department of Housing and Urban
Development, “HOPE VI Revitalization Grants” (2011) and “HOPE VI Demolition Grants”
(2004), HUD breaks down all HOPE VI funding by city, site, year, and grant amount. Between
1993 and 2004, Philadelphia was awarded five HOPE VI revitalization grants totaling
$153,515,833 and nine HOPE VI demolition grants totaling $22,998,890. See tables 1 and 2 for
the complete list of HOPE VI revitalization and demolition grants made to the Philadelphia
Housing Authority.
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Chapter 4
HOPE VI Redevelopment of Philadelphia Public Housing Sites
The Philadelphia Housing Authority retained original HOPE VI applications as submitted
to HUD for each of the five sites that were redeveloped. The PHA also prepared HOPE VI
Quarterly Reporting Quality Assurance Production Detail Reports for HUD that provided status
updates on progress at each site. These documents provided budgets, timelines, design plans, and
narrative reports that noted any changes occurring at each site.

Richard Allen Homes

The Richard Allen Homes were built in 1941 as one of Philadelphia’s first public housing
projects designed to provide affordable housing to low-income and working-class families.
Richard Allen is located in the Poplar neighborhood of North Philadelphia and was originally
bounded by Poplar Street and Fairmount Avenue to the north and south, and 9th and 12th Streets
to the east and west. The initial site design featured 53, three- and four-story low-rise barrack
style apartment buildings, totaling 1,324 units across 26.7 acres of land (The Transformation of
Richard Allen).
By the early 1990s, nearly 500 units in the Richard Allen Homes were vacant and
boarded up. Vacant lots and structures depressed the surrounding blocks in the Poplar
neighborhood. Gang activity, violence, crime, vandalism, and drug trafficking plagued the
Richard Allen Homes and the larger North Philadelphia area. The PHA opted to forego any
rehabilitation to the site in hopes of a mass revitalization of Richard Allen in the future.
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Philadelphia submitted its first HOPE VI application for the Richard Allen Homes and
was among the first grant recipients nationwide. In 1993, HUD awarded a $50 million HOPE VI
revitalization grant to the PHA to transform the Richard Allen Homes. Later, in 1998, HUD
awarded the PHA with an additional $3.4 million in the form of a HOPE VI demolition grant to
complete the renovation process of the site. In the HOPE VI Quarterly Reporting Quality
Assurance Production Detail Report published in the third quarter of fiscal year 2008 by the
Philadelphia Housing Authority, budget sheets detail funding sources and uses for each phase of
the redevelopment of the Richard Allen Homes. According to the budget sheets, the PHA
contributed an additional $30 million in public housing funds and secured over $17 million in
private funding, bringing the total available funds for the Richard Allen redevelopment to just
over $98 million, $90 million of which was ultimately used. See table 3 for the specific
breakdown of funding sources and uses.
The Richard Allen revitalization was broken into three phases that consisted of new
development as well as the renovation of existing structures. The three phases ultimately
replaced the existing 1,324 decaying units with 408 units that featured a new mid-rise senior
building, rehabilitated townhomes, and new semi-detached suburban style homes (Richard Allen
Homes).
Construction on phase 1 began in October of 1996 on the Gladys B. Jacobs Senior
building. The new mid-rise building was built off-site and included 80 units reserved exclusively
for elderly residents. Phase 1 was completed in April of 1998 and used $6,333,108 of the overall
budget (HOPE VI Quarterly Reporting, 2008).
Phase 2 rehabilitated and reconfigured 314 units into 150 townhome style rental units. Of
the 150 new public housing rental units, 141 were renovated on-site units and the remaining 9
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were newly constructed on-site units. Construction on Phase 2 began in May of 1996 and was
completed in December of 2006, costing $29,684,463 (HOPE VI Quarterly Reporting, 2008).
The 3rd and final phase of the Richard Allen redevelopment began in January of 2002.
Phase 3 replaced 1,009 former units with 178 new multifamily units within in townhouses, twins,
duplexes, and single homes that were built to resemble suburban homes with front porches and
lawns. 31 of the units were designed to be accessible by persons with physical disability and four
of which were equipped for persons with hearing or vision impairment. This phase intentionally
included more one-, two-, and three-bedroom units to accommodate single mothers with
children. The 178 new units featured a mix of public housing and LIHTC rental units, reserved
for tenants making up to 40 and 50% of AMI (HOPE VI Quarterly Reporting, 2008). 85 of the
units will be converted to homeownership units at the end of the 15-year LIHTC compliance
period, giving priority to current residents. In addition to the new residential construction,
$920,000 of the HOPE VI grant was set aside to build a new community center that would
reserve space for a daycare, management offices, computer labs, community a support services
office, meetings rooms, and tenant council space. Support service funds would also finance the
building of a PHA police office building and an outdoor park (Richard Allen Homes, 1999).
Phase 3 was completed in December of 2003 and used $31,909,027 of the overall budget (HOPE
VI Quarterly Reporting, 2008).
The final redeveloped Richard Allen site included 408 new and rehabilitated units on the
former site and throughout the surrounding neighborhood. The new site boundaries range from
W Harper Street and Fairmount Avenue to the north and south, and 9th and 12th Streets to the east
and west. Throughout the redevelopment process, 679 tenants were relocated, 313 of which
ultimately returned to the revitalized Richard Allen site (HOPE VI Quarterly Reporting, 2008).
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Schuylkill Falls

The Schuylkill Falls housing project was built in 1954 in the East Falls neighborhood of
Northwest Philadelphia between the SEPTA Regional Rail Line and Ridge Avenue to the north
and south, and Calumet Street and School House Lane to the east and west. The two 15-story
high-rise towers were once renowned for their modernist design and were designated National
Historic Landmark status. The original site design included 448 units in the towers and an
additional 266 units in low-rise apartments. In 1976, Schuylkill Falls was evacuated and
condemned as a result of physical deterioration, poor maintenance, crime, and high vacancy
rates. The towers stood vacant for another 20 years, becoming a major source of blight in the
East Falls neighborhood. In 1980, the body of missing five-year old Naja Smallwood was found
sexually assaulted and strangled in a closet on the 11th floor of one of the abandoned towers
(Taylor, 1996). The towers were imploded in December of 1996 in hopes of obtaining a HOPE
VI grant for a major redevelopment of the site.
HUD denied the PHA’s initial application for a $40 million HOPE VI grant intended to
revitalize Schuylkill Falls in 1996. The PHA reapplied in 1997 and was awarded a $26.4 HOPE
VI revitalization grant. In the HOPE VI Quarterly Reporting Quality Assurance Production
Detail Report published in the first quarter of fiscal year 2010 by the Philadelphia Housing
Authority, budget sheets detail funding sources and uses for each phase of the redevelopment of
Schuylkill Falls. According to the budget sheets, in addition to the HOPE VI grant, the PHA
contributed $4 million in other public funding and secured over $15 million in private funding.
The budget was later reduced as a result of amendments to the revitalization plan that eliminated
phase 2B. HOPE VI funds were reduced from $26.4 million to $15.7 million. As a result of this
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change, the total budget for the Schuylkill Falls redevelopment was decreased to $35.1 million.
See table 4 for the specific breakdown of funding sources and uses.
Initially, the PHA partnered with Enterprise Development Foundation and Integral
Development Corporation in the redevelopment of Schuylkill Falls. Later, the PHA brought in
Uni-Penn, a partnership of Universal Community Homes and Pennrose Management, to assist
with the final phases of development.
Development on Phase 1 of Schuylkill Falls began in March of 2001 and included 135
on-site public housing rental units. Construction on Phase 1 was completed in December of 2003
and utilized $28,834,712.00 of the overall budget (HOPE VI Quarterly Reporting, 2010).
Construction of Phase 2A began in September of 2006 on 28 on-site public housing
homeownership units with income restrictions. Phase 2A was completed in August of 2007,
utilizing $6,262,091 of the budget (HOPE VI Quarterly Reporting, 2010).
The PHA originally planned to develop 128 market-rate homeownership units at the top
of the hill at Schuylkill Falls in Phase 2B. A lawsuit filed by the East Falls Community Council
against the PHA was settled in 2001, requiring the PHA to sell 50% of the total housing units at
the revitalized site at true, unsubsidized market-rate. Typical market-rate housing developed by
the PHA is sold at a subsidy below the cost of construction. As a result of the lawsuit, the PHA
sold the 16.7 acres of land on the hilltop of the site to Westrum Development Company for $2.8
million. Although the initial agreement of sale limited Westrum to building 92 units, the final
site included 128 private units, selling between $250,000 and $400,000 (Eichel, 1996). As
aforementioned, HUD reduced the HOPE VI grant awarded to the Schuylkill Falls
redevelopment as a result of the elimination of Phase 2B. No HOPE VI or other public funds
were used in this phase (HOPE VI Quarterly Reporting, 2010).
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Schuylkill Falls was later renamed Falls Ridge. The 192 new units at Falls Ridge were
fully occupied by 2009. Of the original 243 relocated tenants from Schuylkill Falls, 12 returned
to Falls Ridge redevelopment (HOPE VI Quarterly Reporting, 2010).

Martin Luther King Plaza

Martin Luther King Plaza was built in 1960 in the Hawthorne neighborhood of South
Philadelphia, bounded by Bainbridge and Catherine Streets to the north and south, and 12th and
Juniper Streets to the east and west. The original design included four high-rise towers
containing 537 total units and a one-story low-rise building. The 11- and 15-story high-rise
towers were in sharp contrast to the surrounding neighborhood’s two- and three-story rowhomes.
Despite being located on attractive real estate within walking distance to Philadelphia’s Center
City neighborhood, drug and crime activity was far worse at MLK Plaza than at any other PHA
property in the late 1990s (Martin Luther King Plaza, 1998). By 1999, 273 units were vacant,
resulting in the demolition of the towers in 1999.
The PHA applied for HOPE VI revitalization and demolition grants in an effort to
revitalize MLK Plaza as a mixed-income development that could be integrated into the
surrounding neighborhood. HUD awarded the PHA a $25.2 million revitalization grant in 1998
and an additional $4.8 million demolition grant in 2000. In the HOPE VI Quarterly Reporting
Quality Assurance Production Detail Report published in the first quarter of fiscal year 2010 by
the Philadelphia Housing Authority, budget sheets detail funding sources and uses for each phase
of the redevelopment of MLK Plaza. According to the budget sheets, the HOPE VI grants were
combined with an additional $47.2 million in private funding and $8.5 million in other public
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housing funds, bringing the total budget to just over $81 million. See table 5 for the specific
breakdown of funding sources and uses.
Phase 1 of the MLK revitalization was dedicated to master planning for the subsequent
phases of construction. The PHA selected Uni-Penn as a partner developer on the MLK
revitalization as Universal Community Homes had significant experience in developing
affordable housing in South Philadelphia. The PHA and Uni-Penn assembled a 75-member
stakeholder task force comprised of residents and representatives from the neighborhood and city
to provide input on the site design and community support services.
The redevelopment plan for the MLK site called for the demolition of the high-rise
towers, as well as an additional 350 vacant homes and lots to expand the revitalization efforts
into the surrounding neighborhood. The design plan sought to integrate the new construction into
the existing neighborhood housing stock that primarily consisted of well-maintained row homes.
The final design included 245 new and rehabilitated units, 109 of which would be designated as
homeownership units and the remaining 136 would serve as rental units. The majority of the new
units would be configured as townhomes with the exception of a five-story mid-rise building that
would contain rental units and ground floor retail space (Martin Luther King Plaza, 1998).
The PHA submitted a request to increase the income restriction on public housing units
for the MLK site from standard 80% of AMI to 110% of AMI. HUD approved this request to
expand the income range at MLK Plaza.
The master-planning phase utilized $17,865,949.00 of the total budget (HOPE VI
Quarterly Reporting, 2010).
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Phase 2 began in October of 2001 and featured 49 new on-site public housing and LIHTC
rental units. Construction on Phase 2 was completed in December of 2002 and used
$9,660,572.00 of the overall budget (HOPE VI Quarterly Reporting, 2010).
Phase 3 began in April of 2002 and consisted of 45 new public housing and LIHTC rental
units, 13 of which would be built on-site and the remaining 32 would be built on land adjacent to
the original MLK site. Construction on Phase 3 was completed in December of 2003 and used
$15,333,892.00 of the overall budget (HOPE VI Quarterly Reporting, 2010).
Phase 4 was designated as the homeownership phase and was broken into three parts: 4A,
4B, and 4C. Phase 4A began in March of 2005 and added 76 new on-site public housing
homeownership units. Phase 4A was completed in November of 2006 and used $17,897,436.00
of the total budget. Construction on Phase 4B began in June of 2006 and consisted of 14 new offsite public housing homeownership units. Phase 4B was also completed in November of 2006
and cost $4,832,842.00. Phase 4C began in December of 2009 and featured 19 new on-site
public housing homeownership units. Phase 4C was completed in May of 2011 and used
$7,642,193.00 of the overall budget (HOPE VI Quarterly Reporting, 2010).
Phase 5 began in March of 2005 and was comprised of 42 new and rehabilitated public
housing and LIHTC rental units. Of the 42 units, one was newly constructed on-site, 33 were
newly constructed off-site, and eight were rehabilitated off-site. Phase 5 was completed in March
of 2006 and used $7,970,587.00 of the total budget (HOPE VI Quarterly Reporting, 2010).
MLK Plaza now extends from South Street to Washington Avenue to the north and south,
and from 11th Street to Broad Street to the east and west. 226 of the 245 total units at MLK Plaza
were fully occupied by 2007; the 19 remaining units developed in Phase 4C were fully occupied
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by 2013. Of the 332 total relocated tenants, 30 returned to the revitalized MLK site (HOPE VI
Quarterly Reporting, 2010).

