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About Reinvestment Fund

 Our mission is to build wealth and opportunity for low-wealth 
people and places through the promotion of socially and 
environmentally responsible development.

 Since 1985, Reinvestment Fund has made $1.8 billion in 
cumulative investments and loans.

 We are supported by over 850 investors that include 
individuals, foundations, religious institutions, financial 
institutions, civic organizations and government.

 Top AERIS rating of AAA+1 and AA S&P rating.

Business Lines Lending and 
Investing  
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Federal Fair Housing Act; The Basics



Background / Context

 Legislative history spanned the period 1966-1968

 Initially proposed in 1966 by President Lyndon 
Johnson; filibustered out of Joint Committees in 
1967; re-proposed in 1967.

 1968 release of the Kerner Commission Report 
(National Advisory Commission on Civil Disorders)



Background / Context

 America was “…moving toward two societies, one 
black, one white—separate and unequal.”

 Pointed to the persistence of racial residential 
segregation, over and above differences in 
economic wherewithal.

 Report comes out, Act goes back for 
Congressional debate, Dr. King is assassinated, 
shortly thereafter, the law was passed and 
signed into law by President Johnson.



Fair Housing Act

 Title VIII of the Civil Rights Act of 1968 (a.k.a. 
The Fair Housing Act); when passed, 
prohibited discrimination on the basis of race, 
color, religion, or national origin

 Amended several times, most significantly:
 In 1974, added sex as a prohibited basis

 in 1988 (The Fair Housing Amendments Act) 
added handicap and familial status as prohibited 
bases and enforcement tools



Background / Context

Congressional intent [Supreme Court decision in 
Trafficante v. Metropolitan Life Insurance Co (1972)] was 
that the Act should be:

 Broadly construed (language should be interpreted broadly 
and inclusively)

 Interpreted to not only promote greater choice in housing, 
but explicitly to be pro-integrative

 Proof theories could include both acts of discrimination 
that are intentional and those that are unintentional (but 
adversely affect a group on a prohibited basis)

 HUD and its administrative rule-making should be given 
“great weight” in how the Act would be interpreted and 
enforced.

See: Robert Schwemm’s Housing Discrimination: Law and Litigation



Section 804 [42 U.S.C. 3604] Discrimination 
in sale or rental of housing and other 
prohibited practices

…it shall be unlawful - -

(a) To refuse to sell or rent after making of a bona 
fide offer, or to refuse to negotiate for the sale or 
rental of, or otherwise make unavailable or deny, 
a dwelling to any person because of race, color, 
religion, sex, familial status, or national origin.

Fair Housing Act; Selected Sections



Section 804 [42 U.S.C. 3604] Discrimination 
in sale or rental of housing and other 
prohibited practices

…it shall be unlawful - -

(b) To discriminate against any person in the terms, 
conditions, or privileges of sale or rental of a 
dwelling, or in the provision of services or 
facilities in connection therewith, because of race, 
color religion, sex, familial status, or national 
origin.  

Fair Housing Act; Selected Sections



Section 805 [42 U.S.C. 3605] Discrimination 
in residential real estate-related transactions

(a) In General.- - It shall be unlawful for any person 
or other entity whose business includes engaging 
in residential real estate-related transactions to 
discriminate against any person in making 
available such a transaction, or in the terms or 
conditions of such a transaction, because of race, 
color, religion, sex, handicap, familial status, or 
national origin.

Fair Housing Act; Selected Sections



Section 808 [42 U.S.C. 3608] Administration

(d) Cooperation of Secretary and executive departments and 
agencies in administration of housing and urban 
development programs and activities to further fair 
housing purposes. 

All executive departments and agencies shall administer 
their programs and activities related to housing and urban 
development (including any Federal agency having 
regulatory or supervisory authority over financial 
institutions) in a manner affirmatively to further the 
purposes of this sub-chapter and shall cooperate with the 
Secretary to further such purposes. 

Fair Housing Act; Selected Sections



History of Segregation in Philadelphia –
Contemporary Patterns Across the US



Proposition: Fair housing does not operate in a historical 
vacuum. Undoing segregated housing patterns requires 
tools that weaken policies that may appear neutral but 

operate to perpetuate those patterns. 

