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Kensington Lending Partnership
Baseline Neighborhoods Conditions and Impact Tracking Measures
Overview
VISION: The Kensington lending partnership, a collaboration between Community First Fund, FINANTA,
Impact Services and LISC/Philadelphia seeks to promote equitable development in Kensington through
strategies intended to:
- Harness local entrepreneurship
- Reach populations historically discriminated against in traditional lending practices
- Improve rates of homeownership among local residents
- Support local leadership development
This report discusses existing conditions in the community, highlights key interventions planned under
this partnership, discusses the intended impact of those interventions and lays out measures by which
the partnership will track its success.

Existing Conditions
Larger Context: City of Philadelphia
Although job numbers are up and population continues to rise nationwide, Philadelphia remains the
poorest large city in the country, according to a study released in 2018 by Pew Charitable Trusts.
The city qualifies as persistently poor, having had a poverty rate in excess of 20% for more than three
decades; its current rate is 25.8%.1 Its median household income of $40,649 is less than 71% of the
national median, and its unemployment rate of 11.3% was nearly five percentage points higher than the
national average2.
Kensington has suffered from decades of disinvestment. The neighborhood was deemed "hazardous" by
the Home Owners Loan Corporation and redlined as early as 1935 in its infamous Residential Security
Maps3. These maps, which purported to rate the creditworthiness and investment risk of
neighborhoods, both reflected the biases of the time and reinforced them. It was already challenging to
attract investment to a neighborhood like Kensington, which was densely populated with white, working
class immigrants. As the 20th century wore on and manufacturing jobs moved away, the population
decreased significantly. Those residents that stayed became poorer and less financially stable. This, of
course, made it even more challenging to secure financing for either homeownership or the commercial
corridor.

1

Philadelphia Poverty Data sourced from The Pew Charitable Trusts, “Philadelphia 2018: The State of the City.”
2017 American Community Survey.
3
Jake Blumgart, “How redlining segregated Philadelphia,” PlanPhilly, December 8, 2017,
http://planphilly.com/articles/2017/12/08/how-redlining-segregated-philadelphia.
2
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Geographic Focus Area
The Focus area is a 2.7 square mile area bordered by Lehigh Avenue on the south and southeast, North
5th Street on the west, West Sedgley and East Erie Avenues on the north, and Castor and Aramingo
Avenues on the east and southeast. These boundaries are generally contiguous with an area consisting
of 11 census tracts: 176.01, 176.02, 177.01, 177.02, 178, 179, 188, 192, 195.01, 195.02, and 382. The
Kensington neighborhood is largely encompassed within the 19134 ZIP Code. It contains an estimated
59,999 residents or 3.8% of the total Philadelphia population.4

4

2017 American Community Survey
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Demographics:
1. Income5
Kensington is one of Philadelphia’s most economically challenged neighborhoods. Over 50% of its
population lives in poverty, which is double the City’s rate. The median household income is $20,807,
which is 51% of Philadelphia’s area median income and 36% of the national median. Only 54.9% of its
working-age adults, those aged 20 to 64, are in the labor force as compared to the citywide figure of
71.5%. More than a fifth of those working-age adults are unemployed, which is nearly twice the
proportion for the city as a whole. Consequently, the median full-time worker in Kensington earns only
$28,523 per year, about two thirds of the median salary for the city as a whole.
2. Race and Ethnicity6
Racially, the neighborhood is 46% white, 21% Black, less than 2% Asian/Native Hawaiian/American
Indian, and 31% other/multiple races. About 65% identify as Hispanic. In 2000, 44% of the population
identified as white, 16% as Black, and 50% as Hispanic. While Philadelphia County experienced a 3.4%
population growth between 2000 and 2017, the target area population grew by 4.8%. This suggests that
the neighborhood is receiving an influx of new residents and becoming increasingly diverse and Spanishspeaking.
3. Household Composition7
Almost 44% of the population is under 18 years old and 10.15% are younger than 5, both of which are
much higher than average for Philadelphia. Of the 48% of households consisting of a single parent with
children, the majority (73%) are female-led.
4. Education
Kensington was historically a neighborhood where someone with a limited formal education, but a hard
work ethic, could still make a decent living in the manufacturing industry and textile mills. As those jobs
have steadily disappeared nationwide and particularly in Kensington, a formal education has become
more and more important. According to a 2019 report prepared by Philadelphia Works, people with
higher education have greater access to high-skill, higher paying jobs. Workers without a high school
diploma have the highest working-poor rate in the city (17%), a high school diploma drops the rate of
living in poverty to 10%. Philadelphian’s with a Bachelor’s degree or higher are far less likely to be in the
working poor category (only 3.9% of working-poor fall into this category) because higher-paying
positions typically have higher education requirements.8 Levels of educational attainment have not kept
pace with need in Kensington; 44% of the population over 25 does not have a high school degree and
only 5% of the population over 25 has a Bachelor’s degree9. This presents a barrier for local residents to
attain jobs available in growing sectors across the greater Center City area.