Mill Creek

Mill Creek, a small neighborhood nestled in the heart of West Philadelphia, was once
home to the Mill Creek Apartments. Built in the early 1950s, the Mill Creek housing site
extended from Brown Street to Fairmount Avenue to the north and south, and 44th Street to 47th
Street to the east and west, occupying 12.6 total acres of land. The Mill Creek Apartments
originally included 444 units within four 17-story high-rise towers and low-rise apartments (Mill
Creek Revitalization).
By the 1990s, the Mill Creek Apartments and the surrounding neighborhood had been
suffering from dramatic deinvestment, serious drug related and violent crime, and building
abandonment. The low-rise apartments were vacated in 1998 and later demolished in 1999. In
2000, the Mill Creek neighborhood was stunned by a shooting that took place in a crack house
just blocks from the Mill Creek public housing site. The incident became known as the “Lex
Street Massacre” and was the worst mass murder in Philadelphia’s history, leaving seven dead
and three injured (Dreyfuss, 2013). The execution style shooting was motivated by drug territory
within the Mill Creek neighborhood, further emphasizing the need for action to be taken by the
city and PHA. In 2002, the Mill Creek high-rise towers were vacated and demolished in
anticipation of a major redevelopment of the site.
As a part of a larger redevelopment plan for West Philadelphia, the PHA applied for
HOPE VI grants to fund the revitalization of the Mill Creek public housing site. In 2001, the
PHA was awarded a $34.8 million HOPE VI revitalization grant and a $1.2 million demolition
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grant. In the HOPE VI Quarterly Reporting Quality Assurance Production Detail Report
published in the first quarter of fiscal year 2010 by the Philadelphia Housing Authority, budget
sheets detailed funding sources and uses for each phase of the redevelopment of Mill Creek.
According to the budget sheets, the PHA contributed an additional $43.5 million and secured
$94.0 million in private funds, bringing the total budget to $172.4 million. See table 6 for the
specific breakdown of funding sources and uses.
Phase 1 of the Mill Creek revitalization plan served as the master planning phase. The
final plan included 685 new and rehabilitated units on the former site and throughout the
adjacent neighborhood. Of the 685 units, 100 were planned as homeownership units and the
remaining 585 would serve as rental units (Mill Creek Revitalization).
The PHA served as the developer for the revitalization of Mill Creek and selected
Barclay White Skanska, Inc. as the construction manager. The PHA chose to rename the site
Lucien E. Blackwell (LEB) Homes to honor Lucien E. Blackwell, a former West Philadelphia
City Council Member and U.S. Congressman. Phase 1 used $34,254,192.85 of the overall budget
(HOPE VI Quarterly Reporting, 2010).
Phase 2 of the Mill Creek redevelopment began in August of 2002 and included 67 new
off-site public housing and LIHTC rental units. Construction on phase 2 was completed in
December of 2003 and utilized $8,988,660.00 of the budget (HOPE VI Quarterly Reporting,
2010).
Phase 3 was dedicated to the development of public housing homeownership units.
Construction on the 40 new on-site homeownership units began in March of 2004. The units
were configured as three- and four-bedroom twin and row homes. The 40 new homes were
reserved for households with tiered income restrictions: seven homes reserved for income levels
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between 30% and 40% of AMI, 8 homes reserved for income levels between 40% and 50% of
AMI, 15 homes reserved for income levels between 50% and 60% of AMI, and 10 homes
reserved for income levels between 60% and 80% of AMI (Mill Creek Revitalization). Phase 3
was completed in May of 2005 and used $12,339.561.15 of the total budget (HOPE VI Quarterly
Reporting, 2010).
Phase 4 began in February of 2004 and included 80 new on-site public housing and
LIHTC rental units as well as a management office. Phase 4 was completed in March of 2005
and cost $18,870,015.00 (HOPE VI Quarterly Reporting, 2010).
Phase 5 focused on the rehabilitation of 67 off-site public housing and LIHTC rental
units. Construction began in May of 2005 and was completed in February of 2006 and utilized
$9,439,999.00 of the total budget (HOPE VI Quarterly Reporting, 2010).
Phase 6 began in April of 2005 and developed 80 new off-site public housing and LIHTC
rental units. Phase 6 was completed in April of 2006 and used $18,119,075.00 of the budget
(HOPE VI Quarterly Reporting, 2010).
Phase 7 developed 25 additional homeownership units. Construction on the 25 new offsite public housing homeownership units began in April of 2005. Phase 7 was completed in May
of 2006 and cost $5,453,843.00 (HOPE VI Quarterly Reporting, 2010).
Construction on Phase 8 began in April of 2006 and featured 50 new off-site public
housing and LIHTC rental units. Phase 8 was completed in December of 2006 and cost
$14,315,632.00 (HOPE VI Quarterly Reporting, 2010).
Phase 9 was the third and final phase dedicated to homeownership units. Construction on
35 new off-site public housing homeownership units began in June of 2006. Phase 9 was
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completed in December of 2006 and used $9,586,263.00 of the total budget (HOPE VI Quarterly
Reporting, 2010).
Phase 10 featured a mix of new and rehabilitated public housing and LIHTC rental units.
Construction on 55 new off-site units and 25 rehabilitated off-site units began in March of 2007.
Phase 10 was completed in March of 2008 and cost $23,434,460.00 (HOPE VI Quarterly
Reporting, 2010).
Phase 11 originally planned to convert a vacant plot of land located at 47th and Aspen
Streets into a community center. The Lucien E. Blackwell Community Center was to be used by
PHA residents and students from the School District of Philadelphia for educational and
recreational activities. The community center was never built and the land remains vacant.
Phase 12 focused on the rehabilitation of the Mt. Olivet Village, located at 41st and
Brown Streets, four blocks away from the former Mill Creek public housing site. The Mt. Olivet
apartments were built in 1967 by Mount Olivet Tabernacle Baptist Church to provide lowincome housing to seniors. HUD later took control of Mt. Olivet after the complex was
foreclosed upon and left in a state of disrepair. In 2002, the PHA acquired Mt. Olivet from HUD
to be renovated as part of the Mill Creek redevelopment. Construction on Mt. Olivet began in
May of 2003, restoring 161 public housing and LIHTC units to be reserved for senior residents.
Phase 12 was completed in September of 2004 and utilized $17,610,043.00 of the total budget
(HOPE VI Quarterly Reporting, 2010).
The former Mill Creek site, now the Lucien E. Blackwell Homes, extends beyond the
original site boundaries into the larger Mill Creek community. The new site now extends from
Lancaster Avenue to Fairmount Avenue to the north and south, and from 44th Street to 48th Street
to the east and west. The 685 new and rehabilitated units at the LEB Homes were fully occupied
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by 2008. In total, 210 residents were relocated from the Mill Creek site, 9 of which later returned
to the LEB Homes (HOPE VI Quarterly Reporting, 2010).

Ludlow Scattered Sites

The Ludlow neighborhood is located in the southeastern section of North Philadelphia.
By the 1940s, loss of jobs and population in Philadelphia led to dramatic deinvestment
throughout the city. Particular areas of North Philadelphia could not recover on their own,
causing the City of Philadelphia and PHA to intervene. In the 1960s, the City gave large blocks
of homes to the PHA for development in hopes of slowing the decline of the Ludlow
neighborhood. The site given to the PHA was bounded by W Montgomery and Girard Avenues
to the north and south, and 6th and 9th Streets to the east and west. The PHA repurposed the 19th
century single-family rowhomes into public housing units, but had little success in affecting the
surrounding neighborhood. By the early 2000s, the PHA began demolishing units across the
scattered sites due to structural deficiencies. By 2004, all but 24 of the former 161 public housing
units located within the Ludlow Scattered Sites had been demolished in anticipation of a major
redevelopment (Ludlow Scattered Sites, 2005).
The PHA applied for HOPE VI grants in hopes of successfully redeveloping the Ludlow
neighborhood. In 2001, HUD awarded a $511,000 HOPE VI demolition grant to the PHA to
complete the clearing of the site. HUD awarded the PHA an additional $17 million HOPE VI
revitalization grant in 2004. In the HOPE VI Quarterly Reporting Quality Assurance Production
Detail Report published in the first quarter of fiscal year 2010 by the Philadelphia Housing
Authority, budget sheets detailed funding sources and uses for each phase of the redevelopment
of the Ludlow Scattered Sites. According to the budget sheets, HOPE VI funds were combined
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with an additional $18.4 million in public housing funds and $26.2 million in private funding.
The budget for the Ludlow Scattered Sites revitalization plan totaled $61.7 million. See table 7
for the specific breakdown of funding sources and uses.
Phase 1 was dedicated to the master planning of the four subsequent phases of
construction. The master plan included 192 total new units; both on the former site and on offsite land parcels obtained by the PHA through a land swap commitment with the City of
Philadelphia. 103 of the total units would be developed as homeownership units and the
remaining 89 would serve as rental units. The homeownership units would be available for sale
to households making up to 80% of AMI. The rental units were reserved for households making
up to 50% of AMI (Ludlow Scattered Sites, 2005). The design plan included a mix of triplex,
twins, and rowhomes to blend the new construction with the surrounding neighborhood housing
stock. The new units not only incorporated New Urbanism principles, but also were designed to
be environmentally responsible and energy efficient. The PHA partnered with PATH
Technologies, Inc. to ensure the new units would meet Energy Star and LEED certification
standards. Phase 1 used $3,429,963.00 of the overall budget (HOPE VI Quarterly Reporting,
2010).
Phase 2 of the Ludlow Scattered Sites revitalization was developed by the Asociación de
Puertorriqueños en Marcha (APM) as part of a larger homeownership project known as the
Pradera Homes. Construction on 53 new off-site homeownership units with income restrictions
began in December of 2005 and was completed in March of 2007. Phase 2 utilized
$12,897,000.00 of the overall budget but did not use any HOPE VI funds (HOPE VI Quarterly
Reporting, 2010).
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Phase 3 began in March of 2007 and included 75 new off-site public housing and LIHTC
rental units. The 75 units were broken into 59 townhouse units and 16 duplex units, available to
households earning up to 50% of AMI. Eight of duplex units were designed to be handicap
accessible and reserved for households earning up to 20% of AMI. Phase 3 was completed in
March of 2008 and cost $24,406,500.00 (HOPE VI Quarterly Reporting, 2010).
Phase 4 was dedicated to developing public housing homeownership units. Construction
on 50 new off-site homeownership units began in October of 2007. Phase 4 was completed in
August of 2008 and used $18,412,079.00 of the total budget (HOPE VI Quarterly Reporting,
2010).
Phase 5 began in April of 2006 and included 14 new on-site public housing rental units.
Unlike standard PHA housing development, the homes built in Phase 5 were modular homes,
prefabricated houses delivered to and installed at the site. Phase 5 was completed in June of 2006
and cost $2,570,000.00 (HOPE VI Quarterly Reporting, 2010).
The 192 new units at the redeveloped Ludlow Scattered Sites location were fully
occupied by 2009. The site now extends from W Berks Street to Girard Avenue to the north and
south, and 6th Street to 9th Street to the east and west. Of the four residents relocated in the
Ludlow redevelopment, none returned to the new site (HOPE VI Quarterly Reporting, 2010).
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Chapter 5
Applied Real Estate Analysis Study
Applied Real Estate Analysis (AREA), Inc. prepared a study for the Philadelphia
Housing Authority to assess the impact of various revitalized housing projects on surrounding
neighborhood housing markets. The study, “Impact of Philadelphia Housing Authority
Redevelopment on Local Residential Property Values,” (2005) examined three of the five HOPE
VI sites discussed in this paper: Richard Allen Homes, MLK Plaza, and Falls Ridge (formerly
Schuylkill Falls), as well as two other PHA sites developed without HOPE VI funds: Courtyard
at Riverview and Greater Greys Ferry Estates. AREA used data from the Bureau of Revision of
Taxes (BRT) database of property sales as well as Philadelphia’s regional Multiple Listing
Service (MLS) to track property value trends surrounding each site over a five-year period from
1999 to 2004. AREA analyzed changes in average and median sale price in each area and
compared findings to citywide data as well as data collected on developments in Philadelphia
that had not experienced any significant investment or redevelopment (“control sites”).
Citywide data revealed the average home price in Philadelphia rose from $70,088 in 1999
to $124,575 in 2004, a 77.7% increase. The median home price in Philadelphia climbed from
$55,000 in 1999 to $85,000 in 2004, a 54.5% increase. When adjusting for inflation, using 1999
dollars a base, the change in average home price was equivalent to 63.4% and the change in
median home price was equivalent to 40.3%.
The average residential sale price at the Richard Allen site increased from $60,570 in
1999 to $130,018 in 2004, a 114.7% change. When adjusted for inflation, the 2004 average price
was $121,356, an increase of 100.4% and a +37.0% difference between citywide data collected
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for the same period. When examining median residential sale price, Richard Allen experienced a
price increase from $60,000 in 1999 to $103,000 in 2004, a 71.7% increase. When adjusted for
inflation, the 2004 median price dropped to $94,420, an increase of 57.4% and a +17.1%
difference between citywide data.
The average residential sale price at the MLK Plaza site increased from $102,858 in 1999
to $265,645 in 2004, a change of 158.3%. When adjusted for inflation, the 2004 average sales
price was $250,936, an appreciation of 144.0% and a difference of +80.6% between citywide
data. The median residential sale price for MLK rose from $99,750 in 1999 to $260,000 in 2004,
an increase of 160.7%. When adjusted for inflation, the 2004 median sale price was $245,736, an
increase of 146.4% and a +106.1% difference from citywide data.
The average residential sale price at Falls Ridge appreciated from $50,979 in 1999 to
$155,810 in 2004, a 205.6% increase. When adjusted for inflation, the 2004 average sale price
was $148,520, a 191.3% increase and a +127.9% difference from citywide data. The median
residential sale price for Falls Ridge was $52,250 in 1999 and increased to $154,000 in 2004, a
194.7% increase. When adjusted for inflation, the 2004 median sale price was $146,528, a
180.5% increase and a +140.2% difference from citywide data.
The 6 control sites averaged a +33.6% change in average residential sale price when
adjusted for inflation between the 1999 to 2004 period. This increase in average sale price was
29.8% less than the increase realized in citywide data for Philadelphia. The average change in
median residential sale price for the 6 control sites between 1999 and 2004 was +20.9% when
adjusted for inflation. This increase was 19.4% less than citywide data for the same period.
In conclusion, AREA’s study demonstrated significant appreciation in real property
prices in areas surrounding PHA properties that had been recently redeveloped. The rate of
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appreciation of housing prices for the Richard Allen Homes, MLK Plaza, and Falls Ridge far
exceeded citywide data and data collected on the 6 control sites that had not received
redevelopment resources. Although this dramatic price appreciation at revitalized PHA sites
cannot entirely be attributed to the redevelopment efforts as many private market forces were
likely at play. Nevertheless, it can be concluded that PHA investment at these sites positively
impacted residential sale prices in surrounding housing markets.

