
State: PENNSYLVANIA 
(QAP 2013)

Pennsylvania Housing Finance Agency (PHFA)

Measure Evidence
HOUSING LOCATION: Site and Neighborhood Standards
A1. Mandatory 
restrictions prohibiting 
increases in racial and 
economic (or low-income) 
concentration

Developments that have resulted from or will result in the 
permanent displacement of low-income residents will be 
ineligible for Tax Credit Program participation unless the 
developer provides evidence that an appropriate relocation 
plan has been developed.  To the greatest extent feasible, all 
existing low-income residents must be offered their choice to 
either be temporarily relocated until such time, upon 
completion of the development, as they are able to return to 
an appropriately sized affordable unit in the development, or 
receive relocation benefits (p. 4). [Not directly related but 
highlighted here in earlier state reports.]

[Set Aside] The Agency will reserve Tax Credits to a 
minimum 3 developments in Cycle 1 (urban areas) which 
support a broader community revitalization program which 
has the capability of changing fundamentally the character of
a neighborhood, enhancing the lives and amenities available 
to residents of the community, are focused on implementing 
a mixed income strategy, and/or which seeks to counteract 
the pattern through which some metropolitan areas are 
being segregated by income or race (p. 7). [Also noted in 
A8]

A2. Scoring that 
discourages racial and 
economic concentration. 

No. 

A3. Mandatory 
requirements for 
development in high-
opportunity areas

The QAP states that a general preference is for properties 
located in areas of opportunity (p. 2).  It is the goal of PHFA to
encourage affordable housing in areas with job opportunities; 
in areas near strong and stable communities and in areas 
which demonstrate the capacity for community revitalization 
opportunities (p. 23). 

[Set Aside]. The Agency will reserve Tax Credits to a 
minimum 3 developments in Cycle 2 (suburban/rural areas) 
which expand housing opportunities and design choices in 
areas suitable for long-term economic growth and have an 
existing or planned infrastructure to support future growth in 
the area in order to promote mixed-use or mixed-income 
development within a community setting.  These 
developments will be located in areas of strong schools and 
employment opportunities which may not have received 
representative resources in the past (p. 7). 

A4a. Scoring that 
encourages development in
high-income areas.

No.

A4b. Scoring that 
encourages development in
high opportunity areas.

Up to 20 points to developments in areas that demonstrate 
the following relative to the immediate market area: low 
poverty rates, limited affordable housing options (both 
subsidized and non), limited affordable housing production in 
past 20 years, close proximity to employment, strong housing
markets high owner-occupied markets (p. 27).

A5. Scoring or No. 
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requirements that 
preference siting near high-
quality schools.
A6. Scoring that 
discourages development in
distressed neighborhoods.1

[Set-aside]. (-) At least 3 preservation property projects will 
be awarded per cycle.  Eligible properties for this preference 
are limited to: 1) existing low-income developments receiving
project-based rental subsidies that are within 2 years of 
expiring; 2) rehab of already existing low-income units (p. 6).  

A7. Scoring or 
requirements that 
preference siting near mass
transit.

No. 

A8. Focus on and 
operationalization of a 
neighborhood revitalization 
plan.  

The QAP states that a general preference is for community 
revitalization developments (p. 2).

[Set Aside] The Agency will reserve Tax Credits to a 
minimum 3 developments in Cycle 1 (urban areas) which 
support a broader community revitalization program which 
has the capability of changing fundamentally the character of
a neighborhood, enhancing the lives and amenities available 
to residents of the community, are focused on implementing 
a mixed income strategy, and/or which seeks to counteract 
the pattern through which some metropolitan areas are being
segregated by income or race (p. 7). Much detail given about 
how the PHFA will look at community revitalization programs 
in measurable term and how the project will fit into this.  A list
of these terms is included in the notes section below. 

[Only if not eligible for areas of opportunity points (see A3)] 
Up to 20 points awarded if the development can demonstrate 
it forms an important part of a broader or comprehensive 
program of neighborhood improvement which has the 
capability of changing fundamentally the character of that 
neighborhood or enhancing the lives and amenities available 
to residents of the community (p. 23).  [More details provided 
on this on p. 23.]    

B1. Local participation in 
site selection is limited to 
statutory minimum.2

No other terms on local participation except that for 
projects applying for the community revitalization set-aside 
(see A8) a measurable term is that municipal support is 
articulated in a publicly approved community plan or in the 
form of significant funding commitments (p. 7, also see notes 
section below).

HOUSING ACCESS: Affirmative Marketing, Priority Groups
C1. Mandatory 
requirements ensuring 
affirmative marketing.

All developments must participate in the PHFA-established 
PA Housing Search database which lists all affordable housing
units in developments participating in any of the Agency’s 
multifamily housing programs.  The database is intended as a
resource for households seeking affordable housing and as a 
marketing tool for owners (p. 19). 

C2. Scoring that 
incentivizes affirmative 

No. 

1 Evidence of the inverse: preference for development in distressed neighborhoods (by overemphasizing 
QCT/DDA preference, preference for existing subsidized housing in distressed neighborhoods, preferences 
for low-income matched financing, etc.) should also be noted.

2 Evidence of the inverse: preferences or requirements for local participation should also be noted.
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marketing.
C3. Scoring that incentives 
language access and 
marketing to non-English 
speakers.

No.

D1. Scoring that promotes 
Section 8 voucher access in 
high-opportunity areas.

No.