Example: Philadelphia



Home Owners’ Loan Corporation, 1937

Goldstein, Ira. 1985. The Wrong 
Side of the Tracts: A study of 
residential segregation in 
Philadelphia, 1930-1980.



Philadelphia, 1940

Goldstein, Ira. 1985. The Wrong 
Side of the Tracts: A study of 
residential segregation in 
Philadelphia, 1930-1980.



Goldstein, Ira. 1985. The Wrong 
Side of the Tracts: A study of 
residential segregation in 
Philadelphia, 1930-1980.



Percent Non-White, 1960

Goldstein, Ira. 1985. The Wrong 
Side of the Tracts: A study of 
residential segregation in 
Philadelphia, 1930-1980.



Percent Non-White, 1970

Goldstein, Ira. 1985. The Wrong 
Side of the Tracts: A study of 
residential segregation in 
Philadelphia, 1930-1980.



Percent Non-White 1980

Goldstein, Ira. 1985. The Wrong 
Side of the Tracts: A study of 
residential segregation in 
Philadelphia, 1930-1980.



Philadelphia, 1990



Philadelphia, 2000



Philadelphia, 2010



https://s4.ad.brown.edu/Projects/Diversity/SegCitySorting/Default.aspx



https://s4.ad.brown.edu/Projects/Diversity/SegCitySorting/Default.aspx



De la Roca, Ellen and O’Regan, 2014.



Affirmatively Furthering Fair Housing;
Updated Rule as of June 2015



Purpose of AFFH

“…to provide program participants with an effective 
planning approach to aid program participants in taking 
meaningful actions to overcome historic patterns of 
segregation, promote fair housing choice and foster 
inclusive communities that are free from discrimination.”

“The duty to affirmatively further fair housing extends to 
all of a program participant’s activities and programs 
relating to housing and urban development.”



Components of AFFH

Fair housing choice means:

Actual choice Protected choice Enabled choice
Realistic option Non-discrimination Informed options

Meaningful action means:

“…significant actions that are designed and can be 
reasonably expected to achieve a material positive 
change that affirmatively furthers fair housing by, for 
example, increasing fair housing choice or decreasing 
disparities in access to opportunity.” [emphasis added]



Achieving the Goals of AFFH

A program participant’s strategies and actions must 

…affirmatively further fair housing and may include, but 
are not limited to, enhancing mobility strategies and 
encouraging development of new affordable housing in 
areas of opportunity, as well as place-based strategies to 
encourage community revitalization, including 
preservation of existing affordable housing, including 
HUD-assisted housing.



Concept: AFFH as a Portfolio of Activities

AFFH occurs through the creation of a portfolio of 
housing and community development activities that takes 
account of:

 A robust understanding of the impediments in a 
community

 An inclusive view of available programs and funding 
sources

 An acknowledgement that no one program or funding 
source can address the impediments, but that taken 
together, they can [“…place-based and mobility strategies need not be 

mutually exclusive…”]

 People and place



Questions / Discussion



Measuring the Dimensions of Vitality in a 
Housing Market



The Market Value Analysis (MVA) is a tool to assist residents 
and policymakers identify and understand the elements of 
their local real estate markets. It is an objective, data-driven, 
tool built on local administrative data and validated with local 
experts.

With an MVA, public officials 
and private actors can more 
precisely target intervention 
strategies in weak markets and 
support sustainable growth in 
stronger markets.

Market Value Analysis (MVA)



The MVA Process

Lessons from 15+ years of experience

Acquire local administrative 
data and geocode to Census 
block group geographies.

1

Manually inspect areas 

for conformity with local 

experts to assess fit

4

Manually inspect and 
validate data layers by 
driving the area.

2

Alter parameters; re-

solve and re-inspect

until model accurately 

represents area

5

Use statistical cluster 
analysis to identify areas 
with common attributes.

3

Summarize and 

describe 

the characteristics of 

each market

6

Iterative

Validating Data is 

Critical. 

Researchers must visit the 

city to understand the data 

One Size Does Not Fit 

All.

Measurement scales and 

the appropriate number 

of clusters are different in 

every city. 

Integrate Local 

Knowledge. 

All Models are tested with 

local experts to 

incorporate qualitative 

feedback from each 

geography.

Geographic Scale 

Matters.

Census tract and MSA 

geographies do not 

accurately reflect real 

markets.