29

Chapter 6
HOPE VI Revitalizations Effects on Surrounding Neighborhoods
In order to assess the effects of the HOPE VI program, data was collected from the
National Historical Geographic Information System run by the Minnesota Population Center at
the University of Minnesota. Data was selected from the 1980, 1990, and 2000 decennial US
Censuses as well as from the 2010 and 2013 5-year American Community Surveys. Data was
selected for five topics that are used as factors to analyze the effects of the HOPE VI program in
selected geographic areas throughout Philadelphia. These topics include median home values,
median value of contract rent, vacancy rate, median household income, and poverty rate. Data
for each of these factors was selected at the census tract level for tracts that contain public
housing that has been redeveloped with HOPE VI funding; these tracts serve as the dependent
variables. Census tracts were also selected that do not contain public housing redeveloped with
HOPE VI funding to function as control tracts. Finally, data was collected at the county level to
serve as a benchmark for comparison of individual tracts to citywide trends.

Richard Allen Homes – Poplar

The Richard Allen site is located within census tracts 131 and 132 in the Poplar
neighborhood of North Philadelphia. Census tract 131 is bounded by Poplar and Green Streets to
the north and south, and 6th and 10th Streets to the east and west. Census tract 132 is bounded by
Poplar and Green Streets to the north and south, and 10th and Broad Streets to the east and west.
Census tract 131 was compared with tract 2, which is located in the Chinatown neighborhood
and bounded by Vine and Arch Streets to the north and south, and 7th and Broad Streets to the
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east and west. Census tract 132 was compared with tract 140, which is located in North
Philadelphia West and bounded by W Jefferson and Poplar Streets to the north and south, and
Broad and 19th Streets to the east and west. Finally, all census tracts were compared with data for
Philadelphia County.

Median Home Values

Median home value data was collected for census tracts 131, 132, 2, and 140 for 1980,
1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on home values in
the Poplar neighborhood. Table 8 displays the median home value in the selected census tracts
for each time period. Table 28 displays the median home value at the Philadelphia County level
for each time period.
Between 1980 and 2013, the median home value, when adjusted for inflation, in the
HOPE VI census tract 131 appreciated 184% from $90,918 to $258,400. The median home value
in census tract 2, a non-HOPE VI tract, appreciated 152% over the same time period from
$103,999 to $262,400. Both tracts experienced the majority of their price appreciation between
2000 and 2010; during this time period, tract 131 experienced a 155% price appreciation and
tract 2 experienced a 262% appreciation.
Between 1980 and 2013, the median home value in the HOPE VI census tract 132
appreciated 721% from $27,935 to $229,400. Over this same time period, the median home
value in non-HOPE VI tract 140 appreciated 543% from $28,014 to $180,000. It is again
important to note, between 2000 and 2010, census tract 132 and 140 experienced significant
price appreciation in median home value of 248% and 254%, respectively.
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The median home value for Philadelphia County, when adjusted for inflation, appreciated
113% between 1980 and 2013 from $67,003 to $142,500. 79% of the price appreciation for
Philadelphia County also occurred between 2000 and 2010.
The redevelopment of Richard Allen took place between 1996 and 2006, coinciding with
the large price appreciation in median home value for the HOPE VI census tracts 131 and 132
observed between 2000 and 2010. Home values surrounding the redeveloped Richard Allen
Homes have experienced significant price appreciation that has kept pace or exceeded that of
comparable tracts as well as Philadelphia County. The median home value in census tract 131
kept pace with the non-HOPE VI tract 2, with just a $4,000 difference in 2013. The 2013 median
home value in tract 132 was $49,400 greater than in the non-HOPE VI tract 140. The median
home values in 2013 observed in tract 131 and 132 were $115,900 and $86,900 higher than the
median home value for Philadelphia County.

Median Contract Rent

Median contract rent data was collected for census tracts 131, 132, 2, and 140 for 1980,
1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on rental rates in
the Poplar neighborhood. Table 9 displays the median contract rental rate in the selected census
tracts for each time period. Table 29 displays the median contract rent at the Philadelphia County
level for each time period.
Between 1980 and 2013, the median contract rent, when adjusted for inflation, in the
HOPE VI census tract 131 appreciated 185% from $257 to $734. The median contract rent in
census tract 2, a non-HOPE VI tract, appreciated 115% over the same time period from $483 to
$1,038. Census tract 131 experienced its largest rent appreciation between 1990 and 2000,

32

increasing 83%. Tract 2 experienced significant appreciation between 2000 and 2013, increasing
52% from 2000 to 2010 and an additional 49% from 2010 to 2013.
Between 1980 and 2013, median rent in the HOPE VI census tract 132 appreciated 93%
from $257 to $734. Over this same time period, the median contract rent in the non-HOPE VI
tract 140 appreciated 155% from $303 to $770. Tract 132 experienced its largest rent
appreciation between 2010 and 2013, increasing 50%. Tract 140 has experienced fairly steady
increases in median rent across each time period.
The median rent for Philadelphia County, when adjusted for inflation, appreciated 52%
from 1980 to 2013 from $474.96 to $721.00.
Although median contract rental rates in the HOPE VI census tract 131 have experienced
a greater overall percentage change than in comparable tracts and at the county level, actual rent
rates in 2013 were $304 greater in the non-HOPE VI tract 2. Median rental rates in the HOPE VI
census tract 132 have also not kept pace with tract 140, as rental rates in 2013 were $322 greater
in the non-HOPE VI tract. The median rental rate in tract 131 for 2013 was on track with the
median rent rate observed for Philadelphia County as a whole, whereas tract 132 was $273 below
county level. It may be important to take into consideration the large concentration of public
housing as well as other low-income or subsidized housing located within the Poplar
neighborhood. Rent for public housing tenants is controlled and not to exceed 30% of household
income, therefore possibly explaining some of the price variation between the HOPE VI and
non-HOPE VI tracts.

33

Vacancy Rate

Occupancy and vacancy data was collected for census tracts 131, 132, 2, and 140 for
1980, 1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on vacancy
rates in the Poplar neighborhood. Table 10 displays the vacancy rate observed in the selected
census tracts for each time period. Table 30 displays the vacancy rate at the Philadelphia County
level for each time period.
Between 1980 and 2013, the average vacancy rate in the HOPE VI census tract 131 was
11.16%. In 2000, tract 131 experienced its highest vacancy rate of 18.39%, coinciding with the
beginning phases of the HOPE VI revitalization of the Richard Allen Homes. In 2013, the
vacancy rate in tract 131 fell to 7.75%. Between 1980 and 2013, the average vacancy rate in the
non-HOPE VI census tract 2 was 12.97%. In 2013, the vacancy rate in tract 2 was 13.52%.
Between 1980 and 2013, the average vacancy rate in the HOPE VI census tract 132 was
21.84%. In 2000, tract 132 also experienced its highest vacancy rate of 41.24%. In 2013, the
vacancy rate in tract 131 fell to 13.01%. Between 1980 and 2013, the average vacancy rate in the
non-HOPE VI census tract 140 was 25.87%. In 2013, the vacancy rate in tract 140 was 25.65%.
The average vacancy rate for Philadelphia County between 1980 and 2013 was 11.69%.
In 2013, the vacancy rate for Philadelphia County was slightly above the average at 13.28%.
HOPE VI census tracts 131 and 132 outperformed their respective comparable nonHOPE VI tracts, 2 and 140, both in average vacancy rates as well as vacancy rates observed in
2013. When compared with data collected at the county level, tract 131 was on par with average
vacancy rates for Philadelphia. In 2013, vacancy rates in tract 131 were over 5% lower that at the
county level. While the HOPE VI tract 132 outperformed non-HOPE VI tract 140, tract 132
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averaged much higher vacancy rates between 1980 and 2013 than observed at the county level.
However, in 2013, the vacancy rate observed in tract 132 was slightly lower than that of the
county level.

Median Household Income

Median household income data was collected for census tracts 131, 132, 2, and 140 for
1980, 1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on
household incomes in the Poplar neighborhood. Table 11 displays the median household income
observed in the selected census tracts for each time period. Table 31 displays the median
household income at the Philadelphia County level for each time period.
Between 1980 and 2013, median household income, when adjusted for inflation, in the
HOPE VI census tract 131 increased 68% from $18,156 to $30,473. The median household
income in census tract 2, a non-HOPE VI tract, appreciated 195% over the same time period
from $17,460 to $51,585.
Between 1980 and 2013, the median household income in the HOPE VI census tract 132
appreciated 74% from $11,235 to $19,604. Over this same time period, the median household
income in non-HOPE VI tract 140 appreciated 47% from $16,129 to $23,679.
The median household income for Philadelphia County, when adjusted for inflation, fell
.10% from 1980 to 2013 from $37,231 to $37,192.
Median household income in the HOPE VI tract 131 did not keep pace with the median
income observed in non-HOPE VI tract 2. In 2013, the median household income in tract 2 was
$21,112 greater than in tract 131. Median incomes observed in tracts 132 and 140 were more
comparable, only differing by $4,075 in 2013. The HOPE VI tracts 131 and 132 were also
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outperformed by data collected at the county level by $6,719 and $17,588, respectively. It may
be important to note, due to the high concentration of public and other subsidized housing in the
Poplar neighborhood, income restrictions could explain the stagnant median household incomes
observed in tracts 131 and 132.