5

Income Data available from 2017 American Community Survey
Race and Ethnicity data available from 2017 American Community Survey
7
Household Composition data available from 2017 American Community Survey
8
City Worker Poverty Level and Educational Attainment data from Philadelphia Work’s report, A Profile of Working
Poor in Philadelphia in 2016 (2019): https://www.philaworks.org/working-poor-profile-2016/
9
Education data available from 2017 American Community Survey
6
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Though the Kensington Lending Partnership does not directly address education, it is worth
understanding the context around challenges to educational attainment in Kensington. The environment
that children grow up in has a significant impact on their ability to succeed in school. Stressors, such as
poverty, housing and food insecurity, absentee parents, addiction/mental illness in the family, abuse,
and community violence are all adverse childhood experiences that have lasting negative impacts on
children’s cognitive and emotional development, which profoundly affect school performance. Children
in Kensington are also growing up in a neighborhood where examples of high school graduation and the
pursuit of higher education are uncommon in their social circles and where children with these goals
may be actively ridiculed by family and neighbors who did not graduate from high school or college10.
In this context, the Heart of Kensington Neighborhood Plan, which informs the Kensington Lending
Partnership’s work, addresses some of these social determinants that affect children’s ability to learn
and thrive in school.
5. Crime
Kensington consistently has had one of the highest crime rates in the city. It is a regional distribution
center for opioids and has gained notoriety for having the largest open-air heroin market on the east
coast.11 The continuing drug problems and the accompanying increase in drug-related violent crime are
masking some noticeable recent declines in the number of nonviolent offenses in the community, as
indicated in the table below.
Crime Rate 2016-2018, Kensington v. Philadelphia Overall
(Rate represents number of crimes per 1,000 residents)
Crime Type
2016
2017
2018
Violent Crimes – Kensington
45.9
46.0
48.6
Violent Crimes – Philadelphia
26.1
25.6
23.1
Nonviolent Crimes – Kensington
118.7
114.7
98.4
Nonviolent Crimes – Philadelphia
81.2
80.1
70.3
Drug-Related Crimes – Kensington
17.8
18.9
21.0
Drug-Related Crimes – Philadelphia
5.1
6.1
5.4
Source: Philadelphia Police Department. Kensington data reflect crimes reported in the 1st precinct of
District 24 and the 3rd and 4th precincts of District 25.

