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Since 2018, the Pennsylvania Housing Finance Agency (PHFA) has supported the development of properties 
with commercial space and affordable residential units (also known as “mixed-use developments”) across the 
Commonwealth through the Community Revitalization Fund Program (CRFP).  The CRFP provides grants to 
developers to finance mixed-use developments, particularly in declining commercial corridors. To finance the 
CRFP, PHFA sells approximately $4 million in Mixed-Use Development Tax Credits (MUDTCs) annually; 
using the proceeds from these sales, PHFA can award CRFP grants to five to seven developments each year. 

This brief analyzes CRFP data from 2018-2025 and draws on interviews with program stakeholders to 
document the role of CRFP in supporting development in Pennsylvania. Key findings include: 

•	 Since its launch in 2018, CRFP has made awards to support forty-four mixed-use developments across the 
Commonwealth.1 Awards provide financing for small to mid-sized projects where other forms of public 
financing may be challenging to utilize.

•	 Demand for the MUDTC has grown over time, with the purchase price per credit increasing from eighty-
four cents to ninety-two cents on the dollar, even as the total value of credits has increased. This has allowed 
CRFP to grow in scale.  

•	 Awards may be particularly helpful in spurring development in less urban areas of the Commonwealth.  On 
average, development receiving support from CRFP receives 19% of their total budget from the program. 
CRFP covers almost one-third of development costs (31%) in the average property outside Philadelphia and 
Allegheny counties. 

1  In three cases, awarded projects were not able to be completed. In these cases, the CRFP recaptured awarded funds. In this brief, we are referring to all forty-
four projects when discussing awards made by CRFP and to the forty-one projects that have been completed or are currently being developed when discussing 
developments that received support through the program.
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Background
PHFA administers various programs to support 
affordable housing development throughout the 
Commonwealth. CRFP is financed by the sale of 
the MUDTC, a tax credit sold by PHFA to eligible 
tax-paying entities to offset Pennsylvania State tax 
responsibility. The proceeds from these sales, in 
turn, fund the CRFP, which PHFA then uses to  make 
grants to developers for mixed-use development 
projects across the Commonwealth (see Figure 1 for 
map of awarded projects and Figure 2 for a complete 
programmatic schematic). The dual-sided grant and tax 
credit program was developed through the bipartisan 
State House Bill 2037 in the 2016-2017 budget cycle.
Since the start of the program, demand for the credits 

has increased. Figure 3 illustrates how, over time, 
the price the credits are sold for relative to the value 
of these credits has risen as the total value of credits 
available has also increased. Between 2017 and 2024, 
thirteen different entities submitted tax bids, and 
six received allocations.2 Bids must be for at least 
$500,000 in credits and are allocated to the highest 
bidder. Successful bidders came from the insurance, 
utilities, and tax industries. Once purchased, credits are 
non-refundable and can be resold or held before use for 
up to seven years. Entities purchasing and redeeming 
the credits have no direct involvement with projects 
funded through the sale of these credits, resulting in 
minimal friction for purchasers.  Since 2017, the first 

2  Full bid and allocation information is publicly available on the PHFA 
website

Figure 01. Map of CRFP Awards
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Figure 02. PHFA’s Approach to Mixed Use Development
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Figure 03. Annual Value of Credits Sold Through the MUDTC Program and Bid-to-Allocation Ratio Over Time

year the credit was sold, the price investors have paid 
for these tax credits has increased. The first round of 
credits sold for eighty-four cents on the dollar in 2018; 
by 2024, tax credits sold for ninety-two cents on the 
dollar.

Each year, PHFA requests proposals for development 
projects, including commercial space and residential 
units with rents that will be affordable to households 
at 80 percent of Area Median Income (AMI) over ten 
years. CRFP annually makes between five and seven 
awards. Competition for the CRFP grant has increased 
over time, with the number of applicants per year more 
than tripling over the program’s life (Table 1). 

CRFP is not meant to cover a project’s whole 
development costs. Instead, the grants provide flexible 
funds intended to serve as a catalyst for attracting 
private capital and to make project financing viable. 
Overall, developments supported through CRFP are 
small to mid-sized (Table 2). The median number of 
units in projects supported by the program is nine, 
with projects containing between three and fifty-

Program in Practice

two units. The median amount of commercial space 
in a project is 4,600 square feet. The median CRFP 
award to a supported project 19% of a development’s 
total budget over the course of the program, with 
25% of projects receiving less than 10% of their 
budget through the program and 25% receiving 
more than 36% of their budget through the program. 
Interestingly, projects occuring outside of Philadelpia 
and Allegheny Counties had on average (median) 31% 
of their development costs covered by CRFP.