Additional Development

The Poplar neighborhood is also home to Cambridge Plaza, a PHA property located on
the north end of the Richard Allen Homes. Despite not receiving a $35 million HOPE VI
revitalization grant for Cambridge Plaza, the PHA redeveloped the highly distressed public
housing site with Section 8 funding and low-income housing tax credits. Cambridge Plaza,
located centrally around 11th and Cambridge Streets, once housed 372 units in two high-rise
towers. The PHA was awarded a $2.5 million HOPE VI demolition grant in 1999 and later tore
down the towers in July of 2001. In their place, the PHA constructed 124 suburban-style
duplexes and townhomes across three phases of development spanning 2002 through 2005
(Benson, 2003).
HOPE VI grant funds set aside for support services in the redevelopment on the Richard
Allen Homes financed the John F. Street Community Center located at the intersection of Poplar
and Marvine Streets. The community center, which was completed in January of 2009, functions
as a library with over 5,000 donated books and twelve computers for local children and adults
residing in the Richard Allen Homes, Cambridge Plaza, and surrounding neighborhoods
(Schaefer, 2009).
West Poplar Nehemiah, an affordable housing development in the West Poplar
neighborhood of North Philadelphia, was being simultaneously built during the redevelopment of
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the Richard Allen Homes. Located immediately west of Richard Allen, West Poplar Nehemiah is
bounded by Harper and Brown Streets to the north and south, and 12th and N Watts Streets to the
east and west. The West Poplar Neighborhood Committee and Enterprise Community Partners,
Inc. formed a joint venture and applied for a Nehemiah grant from HUD to turn vacant land in
the West Poplar neighborhood into affordable for sale homes. The project was awarded $20
million from HUD to be combined with additional public and private funding (Viola, 2010).
Development of 176 semi-detached homes took place in three phases spanning 1994 through
2001. The Nehemiah homes were sold at a subsidy to households earning up to 80% of AMI
("West Poplar Nehemiah," 2008). The homes in each phase immediately sold out, often before
construction had begun.
The Girard Towne Center, a shopping plaza located at 11th Street and Girard Avenue was
built in 2001 and later left abandoned. In 2007, the two-story commercial complex was
foreclosed upon and condemned. In November of 2007, the property was sold for $3,000,000
and redevelopment began to restore the complex to working order ("1100-38 W Girard"). The
shopping center is now fully operational and includes a daycare center, dollar store, beauty
supply store, and two fast food restaurants.
In 1996, a partnership formed between Drexel University and the PHA to address the
health needs of public housing residents in North Philadelphia. As a result, the Stephen and
Sandra Sheller 11th Street Family Health Services (11th SFHS) opened in 2002 at 11th and Parish
Streets in Poplar. The 11th Street SFHS is centrally located for residents of Richard Allen Homes,
Cambridge Plaza, and Ludlow Scattered Sites. In 2014, Drexel University partnered with The
Reinvestment Fund on a $9.5 million tax credit deal that will fund the expansion of the 11th
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SFHS. The facility will double in size, increasing the center’s capacity to 40,000 annual patient
visits ("Stephen & Sandra Sheller,” 2014).
In 2013, a development plan was approved for the 116-year old building located at 1221
Mount Vernon Street at the south end of the Poplar neighborhood. The site was originally used
by the Philadelphia Electric Company (now PECO) as a power station, but in more recent years
has served as a Nationwide Auto Body Shop. The building was purchased in 2013 and a design
plan was submitted by architect Harman Deutsch to reconfigure the 14,000 square foot space
into 40 apartments (Maule, 2013).
Just across the street from 1221 Mount Vernon, Xavi Investments is rehabilitating a
unique triangular shaped building into 16 residential apartment units (“1244 Ridge,” 2012). The
site, located at 12th Street and Ridge Avenue, was purchased in 2010 for $200,000 and is
currently undergoing construction (“1250 Ridge”).

Falls Ridge – East Falls

The redeveloped Schuylkill Falls site, now renamed Falls Ridge, is located within census
tract 207 in the East Falls neighborhood of Northwest Philadelphia. Census tract 207 is bounded
by W Schoolhouse Lane, Henry Avenue, Roosevelt Boulevard, and Kelly Drive. Census tract
207 was compared with tract 210, which is located in Manyunk and bounded by Roxborough
Avenue, Ridge Avenue, W Salaignac Street, and Main Street. Finally, these census tracts were
compared with data for Philadelphia County.
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Median Home Values

Median home value data was collected for census tracts 207 and 210 for 1980, 1990,
2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on home values in the
East Falls neighborhood. Table 12 displays the median home value in the selected census tracts
for each time period. Table 28 displays the median home value at the Philadelphia County level
for each time period.
Between 1980 and 2013, the median home value, when adjusted for inflation, in the
HOPE VI census tract 207 appreciated 196% from $78,934 to $233,900. The median home value
in census tract 210, a non-HOPE VI tract, appreciated 188% over the same time period from
$74,953 to $216,000. Both tracts experienced large price appreciations between 2000 and 2010;
during this time period, tract 207 experienced a 139% price appreciation and tract 210
experienced a 117% appreciation.
The redevelopment of Schuylkill Falls took place between 2001 and 2007, coinciding
with the large price appreciation in median home value that occurred between 2000 and 2010 in
the HOPE VI census tract 207. The median home value in 2013 in census tract 207 outperformed
that observed in tract 210 by $17,900 and that observed at the county level by $91,400.

Median Contract Rent

Median contract rent data was collected for census tracts 207 and 210 for 1980, 1990,
2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on rental rates in the East
Falls neighborhood. Table 13 displays the median contract rental rate in the selected census
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tracts for each time period. Table 29 displays the median contract rent at the Philadelphia County
level for each time period.
Between 1980 and 2013, the median contract rent, when adjusted for inflation, in the
HOPE VI census tract 207 appreciated 177% from $413 to $1,143. The median contract rent in
census tract 210, a non-HOPE VI tract, appreciated 111% over the same time period from $500
to $1,056.
Median rental rates observed in the HOPE VI census tract 207 have experienced greater
overall change from 1980 to 2013 than the non-HOPE VI tract 210. In 2013, the median rental
rate in tract 207 was $87 greater than in tract 210. Rental rates in tract 207 have also significantly
outperformed those observed at the county level. In 2013, the median rent in tract 207 was $422
greater than at the county level.

Vacancy Rate

Occupancy and vacancy data was collected for census tracts 207 and 210 for 1980, 1990,
2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on vacancy rates in the
East Falls neighborhood. Table 14 displays the vacancy rate observed in the selected census
tracts for each time period. Table 30 displays the vacancy rate at the Philadelphia County level
for each time period.
Between 1980 and 2013, the average vacancy rate in the HOPE VI census tract 207 was
13.09%. In 2013, the vacancy rate in tract 207 was close to its average at 13.39%. The average
vacancy rate between 1980 and 2013 observed in the non-HOPE VI census tract 210 was 8.90%.
Similarly, in 2013, the vacancy rate in tract 210 was on par with its average at 8.74%.
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Vacancy rates in the HOPE VI census tract 207 have not kept pace with those observed
in the non-HOPE VI tract 210. Both the average rate observed between 1980 and 2013 as well as
the rate in 2013 were over 4% greater in tract 207 than in tract 210. Vacancy rates in tract 207 in
the year 2013 were however, on par with the rate for Philadelphia County.

Median Household Income

Median household income data was collected for census tracts 207 and 210 for 1980,
1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on household
incomes in the East Falls neighborhood. Table 15 displays the median household income
observed in the selected census tracts for each time period. Table 31 displays the median
household income at the Philadelphia County level for each time period.
Between 1980 and 2013, median household income, when adjusted for inflation, in the
HOPE VI census tract 207 increased 49% from $42,438 to $63,243. Over the same time period,
the median household income in census tract 210, a non-HOPE VI tract, appreciated 32% from
$45,288 to $59,880.
Median household incomes in the HOPE VI tract 207 slightly outperformed those
observed in non-HOPE VI tract 210. The median income in 2013 in tract 207 outperformed that
of county level by $26,051.

Additional Development

East Falls is a diverse community characterized by dense rowhouse communities as well
as a historic district with large Tudor-style homes. The neighborhood has recently attracted
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young professional couples and college students attending Philadelphia University and other
local schools. The neighborhood’s commercial center, located at Ridge and Midvale Avenues,
features several bars, restaurants, and shops. In addition to the massive HOPE VI revitalization
of Schuylkill Falls, now renamed Falls Ridge, hundreds of millions of dollars of other public and
private dollars continue to flow into the East Falls neighborhood.
In 2006, the Arthur Ashe Youth Tennis & Education Center opened at 4842 Ridge Ave,
just blocks from the Falls Ridge public housing site. The center is run by Philadelphia Youth
Tennis organization whose mission is to promote tennis and education in the lives of underserved
urban youth. The $12 million facility houses eight indoor tennis courts, a library, computer lab,
and multiple classrooms, as well as eight outdoor courts (Clark, 2012). The center recently
changed its name to Legacy Youth Tennis and Education after the expiration of the licensing
agreement with Arthur Ashe, Inc.
In 2003, a former textile mill located along Ridge Avenue in East Falls was sold to
Winther Investments Inc. of Houston to be rehabilitated into luxury apartments. Winther
Investments completed the renovation of three historic buildings at the site in 2007 for $63
million. The complex, now known as Dobson Mills, includes 285 apartments and 7,000 square
feet of retail space. Dobson Mills was listed for sale in March of 2014 with high-end valuations
of nearly $90 million (Kostelni, 2014).
Sherman Mills, a similarly rehabilitated complex in East Falls was recently developed
into residential and commercial loft space. Mark Sherman, a local real estate investor who owns
several other East Falls properties, has invested over $30 million into Sherman Mills. The site,
located on Scotts Lane, just off of Ridge Avenue, includes 42 residential lofts and 75 office/art
studios (“Philadelphia Residential”).
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In January of 2015, The PHA approved a proposal submitted by Pennrose Development
to develop a 96-unit residential building on a vacant portion of the Falls Ridge site (Jaffe, 2015).
The 2.2-acre site is located along Ridge Avenue at Merrick Road, on the southern portion of the
Falls Ridge HOPE VI redevelopment. Pennrose hopes to begin construction on the project by
2016, which will bring more affordable housing to the East Falls community.

Martin Luther King Plaza – Hawthorne

Martin Luther King Plaza is located within census tracts 15, 18, and 24 in the Hawthorne
neighborhood of South Philadelphia. Census tract 15 is bounded by South and Fitzwater Streets
to the north and south, and 6th and Broad Streets to the east and west. Census tract 18 is bounded
by Fitzwater and Christian Streets to the north and south, and 6th and Broad Streets to the east
and west. Census tract 24 is bounded by Christian and Ellsworth Streets to the north and south,
as well as a small section that extends as south as Wharton Street, and 6th and Broad Streets to
the east and west. Census tract 15 was compared with tract 19, which is located in the Graduate
Hospital neighborhood and bounded by Catherine Street and Washington Avenue to the north
and south, and Broad and 21st Streets to the east and west. Census tract 18 was compared with
tract 23, which is located in the Passyunk Square neighborhood and bounded by Ellsworth and
Wharton Streets to the north and south, and E Passyunk Avenue and Broad Street to the east and
west. Census tract 24 was compared with tract 25, which is located in the Queen Village and
Pennsport neighborhoods and bounded by Christian and Wharton Streets to the north and south,
and Front and 6th Streets to the east and west. Finally, all census tracts were compared with data
for Philadelphia County.
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Median Home Values

Median home value data was collected for census tracts 15, 18, 24, 19, 23, and 25 for
1980, 1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on home
values in the Hawthorne neighborhood. Table 16 displays the median home value in the selected
census tracts for each time period. Table 28 displays the median home value at the Philadelphia
County level for each time period.
Between 1980 and 2013, the median home value, when adjusted for inflation, in the
HOPE VI census tract 15 appreciated 308% from $93,810 to $383,000. The median home value
in census tract 19, a non-HOPE VI tract, appreciated 856% over the same time period from
$30,400 to $290,500. Both tracts experienced significant price appreciation between 2000 and
2010; during this time period, tract 15 experienced a 108% price appreciation and tract 19
experienced a 349% appreciation.
Between 1980 and 2013, the median home value in the HOPE VI census tract 18
appreciated 374% from $78,572 to $372,600. Over this same time period, the median home
value in the non-HOPE VI tract 23 appreciated 357% from $53,589 to $244,700. Again, census
tracts 18 and 23 experienced large price appreciation in median home value between 2000 and
2010 of 235% and 172%, respectively.
Between 1980 and 2013, the median home value in the HOPE VI census tract 24
appreciated 408% from $51,870 to $263,600. During this same time period, the median home
value in the non-HOPE VI tract 25 appreciated 451% from $53,526 to $295,100. These census
tracts also experienced significant appreciation in median home value between 2000 and 2010 of
172% and 209%, respectively.
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The redevelopment of MLK Plaza took place between 2001 and 2011, coinciding with
the large price appreciation in median home value for the HOPE VI census tracts 15, 18, and 24
observed between 2000 and 2010. Median home values in these tracts kept pace or exceeded
their comparable non-HOPE VI tract. In 2013, the median home value in the HOPE VI tract 15
was $92,500 greater than that in the non-HOPE VI tract 19. The median home value in 2013 in
the HOPE VI tract 18 exceeded that of the non-HOPE VI tract 23 by $127,900. HOPE VI tract
24 did not perform as strongly as non-HOPE VI tract 25, as the median home value in 2013 was
$31,500 less. HOPE VI tracts 15, 18, and 24 significantly outperformed county level data in
2013 with respective median home values of $240,500, $230,100, and $121,100 greater than the
median home value for Philadelphia County.