Market
Number of 

Block 
Groups

Median Sales Price
Median Sales Price 

(Condo Altered)

Sales 
Price 

Variance

Percent 
Condo

Percent 
New Const 

(08-15)

Percent of 
Properties 

with 
Permits

Percent 
Owner 

Occupied

Percent 
Vacancy

Housing 
Units per 

Acre

Foreclosures 
as Percent of 

Sales

Subsidized 
Housing

A 42 $        458,429 $        595,024 0.67 67.1% 2.1% 33.9% 35.6% 3.4% 272 6.8% 0.8%

B 99 $        330,164 $        344,922 0.48 13.4% 5.1% 8.8% 47.7% 2.0% 50 10.0% 4.6%

C 165 $        191,327 $        194,649 0.39 4.6% 0.8% 4.9% 75.1% 1.7% 26 18.7% 0.1%

D 97 $        148,248 $        150,917 0.47 10.9% 1.2% 6.6% 33.8% 3.3% 47 28.4% 5.2%

E 150 $        117,613 $        117,713 0.42 0.9% 0.3% 4.4% 71.6% 1.9% 29 35.1% 0.5%

F 164 $          75,952 $          76,285 0.57 3.4% 0.2% 4.4% 60.3% 3.5% 36 39.4% 4.3%

G 126 $          49,674 $          49,708 0.68 1.4% 0.2% 4.3% 62.1% 4.5% 35 45.0% 2.9%

H 168 $          28,794 $          28,844 0.84 1.4% 0.4% 4.4% 51.6% 6.9% 38 38.5% 6.7%

I 160 $          17,227 $          17,233 0.90 1.1% 0.3% 4.1% 49.9% 9.6% 39 30.0% 7.5%

J 111 $            9,956 $            9,956 0.99 1.2% 0.2% 3.4% 43.6% 11.9% 42 19.0% 14.1%

Philadelphia’s MVA Characteristics



Philadelphia’s MVA



Recent Developments Impacting Minority and 
Lower Income Communities: Evictions



Foreclosure & Eviction Filings in Philadelphia; 2010-2015



Evictions and Poverty in Philadelphia



Matthew Desmond (2016) estimates that in Milwaukee

“...for every eviction executed through the judicial system, 
there are two others executed beyond the purview of the 
court, without any form of due process.” (p. 331)



Problem: Involuntary displacement (i.e., foreclosures and 
evictions) uproots families, impacts job performance/ 
stability, and causes significant financial harm. It can also 
cause financial damage to neighbors and exert a 
destabilizing influence on communities. 

Desmond & Shollenberger report evicted tenants move 
to higher crime and poverty neighborhoods – with 
observable racial disparities.

To what extent does this phenomenon relate to poverty, 
income, race and ethnicity in Philadelphia? 



Evictions, 2010-2015 as a Percent of Renter Households



Eviction Rate, 2014-2015 as a Percent of Renter Households



Eviction Rate, 2014-2015 as a Percent of Renter Households 
with Race, Ethnicity and Poverty



Row Labels Rental Units Eviction (14-15)
HH w/ Multiple 

Evictions

Evic as a % of 

Rental Units
Evictions (10-11)

Numeric 

Change (10-

11 to 14-15)

% Change (10-11 

to 14-15)

1. Strong Markets 110,320 10,131 935 5% 9835 296 3%

1. Low Black Pop 77,342 5,796 476 4% 5322 474 9%

2. Mid Black Pop 31,585 4,112 445 7% 4328 -216 -5%

3. High Black Pop 1,393 223 14 8% 185 38 21%

2. Middle Markets 78,474 14,377 1,237 9% 14660 -283 -2%

1. Low Black Pop 19,445 2,412 99 6% 2370 42 2%

2. Mid Black Pop 36,292 6,863 667 9% 7118 -255 -4%

3. High Black Pop 22,737 5,102 471 11% 5172 -70 -1%

3. Distressed Markets 77,353 15,526 1,250 10% 15436 90 1%

1. Low Black Pop 5,440 576 29 5% 567 9 2%

2. Mid Black Pop 26,119 5,212 384 10% 5323 -111 -2%

3. High Black Pop 45,794 9,738 837 11% 9546 192 2%

Evictions, Market Strength and Racial Composition

Source: City of Philadelphia Assessment of Fair Housing



These charts show that, holding 
constant poverty/income and 
tenure, areas with a higher 
percentage of Black residents have 
significantly higher percentages of 
households facing eviction.