D2. Requirements for 
monitoring Section 8 
voucher access

PHFA reserves the right to take any action it deems 
appropriate if the Applicant has been found to discriminate 
against Section 8 voucher and certificate holders or recipients
of any state or local tenant or project-based rental assistance 
(p. 5).  

Applicant must demonstrate that the housing needs of local
public housing waiting lists have been met by providing: 1) a 
letter from the local housing authority stating how the 
development is specifically meeting the housing needs of 
residents on the public housing waiting list; 2) a copy of the 
comprehensive plan outlining the current local public housing 
authority waiting list and evidence that the development will 
meet such resident needs; 3) evidence of receipt of mailing to
the local public housing authority which evidences the 
commitment of the developer to work cooperatively to meet 
the needs of persons on the local housing waiting list (p. 5).  

F1. Incentives for larger 
family units.

Up to 10 points for developments providing units with 3+ 
bedrooms for large families (p. 26).  

F2. Incentives targeting 
families/families with 
children

No. 

G1. Scoring that promotes 
units for lowest-income 
households (outside high-
poverty areas).

[TR] Developments must provide a financing plan which 
evidence that at least 10% of units in urban areas and 5% of 
units in suburban/rural areas are affordable to persons ≤20% 
AMI (p. 14).   

In the case of a scoring tie, the development that has a 
higher percentage of units for residents with incomes ≤50% 
of AMGI will be preferred (p. 15).  

Up to 20 points for developments that are designed to be 
substantially occupied by and affordable to resident with 
incomes ≤50% AMI: 50%+units = 20 points, >40-50% = 16 
points, <30-40% = 12 points, >20-30% = 8 points, >10-20% 
= 4 points (p. 24).

REPORTING REQUIREMENTS
H1. Racial/demographic 
reporting requirements.

HERA 2008 requires each state Tax Credit allocating agency
to provide HUD with information on the race, ethnicity, 
family composition, age, income, use of federal rental 
assistance, disability status, and monthly rental payments of 
households residing in each property.  All developments must 
participate in this data collection effort and will be expected 
to provide the required documentation in the form, manner, 
and timeframe required by PHFA (p. 21).  

 
OVERALL ASSESSMENT
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TOTAL POINTS POSSIBLE:  130.  (Scoring systems is such that points can only be gained.)  
Applications must have a minimum of 80 points for review.  

 Strong QAP in terms of both Site and Neighborhood standards and other provisions. One
of the only QAPs to mention segregation and the role of tax credit projects to overcome 
segregation.

Notes: 
The 2013 QAP changed tax allocation preferences based on urban and suburban/rural 
locations.  The selection criteria were amended to reflect specific needs and market conditions 
which may differ based on type of property, targeted populations, and housing needs (p. 1). 

50% of the amounts in Application Cycle 1 (the urban areas funding cycle) will be set aside to 
fund developments located in municipalities outside of Philadelphia (p. 2).  

The PA Housing Finance Agency may review local and state analysis of impediments to fair 
housing prepared in connection with federal funding programs and may prioritize Applications 
which evidence opportunities for affirmatively further fair housing (p. 2).  

Measurable Terms of Community Revitalization Plan (p. 7) (These are considerations that should
be addressed for projects applying for the Community Revitalization Set-Aside.  It is not a 
specific or per bullet point-scoring system):

 Supports the construction and rehab of housing to meet the needs of households of all 
income types, including the very low income.

 If the development proposes to offer rents at or close to the Tax Credit program 
maximum, the availability of housing choice vouchers to make some of its units 
affordable to the lowest income households and/or the projected existence in the 
neighborhood of developments that can be expected to provide such affordability.

 Access to public transportation.
 Access to public parks and open spaces.
 Access to community serving enterprises.
 Encourages the reuse and rehab of existing infrastructures.
 Coordination of proposed site amenities that enhance the overall neighborhood.
 Coordination with an overall community revitalization effort.    
 Of sufficient size and scope to have a significant and lasting positive impact on the 

community (including increasing or stabilizing tax base).
 Expands quality of life and fulfills a need for health care choices and other crucial 

service opportunities for residents and the community.
 Municipal support articulated in a publicly approved community plan or in the form of 

significant funding commitments.
 Presence of supporting local neighborhood initiatives.
 Consistent with the local community’s plan to affirmatively further fair housing. 

OTHER CATEGORIES
O1. Scoring that promotes 
units for persons with 
disabilities.

Up to 10 points for developments that provide twice 
as many fully accessible units as are otherwise 
required (under local, state, federal mandate – 
whichever is greater) (p. 25-6). 

O2. Scoring that promotes 
units for special needs 
populations.  

[Set Aside] Tax credits will be reserved for at least 2 
projects in each cycle which promote supportive 
housing for persons who are homeless, disabled, (or 
other qualify as a special population (HIV/AIDS, 
substance abuse disorder, etc.).  Designated units in 
these projects may only be rented to the target 
population (p. 6). 
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Up to 10 points for provision of services appropriate 
to special target population’s needs (p. 25). 

O3. Scoring to promote 
home ownership.

[TR] Applications must demonstrate a commitment 
to serve low-income residents for a period not less 
than 30 years or, in the alternative, offer 
homeownership opportunities to qualified residents 
after the initial 15 year compliance period.  For the 
latter, proposals must present a financially viable 
homeownership program for residents who inhabit the 
units during the compliance period.  The program must
incorporate an exit strategy, homeownership 
counseling and a minimum amount of fund (not 
<$1,000/unit) set aside by the developer to assist 
residents with the purchase (p. 4).   
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