Median Contract Rent

Median contract rent data was collected for census tracts 15, 18, 24, 19, 23, and 25 for
1980, 1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on rental
rates in the Hawthorne neighborhood. Table 17 displays the median contract rental rate in the
selected census tracts for each time period. Table 29 displays the median contract rent at the
Philadelphia County level for each time period.
Between 1980 and 2013, the median contract rent, when adjusted for inflation, in the
HOPE VI census tract 15 appreciated 310% from $319 to $1,309. The median contract rent in
census tract 19, a non-HOPE VI tract, appreciated 267% over the same time period from $271 to
$995.
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Between 1980 and 2013, median rent in the HOPE VI census tract 18 appreciated 254%
from $322 to $1,140. Over this same time period, the median contract rent in non-HOPE VI tract
23 appreciated 109% from $443 to $929.
Between 1980 and 2013, median rent in the HOPE VI census tract 24 appreciated 175%
from $387 to $1,065. For this same time period, the non-HOPE VI census tract 25 experienced a
243% appreciation in median rental rates from $235 to $806.
Median contract rental rates in the HOPE VI census tracts 15, 18, and 24 greatly
outperformed those of the non-HOPE VI tracts 19, 23, and 25 as well as countywide data. In
2013, median contract rent in tract 15 was $314 greater than tract 19 and $588 more than county
level, tract 18 was $211 greater than tract 23 and $419 greater than county level, and tract 24 was
$259 greater than tract 25 and $344 greater than county level.

Vacancy Rate

Occupancy and vacancy data was collected for census tracts 15, 18, 24, 19, 23, and 25 for
1980, 1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on vacancy
rates in the Hawthorne neighborhood. Table 18 displays the vacancy rate observed in the
selected census tracts for each time period. Table 30 displays the vacancy rate at the Philadelphia
County level for each time period.
Between 1980 and 2013, the average vacancy rate in the HOPE VI census tract 15 was
14.23%. In 2013, the vacancy rate in census tract 15 was slightly lower than its average at
12.62%. The average vacancy rate between 1980 and 2013 in the non-HOPE VI census tract 19
was 21.52%. In 2013, however, the vacancy rate in tract 19 fell to 9.17%.
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Between 1980 and 2013, the average vacancy rate in the HOPE VI census tract 18 was
12.61%. In 2013, the vacancy rate in tract 18 was slightly above its average at 13.29%. Between
1980 and 2013, the average vacancy rate in the non-HOPE VI census tract 23 was 9.70%. In
2013, the vacancy rate in tract 23 was 7.28%
Between 1980 and 2013, the average vacancy rate in the HOPE VI census tract 24 was
15.77% and was above average in 2013 at 19.31%. The average vacancy rate between 1980 and
2013 in the non-HOPE VI census tract 25 was 16.28%. In 2013, the vacancy rate in tract 25 was
below its average at 10.14%.
Although census tracts 15 and 24 had lower average vacancy rates between 1980 and
2013 than their comparable tracts, 19 and 25, vacancy rates observed in 2013 were higher in each
of the HOPE VI tracts when compared with non-HOPE VI tracts. The HOPE VI tracts also had
higher average vacancy rates between 1980 and 2013 than the vacancy rate for Philadelphia
County. Of the three HOPE VI tracts, only tract 15 had a lower vacancy rate in 2013 than that
observed at the county level. In 2013, the vacancy rate in tract 18 was virtually identical to the
county level, but tract 24 was 6.04% higher than the county vacancy rate.

Median Household Income

Median household income data was collected for census tracts 15, 18, 24, 19, 23, and 25
for 1980, 1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on
household incomes in the Hawthorne neighborhood. Table 19 displays the median household
income observed in the selected census tracts for each time period. Table 31 displays the median
household income at the Philadelphia County level for each time period.
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Between 1980 and 2013, median household income, when adjusted for inflation, in the
HOPE VI census tract 15 increased 252% from $23,126 to $81,500. The median household
income in census tract 19, a non-HOPE VI tract, appreciated 209% over the same time period
from $19,225 to $59,375.
Between 1980 and 2013, the median household income in the HOPE VI census tract 18
appreciated 234% from $26,425 to $88,309. Over this same time period, median household
income in the non-HOPE VI tract 23 appreciated 33% from $26,782 to $35,668.
Between 1980 and 2013, the median household income in the HOPE VI census tract 24
appreciated 69% from $29,227 to $49,345. During this same time period, the median household
income in the non-HOPE VI tract 25 appreciated 143% from $17,588 to $42,776.
In 2013, the median household incomes observed in the HOPE VI tracts 15, 18, and 24
were significantly above their comparable non-HOPE VI tracts and the county level. In 2013, the
median household income in tract 15 was $22,125 greater than that of tract 19. The median
household income in 2013 in tract 18 was $52,641 greater than that of tract 23. Tracts 24 and 25
were more comparable, with only a $6,569 difference in median household income. In 2013,
median household incomes observed in the HOPE VI tracts 15, 18, and 24 were greater than the
median home value for Philadelphia County by $44,308, $51,117, and $12,153, respectively.

Additional Development

The Hawthorne section of South Philadelphia is located just south of Center City and
benefits from its close proximity to the city’s central business and retail districts. Since the
demolition of the MLK towers, the neighborhood has experienced rapid growth and an influx of
private investment. Broad Street, Hawthorne’s western boundary, provides prime access to
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public transportation and has experienced a revival over the past two decades as “The Avenue of
the Arts.”
By the 1990s, deinvestment left the once active South Broad corridor desolate with
underutilized buildings and vacant lots (Hildebrandt, 2012). Former Philadelphia Mayor, Ed
Rendell, along with city officials and planners implemented a redevelopment strategy for South
Broad Street that would recreate the culture and purpose that once characterized the corridor. In
1993, The Avenue of the Arts, Inc. was founded to foster economic growth along South Broad.
Space along Broad was redeveloped into concert halls, theaters, studios, art schools, and shops.
The Avenue of the Arts now stretches from Washington Avenue in Hawthorne, north to City
Hall and into North Philadelphia. The stretch along South Broad is home to the Kimmel Center,
Academy of Music, Merriam Theatre, Wilma Theatre, Suzanne Roberts Theatre, The University
of the Arts, the Philadelphia High School for Creative and Performing Arts, as well as numerous
hotels and luxury condominiums.
Dranoff Properties, a prominent real estate developer in Philadelphia, first established its
presence along South Broad in 2007 with the opening of the Symphony House luxury condos at
Broad and Locust Streets. In 2010, Dranoff Properties added to its portfolio with the opening of
777 South Broad at Broad and Fitzwater Streets. 777 South Broad replaced a large vacant lot
with a contemporary five-story, 146-unit luxury apartment complex complete with 19,000 square
feet of ground retail space and a gated parking lot (Smith, 2015). The $80 million complex
targets young professionals and graduate students as monthly rental rates are upwards of $2,000
(Heavens, 2015).
In April of 2014, Dranoff opened its latest property, the Southstar Lofts at Broad and
South Streets. Southstar Lofts includes 85 units within the four-story complex with rental rates
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beginning at $1,900 per month. After just one year of construction, the property was completed
and already 40% rented by its grand opening (Rooney, 2014).
As part of the HOPE VI revitalization of MLK Plaza, Hawthorne Park was built at 12th
and Catherine Streets. A 1.5-acre space owned by the PHA was reserved at the renovated MLK
site to provide residents with open outdoor space for community activity. The $2.2 million
project was funded by the City of Philadelphia, Pennsylvania Department of Community and
Economic Development, Pennsylvania Department of Conservation and Natural Resources, The
Pennsylvania Horticultural Society, and the William Penn Foundation (Taurino, 2012).
Hawthorne Park opened in July of 2012 and now serves the neighborhood as a recreational and
community gathering space.
Over the past several years, a 4.5-acre vacant lot located at Broad Street and Washington
Avenue has been the focus of much attention. Rumors about development plans have included a
Wal-Mart, Wegmans, Arts and Flea Market, and residential/commercial complex. In 2014, Bart
Blatstein, CEO of Tower Investments, Inc. purchased the lot for an undisclosed amount from
Hudson Capital Realty of New York (Loeb, 2014). In November of 2014, Blatstein revealed his
latest plan for the site: a mixed-use project featuring two 30+ story towers occupied by
commercial and residential space (Carrion, 2014).

Lucien E. Blackwell Homes – Mill Creek

The redeveloped Mill Creek Site, now renamed Lucien E. Blackwell Homes, is located
within census tract 105 in the Mill Creek neighborhood of West Philadelphia. Census tract 105 is
bounded by Girard and Haverford Avenues to the north and south, with a small section extending
south to Market Street, and 44th and 48th Streets to the east and west. Census tract 105 was
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compared with tract 94, which is located in the Haddington neighborhood of West Philadelphia
and bounded by Vine and Market Streets to the north and south, and 54th and 58th Streets to the
east and west. Finally, these census tracts were compared with data for Philadelphia County.

Median Home Values

Median home value data was collected for census tracts 105 and 94 for 1980, 1990, 2000,
2010, and 2013 to analyze the effect of HOPE VI redevelopment on home values in the Mill
Creek neighborhood. Table 20 displays the median home value in the selected census tracts for
each time period. Table 28 displays the median home value at the Philadelphia County level for
each time period.
Between 1980 and 2013, the median home value, when adjusted for inflation, in the
HOPE VI census tract 105 appreciated 234% from $32,074 to $107,000. The median home value
in census tract 94, a non-HOPE VI tract, appreciated 82% over the same time period from
$32,552 to $59,300. Tract 105 experienced its largest change in median home value between
2000 and 2010, appreciating 164%.
Median home values observed in the HOPE VI census tract 105 outperformed their
comparable non-HOPE VI tract 94. Although median home values in these two tracts closely
mirrored one another between 1980 and 2000, tract 105 experienced major growth in home
values in 2010, coinciding with the redevelopment of Mill Creek that took place between 2002
and 2008. In 2013, the median home value in tract 105 was $47,700 greater than that of tract 94.
Despite the high rate of growth in median home values in tract 105 between 1980 and 2013,
home values in Mill Creek failed to keep pace with Philadelphia County. In 2013, the median
home value in tract 105 was $35,500 less than that observed at the county level.
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Median Contract Rent

Median contract rent data was collected for census tracts 105 and 94 for 1980, 1990,
2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on rental rates in the Mill
Creek Falls neighborhood. Table 21 displays the median contract rental rate in the selected
census tracts for each time period. Table 29 displays the median contract rent at the Philadelphia
County level for each time period.
Between 1980 and 2013, median contract rent, when adjusted for inflation, in the HOPE
VI census tract 105 appreciated 83% from $277 to $506. The median contract rent in census tract
94, a non-HOPE VI tract, appreciated 87% over the same time period from $319 to $596.
In 2013, the median rental rate in the HOPE VI tract 105 lagged $90 behind the nonHOPE VI tract 94. Tract 105 also did not keep pace with county level data; in 2013, median
contract rent for Philadelphia County was $215 greater than in tract 105. The Mill Creek
neighborhood is heavily concentrated with public housing with income restrictions and rent
control. This may explain why growth median rental rates in Mill Creek slowed in 2013.

Vacancy Rate

Occupancy and vacancy data was collected for census tracts 105 and 94 for 1980, 1990,
2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on vacancy rates in the
Mill Creek neighborhood. Table 22 displays the vacancy rate observed in the selected census
tracts for each time period. Table 30 displays the vacancy rate at the Philadelphia County level
for each time period.
Between 1980 and 2013, the average vacancy rate in the HOPE VI census tract 105 was
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16.81%. In 2013, the vacancy rate in tract 105 was below average at 12.25%. The average
vacancy rate between 1980 and 2013 observed in the non-HOPE VI census tract 94 was 14.53%.
In 2013, the vacancy rate in tract 210 was also below average at 11.94%.
Vacancy rates observed between 1980 and 2013 in the HOPE VI tract 105 have slightly
underperformed those observed in the non-HOPE VI tract 94 and at the county level. However,
in 2013, tract 105 narrowly outperformed Philadelphia County by 1.03%.