For example, holding constant income 
and tenure, for each increase in the 
percent Black, there is a .36% percent 
increase in the percent of renter 
households facing eviction. 



Recent Developments Impacting Minority and 
Lower Income Communities: Reverse 
Mortgages &  Foreclosures



HECM Originations, 2009-2016

2009 2010 2011 2012 2013 2014 2015 2016

Bucks 245 168 213 216 170 139 100 93

Chester 172 102 114 121 93 77 75 58

Delaware 211 173 185 172 133 101 96 59

Montgomery 294 202 200 211 174 140 123 76

Philadelphia 760 840 1,015 828 623 508 349 147

Enforcement Area 1,682 1,485 1,727 1,548 1,193 965 743 433
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HECM Originations, 2009-2016



• Foreclosures estimated for easily identifiable reverse mortgage 
originators (i.e., those lenders for which reverse mortgages comprise all 
or most of their business).

• Generation Mortgage Company, Financial Freedom Acquisition, etc.

• Estimates likely undercount reverse mortgage foreclosures.

• Reverse mortgage foreclosures by traditional lenders that also do 
(or have done) some reverse mortgages (e.g., Wells Fargo, Bank of 
America, etc.) are not easily identifiable

• Reverse Mortgage Foreclosures

• 2010: 36

• 2011: 37

• 2012: 38

• 2013: 103

• 2014: 154

• 2015: 120

Source: First Judicial District of PA

Reverse Mortgage Foreclosures in Philadelphia



HECM Defaults, 2009-20016 & Racial Composition



Reverse Mortgage Foreclosures in Philadelphia & Median 
Household Income; 2012-2015



Reverse Mortgage Foreclosures in Philadelphia & Percent 
African American; 2012-2015



HECM Defaults, 2009-20016 & Philadelphia MVA



HUD (FHIP)-Supported Investigation

Together with the Housing Equality Center of 
Pennsylvania: 

Use reverse mortgage origination and 
foreclosure data to identify patterns suggestive 

of discriminatory targeting / foreclosure 
patterns



Questions / Discussion



For additional information

Ira Goldstein

President, Policy Solutions

Reinvestment Fund

Ira.Goldstein@reinvestment.com

mailto:Ira.Goldstein@reinvestment.com


Extra Slides



Economic Trends in the Nation’s Rental 
Housing Market



Across the nation, rental housing takes on a more prominent role

Source: JCHS at Harvard University, America’s Rental Housing: 

Expending options for diverse and growing demand. 2015



Units of public and assisted multi-family housing are fewer (≈4%, 
100k) accompanied by a smaller (≈ 7%, 68k) increase in HCVs

Source: CBPP analysis of HUD’s Picture of Subsidized Households. 

Missing data were interpolated using data from other years.  



Renter cost burdens rise as owner burdens fall

Source: Joint Center for Housing Studies of Harvard University; SONH 2016



Renter burdens result from rising rents and flat/declining renter 
income

Source: JCHS at Harvard University, America’s Rental Housing: 

Expanding options for diverse and growing demand. 2015



Although up across the board, low income renters are substantially 
more frequent than higher income renter

Source: JCHS at Harvard University, America’s Rental Housing: 

Expanding options for diverse and growing demand. 2015



Renters, especially lower income renters, live in inadequate 
housing

Source: Joint Center for Housing Studies of Harvard University; SONH 2016



In the relatively affordable city of Philadelphia, a head of family would 
need to work nearly 4 jobs at minimum wage to afford a 3-br home

Source: National Low Income Housing Coalition. Out of Reach, 2016



In the relatively affordable Allentown-Bethlehem-Easton area, a head of 
family would need to work 3+ jobs at minimum wage to afford a 3-br home

Source: National Low Income Housing Coalition. Out of Reach, 2016



Philadelphia needs nearly 2x the number of subsidized units to 
meet the demand just of those households severely cost burdened



Philadelphia’s Recently Completed Assessment of Fair 
Housing Concludes

The supply of publicly supported housing in 
Philadelphia is less than 12 percent of the citywide 
demand/need for housing assistance as measured 
by the number of low income households.  (p. 229)



https://s4.ad.brown.edu/Projects/Diversity/SegCitySorting/Default.aspx
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