Beginning in the 2019-2020 award cycle, PHFA 
prioritized using CRFP to make awards to projects in 
third-class cities and other small metro areas outside of 
Philadelphia and Allegheny Counties.3 The program’s 
structure, where credit purchasers are not directly 
involved in development projects, allows PHFA 
the flexibility to use CRFP funds to meet strategic 
development priorities across the Commonwealth. 
Whereas all awarded projects were in Philadelphia 
and Allegheny Counties in the program’s first year, 
more than half were outside of those two counties in 
the 2023-2024 and 2024-2025 grant cycles. 

3  This is the default classification for cities in Pennsylvania with population 
under 250,000 (As per P.L. 1137 § 201).

92%

4



housinginitiative.org

Typically, developers interested in building affordable 
units need to use multiple types of financing to cover 
all of their development costs. The flexibility of 
CRFP means it can be used to support a variety of 
development costs, which is essential in facilitating 
access to bank financing. Nonprofit developers 
interviewed by the research team cited CRFP as key 
to undertaking mixed-use projects; the relatively 
modest requirements associated with the grants make 
the funds particularly useful for smaller developments 
outside of large urban areas. Thus, expanding credit 
could make such development more viable. Given 
that CRFP awards unlock additional investment, 
additional investment of public funds would further 

likely increase private investments in communities. 
This can realize the largest benefits of mixed-use 
development.4

Stakeholders also report seeing numerous positive 
economic effects of the developments made possible 
through the program. Mixed-use development 
promotes economic activity in the neighborhoods 
where they are located and can help facilitate residents 
meeting many of their consumer needs locally.5 One 
stakeholder said developments financed through 
this program serve as “anchors” for their corridors. 
Stakeholders described the multiplier effect that mixed-

4  Shen and Sun, What makes mixed-use development economically desirable? 2020.

5  Coupland, Reclaiming the city: Mixed use development, 2005.

Potential for Growth

Funding 
Cycle

Applicants Supported 
Projects

Percent 
Approved

Median Amount 
Requested from 

Awarded Projects

Median Amount 
Awarded

Total Cost of Awarded 
Projects (Median)

2018-2019 9 6 67% $500,000 $400,000 $3,307,022

2019-2020 15 6 40% $861,882 $500,000 $2,182,433

2020-2021 15 5 30% $750,000 $400,000 $1,340,490

2021-2022 16 6 38% $810,484 $600,000 $2,824,974

2022-2023 23 7 30% $800,000 $700,000 $9,200,000

2023-2024 28 7 25% $1,000,000 $600,000 $2,625,767

2024-2025 41 7 17% $950,000 $700,000 $2,630,798 

Funding 
Cycle

Supported 
Projects

Proportion of Supported 
Projects in Allegheny and 

Philadelphia Counties

Proportion of 
Supported Projects 
in Third Class Cities

Median Units 
in Awarded 
Projeects

Median Amount of 
Commercial Space in 

Square Feet

2018-2019 6 100% 0% 12 5,110

2019-2020 6 50% 50% 12.5 4,000

2020-2021 5 75% 0% 4 2,000

2021-2022 6 67% 17% 9.5 3,910

2022-2023 7 43% 29% 41 6,000

2023-2024 7 29% 57% 12 5,450

2024-2025 7 14% 57% 9 3,180

Table 01. Projects Awarded by CRFP, 2018-2025

Table 02. Projects Supported by CRFP, 2018-2025
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use developments can have. In 2020, CRFP provided 
a $500,000 grant to support Our West Bayfront in 
Erie County to rehabilitate three residential units and 
commercial space, which is currently home to Our 
West Bayfront and a nonprofit serving veterans. 

Finally, CRFP also creates an entry point for nonprofit 
developers with track records of successful residential 
projects to engage in mixed-use and redevelopment 
efforts, allowing them to develop additional 
development experience and capacity.

CRFP, which the MUDTC funds, plays a unique 
role in promoting mixed-use development across the 
Commonwealth. Over time, demand for both the tax 
credits and the grants that the credits fund has grown. 
By design, CRFP seeks to support projects where a 
grant will unlock additional financing that would not 
be available without public investment.

Projects supported through the CRFP receive about 
one-fifth of their total budget from the award, with 
projects outside Philadelphia and Allegheny Counties 
receiving a more significant portion. The MUDTC 
and CRFP are unique among programs operated by 
PHFA in spurring development, and support from 
the program may play a particularly crucial role in 
ensuring mixed-use projects are completed outside of 
urbanized areas. 

Work on this brief was supported by Regional Housing 
Legal Services. The research team would also like 
to thank PHFA for providing program data and the 
various other program stakeholders who met with us 
to share their experiences with the program.
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