Median Household Income

Median household income data was collected for census tracts 105 and 94 for 1980,
1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on household
incomes in the Mill Creek neighborhood. Table 23 displays the median household income
observed in the selected census tracts for each time period. Table 31 displays the median
household income at the Philadelphia County level for each time period.
Between 1980 and 2013, median household income, when adjusted for inflation, in the
HOPE VI census tract 105 increased 8% from $15,122 to $16,324. The median household
income in census tract 94, a non-HOPE VI tract, fell 20% over the same time period from
$22,466 to $17,939.
Although the median household income in the HOPE VI census tract 105 outperformed
the non-HOPE VI tract 94, both tracts significantly underperformed when compared to the
county level. In 2013, the median household income in tract 105 was $19,927 less than that of
Philadelphia County.
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Additional Development

The redevelopment of Mill Creek is a part of a larger PHA and City of Philadelphia
revitalization effort for neighborhoods in West Philadelphia. Mill Creek lies just south of the
West Philadelphia Empowerment Zone, a community in West Philadelphia that was selected by
HUD to receive Federal tax incentives and grants to foster economic growth. In the years
following the HOPE VI revitalization of Mill Creek, now renamed the Lucien E. Blackwell
Homes, the Mill Creek neighborhood has experienced significant additional public and private
investment.
In 2007, B & T Home Builders Inc. acquired a 2-acre industrial plot located at 48th and
Brown Streets in the Mill Creek neighborhood, just one block west of the LEB Homes. The
private development company is constructing two rental complexes that will include 120 multibedroom units. The site now known as West Village, has begun leasing with monthly rental rates
at upwards of $1,500 and is targeting young professionals and graduate students from Center
City and local universities (Burdo, 2013). In addition to West Village, a warehouse located at
4800 Brown Street will be converted into loft-style apartments after sitting vacant for more than
50 years. The complex, Brown Street Lofts, will include 34 one- and two-bedroom apartments
with average rent set around $1,100 (Burdo, 2013).
Aspen Village Apartments, located at 49th and Aspen Streets in Mill Creek, has sat vacant
for nearly a decade. In 2012, the 43,000 square foot site was sold for $750,000, giving local
residents hope that the site will soon be restored (“432-72 N 49th Street”)
In 2012, the City of Philadelphia opened its brand new, $110 million Juvenile Justice
Center at 48th Street and Haverford Avenue in Mill Creek (Dean, 2012). The facility is a youth
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detention center that can house up to 150 individuals between the ages of 13-20 who are awaiting
trial or transfer to another facility. Residents of Mill Creek felt their voices and objection to the
facility being built in their community were ignored by the city.
In 2013, Children’s Hospital of Philadelphia opened the Karabots Pediatric Care Center,
an outpatient clinic at 48th and Market Streets. The $27 million two-story facility occupies
52,000 square feet and includes 56 examination rooms (Jones, 2013). The Karabots Center will
provide quality healthcare services to the underserved West Philadelphia community.
In October of 2014, the City of Philadelphia officially broke ground on the conversion of
the vacant Provident Mutual Life Insurance building into the new Philadelphia Public Safety
Services Campus. The 15-acre site, located at 46th and Market Streets, will house the
Philadelphia Police Department headquarters, the Medical Examiner’s Office and Morgue, and
the Department of Public Health Laboratories. The $250 million project is expected to be
completed by 2018 (“Mayor Nutter,” 2014).

Ludlow Scattered Sites – Ludlow

Ludlow Scattered Sites are located within census tracts 141 and 145 in the Ludlow
neighborhood of North Philadelphia. Census tract 141 is bounded by Master and Poplar Streets
to the north and south, and 6th and Broad Streets to the east and west. Census tract 145 is
bounded by W Montgomery Avenue and W Master Street to the north and south, and 6th and 10th
Streets to the east and west. Census tract 141 was compared with tract 146, which is located in
the Yorktown neighborhood of North Philadelphia and bounded by W Montgomery Avenue and
W Thompson Street to the north and south, and 10th and Broad Streets to the east and west.
Census tract 145 was compared with tract 162, which is located in Hartranft neighborhood of
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North Philadelphia and bounded by W Dauphin and W Diamond Streets to the north and south,
and Front Street and Germantown Avenue to the east and west. Finally, all census tracts were
compared with data for Philadelphia County.

Median Home Values

Median home value data was collected for census tracts 141, 145, 146, and 162 for 1980,
1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on home values in
the Ludlow neighborhood. Table 24 displays the median home value in the selected census tracts
for each time period. Table 28 displays the median home value at the Philadelphia County level
for each time period.
Between 1980 and 2013, the median home value, when adjusted for inflation, in the
HOPE VI census tract 141 appreciated 33% from $91,509 to $121,900. The median home value
in census tract 145, a non-HOPE VI tract, appreciated 20% over the same time period from
$96,813 to $116,400.
Between 1980 and 2013, the median home value in the HOPE VI census tract 145
appreciated 657% from $22,213 to $168,100. Over this same time period, the median home
value in the non-HOPE VI tract 162 appreciated 445% from $17,073 to $93,000.
Although median homes values in HOPE VI tract 141 slightly outperformed those in the
comparable non-HOPE VI tract 146, the Philadelphia median home value in 2013 was $20,600
greater than in tract 141. On the other hand, median homes values in the HOPE VI tract 145
outperformed tract 162 and Philadelphia County by $75,100 and $25,600, respectively.

56

Median Contract Rent

Median contract rent data was collected for census tracts 141, 145, 146, and 162 for
1980, 1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on rental
rates in the Ludlow neighborhood. Table 25 displays the median contract rental rate in the
selected census tracts for each time period. Table 29 displays the median contract rent at the
Philadelphia County level for each time period.
Between 1980 and 2013, the median contract rent, when adjusted for inflation, in the
HOPE VI census tract 141 appreciated 111% from $263 to $556. The median contract rent in
census tract 146, a non-HOPE VI tract, appreciated 47% over the same time period from $458 to
$672.
Between 1980 and 2013, median rent in the HOPE VI census tract 145 appreciated 55%
from $280 to $433. Over this same time period, the median contract rent in non-HOPE VI tract
162 appreciated 101% from $339 to $682.
In 2013, median rental rates in the HOPE VI census tracts 141 and 145 did not keep pace
with their comparable non-HOPE VI tracts 146 and 162. The median contract rental rate in tract
141 underperformed that of tract 146 by $116 in 2013. Similarly, tract 145 underperformed tract
162 by $249 in 2013. Both HOPE VI tracts also underperformed when compared with
Philadelphia County. In 2013, the median contract rental rates in tracts 141 and 145 were $165
and $288 below the county level.
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Vacancy Rate

Occupancy and vacancy data was collected for census tracts 141, 145, 146, and 162 for
1980, 1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on vacancy
rates in the Ludlow neighborhood. Table 26 displays the vacancy rate observed in the selected
census tracts for each time period. Table 30 displays the vacancy rate at the Philadelphia County
level for each time period.
Between 1980 and 2013, the average vacancy rate in the HOPE VI census tract 141 was
14.64%. Prior to the redevelopment of the Ludlow Scattered sites, the vacancy rate in tract 141
reached 29.01% in 2000. In 2013, after the HOPE VI revitalization of the site, the vacancy rate
in tract 141 dropped to 15.22%. Between 1980 and 2013, the average vacancy rate in the nonHOPE VI census tract 146 was 4.65%. In 2013, the vacancy rate in tract 146 was 7.34%.
Between 1980 and 2013, the average vacancy rate in the HOPE VI census tract 145 was
16.64%. In 2000, tract 145 also experienced a high vacancy rate of 23.36%, which fell to 7.34%
in 2013, post HOPE VI redevelopment. Between 1980 and 2013, the average vacancy rate in the
non-HOPE VI census tract 162 was 18.95%. In 2013, the vacancy rate in tract 140 was 15.85%.
The average vacancy rate in the HOPE VI tract 141 underperformed that observed in the
non-HOPE VI tract 146 by 9.99%. In 2013, the vacancy rate in tract 146 was 10.65% lower than
in tract 141. On the other hand, the HOPE VI census tract 145 outperformed its comparable nonHOPE VI tract 162, both on average and in 2013 by 2.30% and 8.51%, respectively. When
compared with data collected at the county level, average vacancy rates in the HOPE VI census
tracts underperformed Philadelphia County. However, in 2013, the vacancy rate in tract 145 was
5.94% lower than the county level.
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Median Household Income

Median household income data was collected for census tracts 141, 145, 146, and 162 for
1980, 1990, 2000, 2010, and 2013 to analyze the effect of HOPE VI redevelopment on
household incomes in the Ludlow neighborhood. Table 27 displays the median household
income observed in the selected census tracts for each time period. Table 31 displays the median
household income at the Philadelphia County level for each time period.
Between 1980 and 2013, median household income, when adjusted for inflation, in the
HOPE VI census tract 141 increased 30% from $13,847 to $18,068. The median household
income in census tract 146, a non-HOPE VI tract, fell 20% over the same time period from
$28,402 to $22,635.
Between 1980 and 2013, the median household income in the HOPE VI census tract 145
appreciated 43% from $14,102 to $20,172. Over this same time period, the median household
income in non-HOPE VI tract 162 fell 15% from $20,972 to $17,794.
Although the HOPE VI tract 141 experienced greater overall change in household median
income between 1980 and 2013 than tract 146, the median income observed in tract 141 in 2013
was $4,567.00 less than tract 146. The HOPE VI tract 145 outperformed its comparable nonHOPE VI tract 162 by $2,378 in 2013. Both HOPE VI tracts did not keep pace with Philadelphia
County. In 2013, median household income in tracts 141 and 145 were $19,124 and $17,020
below county level.
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Additional Development

Over the past few decades, the Ludlow neighborhood has been largely rebuilt by the PHA
and community organizations. La Asociación de Puertorriqueños en Marcha (APM) is a Latinobased non-profit organization that seeks to provide community services and foster economic
development throughout Philadelphia. APM has devoted ample attention and resources to
neighborhoods in North Philadelphia, including rental and homeownership properties throughout
the Ludlow neighborhood.
In 1999, APM began developing 128 affordable for sale homes known as the Pradera
Homes located along 7th, Franklin, and 8th Streets in Ludlow. As aforementioned, 53 of these
units were built in Phase 2 of the Ludlow Scattered Sites HOPE VI revitalization. The suburban
style homes replaced abandoned rowhomes and vacant lots and took advantage of decreased
density by offering front and back yards and driveways to residents.
Later in 1999, APM funded the building of Borinquen Plaza, a shopping center located
along 5th Street between W Norris and W Berks Street. The $5 million project brought a new
supermarket and other services to the Ludlow community (Young, 1999). In 2009, APM
attracted TruMark Financial Credit Union to the site, marking the first time in decades a financial
institution opened in the neighborhood (Asociación Puertorriqueños En Marcha, 2008).
In 2011, APM completed its $4.5 million Sheridan Street Development located along
Sheridan Street between W Berks Street and W Montgomery Avenue (ODwyer, 2011). The
development converted vacant land into 13 environmentally sustainable homes that have
received LEED Gold certification and feature modern design. The homes were available for sale
to households earning between 60%-115% of AMI.

In 2014, Tower Investments and Soloff Realty & Development completed 9th Street
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Marketplace located at 9th and Girard Streets. The site transformed a vacant lot into a shopping
center that included a Bottom Dollar Food supermarket, Dollar General, and Laundromat. In
November of 2014, Bottom Dollar Food’s parent company announced the closing of all 66
Bottom Dollar Food locations across Pennsylvania and New Jersey. The stores were sold to Aldi,
but it is unclear if these locations will reopen as grocery stores in the future. These closings
included the Bottom Dollar Food located at the 9th Street Marketplace, which now sits vacant.

Conclusion

Data for the HOPE VI census tracts, the non-HOPE VI tracts, and Philadelphia County
was averaged for each time period and factor to assess the effect of HOPE VI redevelopment
from a high level perspective.

Median Home Value

Median home values observed across the nine census tracts containing HOPE VI
redevelopment were averaged and compared with the nine census tracts not containing HOPE VI
redevelopment. These groups of census tracts were compared with Philadelphia County median
home values. Figure 1 graphically displays the average of the median home values for these
groups ranging from 1980 to 2013.

61

Figure 1. Average Median Home Values

Between 1980 and 2000, median home values in the HOPE VI census tracts, non-HOPE
VI tracts, and Philadelphia County followed a similar trend. Between 2000 and 2010, the HOPE
VI and non-HOPE VI tracts experienced significant appreciation in home values. The HOPE VI
tracts performed exceptionally well during this time period, which coincides with the
redevelopment of each of the public housing sites. In 2013, the average median home value
across the HOPE VI sites was over $40,000 greater than comparable non-HOPE VI tracts and
over $95,000 greater than Philadelphia County.
Although there are many factors that could have contributed to this dramatic appreciation
in median home values across the HOPE VI sites, it is evident that the revitalization of formerly
distressed public housing had a positive impact on home values in the surrounding
neighborhoods.
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Median Contract Rent

Median contract rental rates observed for the nine census tracts containing HOPE VI
redevelopment were averaged and compared with the nine census tracts not containing HOPE VI
redevelopment, as well as Philadelphia County. Figure 2 graphically displays the average of the
median contract rental rates for these groups ranging from 1980 to 2013.

Figure 2. Average Median Contract Rental Rates

Between 1980 and 2013, the HOPE VI census tracts experienced significant appreciation
in rental rates that kept pace with their comparable non-HOPE VI tracts. However, rental rates in
the HOPE VI tracts have not caught up to median rates observed across all of Philadelphia
County. In 2013, the average median rental rate surrounding the HOPE VI sites was over $200
less than Philadelphia County. When interpreting this data, it is important to consider that many
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of the HOPE VI sites are located in areas with high concentrations of public or other subsidized
housing that is rent controlled to ensure affordability for residents. Despite this fact, it is evident
that HOPE VI redevelopment did not have a major effect on rental rates in the surrounding
neighborhoods.

Vacancy Rate
Vacancy rates observed for the nine census tracts containing HOPE VI redevelopment
were averaged and compared with the nine census tracts not containing HOPE VI redevelopment
and Philadelphia County. Figure 3 graphically displays the average vacancy rates for these
groups ranging from 1980 to 2013.

Figure 3. Average Vacancy Rates
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In 2000, the HOPE VI tracts’ average vacancy rate was nearly 20%. As previously
mentioned, the HOPE VI sites, prior to redevelopment had extremely high vacancy rates or were
entirely vacated in anticipation of demolition. In 2010, following redevelopment, the average
vacancy rate across the HOPE VI sites dropped dramatically by nearly 8%, outperforming the
comparable non-HOPE VI tracts and Philadelphia County. In 2013, average vacancy rates in the
neighborhoods surrounding HOPE VI sites are keeping pace with the non-HOPE VI tracts and
Philadelphia County. Based on these observations, it can be concluded that HOPE VI
redevelopment helped stabilize vacancy rates in neighborhoods surrounding the revitalized sites.

Median Household Income
Median household incomes observed for the nine census tracts containing HOPE VI
redevelopment were averaged and compared with the nine census tracts not containing HOPE VI
redevelopment. These groups of census tracts were compared with Philadelphia County median
home values. Figure 4 graphically displays the average of the median household incomes for
these groups ranging from 1980 to 2013.
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Figure 4. Average Median Household Incomes

Between 1980 and 2013, median household incomes in the HOPE VI and non-HOPE VI
census tracts followed a similar trend. Between 1980 and 2010, median household incomes for
Philadelphia County were significantly higher than surrounding the HOPE VI sites. Following
redevelopment, median household incomes in HOPE VI tracts outperformed the non-HOPE VI
tracts and trended upward toward incomes observed for Philadelphia County. In 2013, the
average median household income in the HOPE VI tracts was less than $4,000 below that of
Philadelphia County. This way of presenting the data can be misleading as it presents the idea
that between 1990 and 2013, the average median income in neighborhoods surrounding the
HOPE VI doubled from approximately $15,000 to over $30,000. The MLK site is the only
location to have experienced significant growth in household incomes and misleadingly pulls the
average upward.
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Summary
Prior to redevelopment, the five public housing sites in this study were considered
sources of blight and symbols for urban poverty, crime, and decay. The results of this study
suggest that HOPE VI redevelopment had positive effects on the local real estate markets
surrounding the revitalized sites.
Of the four factors considered, it is evident that home values in census tracts containing
HOPE VI redevelopment were most significantly impacted. This is somewhat unsurprising as
HOPE VI was primarily a building program to replace outdated and distressed structures with
high quality housing that mirrored the private market. The rapid appreciation of home values in
HOPE VI neighborhoods confirms the PHA’s success in creating quality housing and desirable
communities.
The HOPE VI program was also successful in stabilizing vacancy rates in neighborhoods
that had historically suffered from dramatic loss of population and deinvestment. Vacancy rates
surrounding HOPE VI sites peaked in 2000, around the average start of redevelopment, and
subsequently improved post revitalization to rates comparable to the rest of Philadelphia County.
Rental rates in the neighborhoods surrounding HOPE VI revitalization did not appear to
be majorly impacted. Of the five sites, only MLK Plaza and Falls Ridge outperformed
comparable neighborhoods and Philadelphia County averages. This is most likely attributable to
the high desirability of their neighborhoods as Hawthorne and East Falls are located within close
proximity of Center City and Manyunk, respectively. The neighborhoods containing the other
three sites, Poplar, Ludlow, and Mill Creek are heavily concentrated with subsidized housing,
which may account for the lesser growth in rental rates.
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A goal of the HOPE VI program was to create diverse communities with mixed-income
households in an effort to deconcentrate poverty in these neighborhoods. However, median
household incomes were affected differently across each of the HOPE VI sites. Between 1990
and 2013, only the neighborhoods surrounding MLK Plaza experienced significant appreciation
in median household income. Many of the census tracts surrounding the other sites experienced
minimal growth or even decline in household incomes. Although the HOPE VI sites themselves
have attracted higher income residents, there has been little impact on the surrounding
neighborhoods.

Critique of HOPE VI

This study examined the effects of HOPE VI redevelopment through a narrow scope that
focused primarily on economic factors. However, there are many other perspectives on the
successes and failures of the HOPE VI program that focus on how the former tenants and
communities were affected.
Shelia Crowley discusses the benefits and costs of the HOPE VI program in her chapter
entitled “HOPE VI: What Went Wrong” in From Despair to Hope (Cisneros & Engdahl, 2009,
p. 229-247). Although studies have demonstrated the economic and safety benefits of HOPE VI
redevelopment, other measures have shown the program has fallen short of achieving goals and
has failed to improve overall quality of life of former and current residents.
Crowley estimates that between 1993 and 2008, over 72,000 public housing residents
have been displaced and relocated as a result of HOPE VI redevelopment. Less than one-third of
these residents have returned to the redeveloped sites, while the rest have been permanently
relocated to other public housing sites or to the private market. Similarly, of the thousands of
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tenants that formerly resided in the five Philadelphia HOPE VI sites, only 368 have returned.
Forced relocation can have traumatic effects on many displaced residents as they were uprooted
from their homes and communities. Crawley sites a 2004 article written by Sudhir Venkatesh
and Isil Celimli who report that three-quarters of the social network of a public housing resident
is composed of other public housing residents. The HOPE VI program was responsible for
breaking up social networks that existed in public housing communities for decades.
The HOPE VI Panel Study conducted by the Urban Institute between 2001 and 2005
collected data on relocated residents from five HOPE VI sites across the country. While the
study found dramatic improvement in quality of housing, neighborhood safety, and community
poverty rates for tenants who relocated to the private market or back to the redeveloped site,
there was little improvement in quality of life for residents who moved to other conventional
public housing sites (Cisneros & Engdahl, 2009, p. 191-192). The study also concluded that the
goal of helping residents attain self-sufficiency was not met as there was no change in
employment for relocated residents or those who returned to redeveloped sites (Cisneros &
Engdahl, 2009, p. 197). While the HOPE VI Panel Study found dramatic improvements in living
environment for residents, the HOPE VI program did not provide adequate on-site social
services, long-term intensive case management services, and transitional jobs to have significant
improvement on quality of life indicators (Cisneros & Engdahl, 2009, p. 201).
Although there are mixed results on the successes and failures of HOPE VI depending on
what measures are considered, this study concluded that HOPE VI redevelopment did positively
impact neighborhoods surrounding the revitalized public housing sites. The data presented in this
study reveals that the revitalized sites have had positive spillover effects on local real estate
markets through the improvement of homes values and vacancy rates. HOPE VI also
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implemented groundbreaking policy that introduced mixed financing and mixed income
practices that had never before been used in public housing. Even though the HOPE VI program
has ended, housing authorities across the county still use similar financing models when
redeveloping traditional public housing sites. HOPE VI has left behind a legacy that is
responsible for changing the way public housing is imagined, developed, and perceived. By
replacing failed designs with quality housing, HOPE VI has helped rewrite the narrative on
public housing in Philadelphia, and throughout the country, repositioning these sites as assets to
their communities rather than liabilities.
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APPENDIX

Table 1. HOPE VI Revitalization Grants – Philadelphia Housing Authority
Development Name
Richard Allen Homes
Schuylkill Falls
Martin Luther King Plaza
Mill Creek
Ludlow Scattered Sites

Year
1993
1997
1998
2001
2004

Total

Revitalization Grant
$50,000,000
$26,400,951
$25,229,950
$34,825,000
$17,059,932
$153,515,833

Table 2. HOPE VI Demolition Grants – Philadelphia Housing Authority
Development Name
Scattered Sites
Richard Allen Homes
Scattered Sites
Cambridge Plaza
Martin Luther King Plaza
Passyunk
Mill Creek
Ludlow Scattered Sites
Abbortsford Homes
Total

Year
1998
1998
1999
1999
2000
2001
2001
2001
2003

Demolition Grant
$1,550,000
$3,484,000
$2,307,000
$2,598,500
$4,832,500
$3,701,730
$1,248,160
$511,000
$2,766,000
$22,998,890
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Table 3. Richard Allen Budget & Use
HOPE VI
$50,000,000.00
HOPE VI
$50,000,000.00

Budget
Public Housing Funds
$30,574,127.00
Financial Uses
Public Housing Funds
$26,374,127.00

Private Funds
$17,488,532.00

Total Funds
$98,062,659.00

Private Funds
$14,615,048.00

Total Use
$90,989,175.00

Table 4. Schuylkill Falls Budget & Use
HOPE VI
$15,702,895.00
HOPE VI
$15,702,895.00

Budget
Public Housing Funds
Private Funds
$4,000,000.00
$15,400,908.00
Financial Uses
Public Housing Funds
Private Funds
$4,000,000.00
$15,400,908.00

Total Funds
$35,103,803.00
Total Use
$35,103,803.00

Table 5. Martin Luther King Budget & Use
HOPE VI
$25,229,950.00
HOPE VI
$25,229,950.00

Budget
Public Housing Funds
$8,583,714.00
Financial Uses
Public Housing Funds
$8,583,714.00

Private Funds
$47,212,509.00

Total Funds
$81,026,173.00

Private Funds
$47,212,509.00

Total Use
$81,026,173.00
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Table 6. Mill Creek Budget & Use
HOPE VI
$34,825,000.00
HOPE VI
$34,825,000.00

Budget
Public Housing Funds
$43,557,885.00
Financial Uses
Public Housing Funds
$43,557,885.00

Private Funds
$94,028,859.00

Total Funds
$172,411,744.00

Private Funds
$94,028,859.00

Total Use
$172,411,744.00

Table 7. Ludlow Scattered Sites Budget & Use
HOPE VI
$17,059,932.00
HOPE VI
$17,059,932.00

Budget
Public Housing Funds
$18,415,000.00
Financial Uses
Public Housing Funds
$18,415,000.00

Private Funds
$26,240,610.00

Total Funds
$61,715,542.00

Private Funds
$26,240,610.00

Total Use
$61,715,542.00
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Table 8. Richard Allen Median Home Values
1980

1990

Census Tract Nominal
2013 $
Nominal
Tracts with HOPE VI redevelopment
131
$32,159
$90,918
$61,400
% Change

132

$9,881

$27,935

$23,400

% Change

Tracts without HOPE VI redevelopment
2
$36,786 $103,999 $106,300
% Change

140
% Change

$9,909

$28,014

$20,900

2000

2010

2013

2013 $

Nominal

2013$

Nominal

2013 $

Nominal

2013 $

$109,438
20%
$41,708
49%

$72,200

$97,674
-11%
$67,371
62%

$233,300

$249,243
155%
$234,713
248%

$258,400

$258,400
4%
$229,400
-2%

$189,467
82%
$37,252
33%

$55,600

$75,217
-60%
$45,455
22%

$254,700

$272,105
262%
$160,998
254%

$262,400

$49,800

$33,600

$219,700

$150,700

$229,400

$180,000

$262,400
-4%
$180,000
12%
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Table 9. Richard Allen Median Contract Rental Rates
1980
1990
Census Tract Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
131
$91
$257
$143
$255
% Change
-1%
132
$82
$232
$124
$221
% Change
-5%
Tracts without HOPE VI redevelopment
2
$171
$483
$288
$513
% Change
6%
140
$107
$303
$247
$440
% Change
46%

2000
Nominal 2013 $
$345
$177

$339
$370

2010
2013
Nominal 2013 $ Nominal 2013 $

$467
83%
$239
8%

$532

$459
-11%
$501
14%

$652

$280

$624

$568
22%
$299
25%

$734

$697
52%
$667
33%

$1,038

Table 10. Richard Allen Vacancy Rates
Census Tract
1980
1990
Tracts with HOPE VI redevelopment
131
3.50%
14.34%
132
16.44%
24.15%
Tracts without HOPE VI redevelopment
2
21.46%
9.15%
140
21.60%
26.16%

2000

2010

2013

18.39%
41.24%

11.80%
14.34%

7.75%
13.01%

9.82%
29.76%

10.90%
26.16%

13.52%
25.65%

$448

$770

$734
29%
$448
50%
$1,038
49%
$770
16%
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Table 11. Richard Allen Median Household Incomes
1980
1990
2000
2010
2013
Census Tract Nominal 2013 $ Nominal 2013 $ Nominal 2013 $ Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
131
$6,422 $18,156 $11,983 $21,358 $19,023 $25,735 $22,364 $23,892 $30,473 $30,473
% Change
18%
20%
-7%
28%
132
$3,974 $11,235 $6,985 $12,450 $14,375 $19,447 $14,946 $15,967 $19,604 $19,604
% Change
11%
56%
-18%
23%
Tracts without HOPE VI redevelopment
2
$6,176 $17,460 $8,170 $14,562 $8,349 $11,295 $43,218 $46,171 $51,585 $51,585
% Change
-17%
-22%
309%
12%
140
$5,705 $16,129 $10,331 $18,414 $13,458 $18,206 $22,656 $24,204 $23,679 $23,679
% Change
14%
-1%
33%
-2%

Table 12. Schuylkill Falls Median Home Values
1980
1990
2000
2010
2013
2013 $
2013 $
2013 $
2013 $
Census Tract Nominal 2013 $ Nominal
Nominal
Nominal
Nominal
Tracts with HOPE VI redevelopment
207
$27,920 $78,934 $81,000 $144,373 $75,600 $102,274 $228,600 $244,222 $233,900 $233,900
% Change
83%
-29%
139%
-4%
Tracts without HOPE VI redevelopment
210
$26,512 $74,953 $69,900 $124,588 $78,100 $105,656 $214,800 $229,479 $216,000 $216,000
% Change
66%
-15%
117%
-6%
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Table 13. Schuylkill Falls Median Contract Rental Rates
1980
1990
Census Tract Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
207
$146
$413
$354
$631
% Change
53%
Tracts with HOPE VI redevelopment
210
$177
$500
$433
$772
% Change
54%

2000
Nominal 2013 $

2010
Nominal 2013 $

$571

$772
22%

$844

$902
17%

$1,143

$1,143
27%

$628

$850
10%

$849

$907
7%

$1,056

$1,056
16%

Table 14. Schuylkill Falls Vacancy Rates
Census Tract
1980
1990
Tracts with HOPE VI redevelopment
207
19.70%
7.78%
Tracts without HOPE VI redevelopment
210
8.94%
6.03%

2013
Nominal 2013 $

2000

2010

2013

11.41%

13.17%

13.39%

5.04%

15.73%

8.74%
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Table 15. Schuylkill Falls Median Household Incomes
1980
1990
Census Tract Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
207
$15,011 $42,438 $29,916 $53,322
% Change
26%
Tracts without HOPE VI redevelopment
210
$16,019 $45,288 $34,842 $62,102
% Change
37%

2000
Nominal 2013 $

2010
Nominal 2013 $

2013
Nominal 2013 $

$42,004

$56,824
7%

$73,069

$78,062
37%

$63,243

$63,243
-19%

$41,191

$55,724
-10%

$53,295

$56,937
2%

$59,880

$59,880
5%

Table 16. Martin Luther King Median Home Values
1980
1990
Census Tract Nominal 2013 $
Nominal
2013 $
Tracts with HOPE VI redevelopment
15
$33,182 $93,810 $102,500 $182,694
% Change
95%
18
$27,792 $78,572
$75,100 $133,857
% Change
70%
24
$18,347 $51,870
$56,900 $101,417
% Change
96%
Tracts without HOPE VI redevelopment
19
$10,753 $30,400
$34,100
$60,779
% Change
100%
23
$18,955 $53,589
$54,200
$96,605
% Change
80%
25
$18,933 $53,526
$67,800 $120,845
% Change
126%

2000
Nominal
2013 $

2010
Nominal
2013 $

2013
Nominal
2013 $

$142,400

$192,643
5%
$117,290
-12%
$93,075
-8%

$375,700

$401,374
108%
$392,720
235%
$253,409
172%

$383,000

$70,618
16%
$87,528
-9%
$94,022
-22%

$326,700

$349,025
394%
$238,346
172%
$290,694
209%

$290,500

$86,700
$68,800

$52,200
$64,700
$69,500

$367,600
$237,200

$223,100
$272,100

$372,600
$263,600

$244,700
$295,100

$383,000
-5%
$372,600
-5%
$263,600
4%
$290,500
-17%
$244,700
3%
$295,100
2%
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Table 17. Martin Luther King Median Contract Rental Rates
1980
1990
Census Tract
Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
15
$113
$319
$410
$731
% Change
129%
18
$114
$322
$265
$472
% Change
47%
24
$137
$387
$352
$627
% Change
62%
Tracts without HOPE VI redevelopment
19
$96
$271
$233
$415
% Change
53%
23
$157
$444
$331
$590
% Change
33%
25
$83
$235
$202
$360
% Change
53%

2000
Nominal 2013 $
$622
$514
$474

$422
$425
$503

2010
Nominal 2013 $

$841
15%
$695
47%
$641
2%

$957

$571
37%
$575
-3%
$680
89%

$709

$744
$759

$644
$474

Table 18. Martin Luther King Vacancy Rates
Census Tract
1980
1990
Tracts with HOPE VI redevelopment
15
19.46%
18.34%
18
20.44%
15.08%
24
12.74%
12.24%
Tracts without HOPE VI redevelopment
19
26.50%
22.59%
23
10.60%
8.41%
25
12.83%
33.89%

2000

2010

2013

9.56%
8.35%
14.14%

11.18%
5.89%
20.43%

12.62%
13.29%
19.31%

23.17%
12.06%
16.65%

26.16%
10.14%
7.89%

9.17%
7.28%
10.14%

2013
Nominal 2013 $

$1,022
22%
$795
14%
$811
26%

$1,309

$757
33%
$688
20%
$506
-26%

$995

$1,140
$1,065

$929
$806

$1,309
28%
$1,140
43%
$1,065
31%
$995
31%
$929
35%
$806
59%

78

Table 19. Martin Luther King Household Incomes
1980
1990
Census Tract Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
15
$8,180 $23,126 $28,835 $51,395
% Change
122%
18
$9,347 $26,425 $15,660 $27,912
% Change
6%
24
$10,338 $29,227 $19,104 $34,051
% Change
17%
Tracts without HOPE VI redevelopment
19
$6,800 $19,225 $10,805 $19,259
0%
% Change
23
$9,473 $26,782 $18,136 $32,325
% Change
21%
25
$6,221 $17,588 $19,232 $34,279
% Change
95%

2000
Nominal 2013 $

2010
Nominal 2013 $

2013
Nominal 2013 $

$38,026

$51,443
0%
$49,321
77%
$46,330
36%

$62,591

$66,868
30%
$62,998
28%
$41,751
-10%

$81,500

$29,446
53%
$40,322
25%
$35,512
4%

$48,523

$51,839
76%
$29,558
-27%
$28,976
-18%

$59,375

$36,458
$34,247

$21,766
$29,806
$26,250

$58,968
$39,080

$27,667
$27,123

$88,309
$49,345

$35,668
$42,776

$81,500
22%
$88,309
40%
$49,345
18%
$59,375
15%
$35,668
21%
$42,776
48%

Table 20. Mill Creek Median Home Values
1980
1990
Census Tract Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
105
$11,345 $32,074 $19,800 $35,291
% Change
10%
Tracts without HOPE VI redevelopment
94
$11,514 $32,552 $19,100 $34,043
% Change
5%

2000
Nominal 2013 $

2010
Nominal 2013 $

2013
Nominal
2013 $

$27,500

$37,203
5%

$92,000

$98,287
164%

$107,000

$107,000
9%

$30,300

$40,991
20%

$54,200

$57,904
41%

$59,300

$59,300
2%
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Table 21. Mill Creek Median Contract Rental Rates
1980
1990
Census Tract
Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
105
$98
$277
$143
$255
% Change
-8%
Tracts without HOPE VI redevelopment
94
$113
$319
$189
$337
% Change
5%

2000
Nominal 2013 $

2010
Nominal 2013 $

$193

$261
2%

$400

$427
64%

$506

$506
18%

$285

$386
14%

$376

$402
4%

$596

$596
48%

Table 22. Mill Creek Vacancy Rates
Census Tract
1980
1990
Tracts with HOPE VI redevelopment
105
15.48%
16.26%
Tracts without HOPE VI redevelopment
94
7.92%
11.15%

2013
Nominal 2013 $

2000

2010

2013

23.87%

13.04%

12.25%

15.79%

25.87%

11.94%
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Table 23. Mill Creek Median Household Incomes
1980
1990
Census Tract Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
105
$5,349
$15,122
$9,918
$17,678
% Change
17%
Tracts without HOPE VI redevelopment
94
$7,921
$22,466 $15,758 $28,087
% Change
25%

2000
Nominal 2013 $

2010
Nominal 2013 $

2013
Nominal 2013 $

$12,794

$17,308
-2%

$19,247

$20,562
19%

$16,324

$16,324
-21%

$17,743

$24,003
-15%

$19,917

$21,278
-11%

$17,939

$17,939
-16%

Table 24. Ludlow Median Home Values
1980
1990
Census Tract Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
141
$32,368 $91,509 $50,000 $89,119
% Change
-3%
145
$7,857 $22,213 $19,200 $34,222
% Change
54%
Tracts without HOPE VI redevelopment
146
$34,244 $96,813 $52,000 $92,684
% Change
-4%
162
$6,039 $17,073 $14,999 $26,734
% Change
57%

2000
Nominal 2013 $

2010
Nominal
2013 $

2013
Nominal
2013 $

$70,400

$95,239
7%
$37,744
10%

$111,800

$119,440
25%
$92,091
144%

$121,900

$85,499
-8%
$26,380
-1%

$108,800

$116,235
36%
$89,954
241%

$116,400

$27,900

$63,200
$19,500

$86,200

$84,200

$168,100

$93,000

$121,900
2%
$168,100
83%
$116,400
0%
$93,000
3%
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Table 25. Ludlow Median Contract Rental Rates
1980
1990
Census Tract Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
141
$93
$263
$147
$262
% Change
0%
145
$99
$280
$169
$301
% Change
8%
Tracts without HOPE VI redevelopment
146
$162
$458
$338
$602
% Change
32%
162
$120
$339
$231
$412
% Change
21%

2000
Nominal 2013 $
$210
$225

$384
$337

2010
Nominal 2013 $

$284
8%
$304
1%

$375

$519
-14%
$456
11%

$391

$345

$445

$401
41%
$369
21%

$556

$418
-20%
$475
4%

$672

Table 26. Ludlow Vacancy Rates
Census Tract
1980
1990
Tracts with HOPE VI redevelopment
141
14.58%
9.47%
145
23.59%
14.13%
Tracts without HOPE VI redevelopment
146
3.68%
2.94%
162
23.82%
17.39%

2013
Nominal 2013 $

2000

2010

2013

29.01%
23.36%

4.92%
14.80%

15.22%
7.34%

4.86%
17.36%

7.51%
20.33%

4.27%
15.85%

$433

$682

$556
39%
$433
17%
$672
61%
$682
43%
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Table 27. Ludlow Median Household Incomes
1980
1990
Census Tract Nominal 2013 $ Nominal 2013 $
Tracts with HOPE VI redevelopment
141
$4,898 $13,847 $7,390 $13,172
% Change
-5%
145
$4,988 $14,102 $9,595 $17,102
% Change
21%
Tracts without HOPE VI redevelopment
146
$10,046 $28,402 $21,406 $38,154
% Change
34%
162
$7,418 $20,972 $12,437 $22,167
% Change
6%

2000
Nominal 2013 $

2010
Nominal 2013 $

2013
Nominal 2013 $

$12,165

$16,457
25%
$16,358
-4%

$14,583

$15,580
-5%
$16,543
1%

$18,068

$35,573
-7%
$18,714
-16%

$19,623

$20,964
-41%
$13,300
-29%

$22,635

$12,092

$26,295
$13,833

$15,485

$12,449

$20,172

$17,794

$18,068
16%
$20,172
22%
$22,635
8%
$17,794
34%

Table 28. Philadelphia County Median Home Values
County
Philadelphia
% Change

1980
Nominal 2013 $
$23,700 $67,003

1990
Nominal 2013 $
$49,400 $88,050
31%

2000
Nominal 2013 $
$59,700 $80,764
-8%

2010
Nominal
2013 $
$135,200 $144,439
79%

2013
Nominal
2013 $
$142,500
$142,500
-1%
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Table 29. Philadelphia County Median Contract Rental Rates
County
Philadelphia

1980
Nominal
2013 $
$168
$475

% Change

1990
Nominal
2013 $
$358
$638
34%

2000
Nominal
2013 $
$474
$641
0%

2010
Nominal
2013 $
$656
$701
9%

2013
Nominal
2013 $
$721
$721
3%

2010
Nominal
2013 $
$36,251
$38,728
-7%

2013
Nominal
2013 $
$37,192
$37,192
-4%

Table 30. Philadelphia County Vacancy Rates
County
Philadelphia

1980
9.54%

1990
10.64%

2000
10.64%

2010
14.12%

2013
13.28%

Table 31. Philadelphia County Median Household Incomes
County
Philadelphia
% Change

1980
Nominal
2013 $
$13,169
$37,231

1990
Nominal
2013 $
$24,603
$43,852
18%

2000
Nominal
2013 $
$30,746
$41,594
-5%
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