10

According to qualitative data collected by Impact Services Corporation during meetings with neighborhood
residents.
11
The opioid center is both a public safety and a public health issue. There were 890 opioid-related deaths from
2007-2017 in the Kensington ZIP Code (19134), by far the most of any ZIP Code in the city during the period.
(Source: Philadelphia Inquirer 6/20/18).
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Market analysis:
1. Real Estate
Housing costs in Kensington remain lower than city averages in most of the target area, and
Philadelphia’s median home value and rent remain among the lowest of major cities in the northeast
corridor. The median apartment in Kensington rents for only $851 per month, less than 88% of the
Philadelphia-wide median. The median value of owner-occupied homes in the area is $59,328, which
represents 39.2% of the median for Philadelphia as a whole.12 Objectively, this makes Kensington one of
the most affordable rental and homeownership markets in the region.
However, the level of poverty in the neighborhood renders much of the low-cost housing unaffordable
for the typical renter or prospective homebuyers needing a mortgage. Nearly 73% of Kensington tenants
are spending more than 30% of their incomes on rent, well above the citywide proportion of 56%.13
Kensington also sees above-average rates of foreclosure and tax delinquencies. Over the past four
years, 15.1% of all property deed transfers in the community involved sheriff’s sales – public auctions to
help creditors and the City recoup payments owed on the property. Again, that proportion is
significantly higher than the citywide rate of 8.6%.14
The low property values and rents also deter owners from investing in property maintenance necessary
for healthy, quality housing. Homeowners may not see a financial return or cannot leverage sufficient
equity in their homes for costly property improvements. Similarly, the cost of maintaining a rental
property may be greater than the revenue it generates, contributing to deferred maintenance and
building neglect on the part of landlords. Unsurprisingly, Kensington has seen a disproportionately high
number of reported building code violations in the past few years. From 2016-2018, the community
averaged 5.23% of all reported building code violations in the city, even though it contained only about
3.25% of the city’s housing stock. Moreover, about 13.4% of those reported violations have involved
hazardous, unsafe, or imminently dangerous conditions. The good news is that the number of reported
hazardous violations declined by 26% from 2017 to 2018.15 Whether that represents a one-year anomaly
or is part of a positive trend remains to be seen.
Kensington’s housing market is positioned to change rapidly. For several years, the neighborhoods
immediately south of the target area have experienced increased development and displacement (see
Displacement Risk Ratio map on page 8). The development pressure is extending into Kensington; the
number of building permits issued – both for new construction and for the upgrading of existing
properties – increased from 2017 to 2018. The rate of increase exceeded that of the city overall.16
Currently, two major real estate developments are being built that will bring several hundred units of
high-end condominiums to Lehigh Avenue.
Given the low 37.2% rate of homeownership in Kensington, which is 15 percentage points lower than
that for the city overall, current residents are at increasing risk of displacement.17 Kensington has a
12

2017 American Community Survey
Poverty, Home and Rental Value Data from 2017 American Community Survey
14
Foreclosure, Tax Delinquency, and Deed Transfer data available from Open Data Philly: www.opendataphilly.org
15
Build Code Violation Data available from Open Data Philly: www.opendataphilly.org
16
Building Permits Data Available from Open Data Philly: www.opendataphilly.org
17
2017 American Community Survey
13
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unique and urgent opportunity to implement strategies to maintain housing affordability and to
promote homeownership for current residents, with the aim of both preventing displacement of the
most vulnerable residents and allowing local residents who are able to purchase homes to benefit from
future gains in the real estate market.
Commercial real estate in Kensington is impacted by high vacancy rates and unreliable conditions. The
percentage of business address vacancy for the neighborhood’s census tracts varies between 4% and
12%.18 Commercial real estate in the neighborhood is concentrated along three streets: Allegheny
Avenue, Kensington Avenue, and East Girard. The charts below include details about the quantity and
quality19 of the commercial properties on those commercial corridors taken from recent PhilaShops
survey data.20
Allegheny Ave Commercial Corridors
5th and Allegheny
Boundaries
Survey Year
Gross Leasing Area
Commercial Spaces
Occupied Commercial Spaces
Vacancy Rate
Public Conditions
Private Conditions

2016
35,000
17
16
5.9%
Fair
Good

Front and Allegheny
Ontario to Clearfield,
Ella to Mascher
2016
140,000
114
89
21.9%
Fair
Fair

C and Allegheny

2016
45,000
17
16
5.9%
Good
Fair

Kensington Ave Commercial Corridors

Boundaries
Survey Year
Gross Leasing Area
Commercial Spaces
Occupied Commercial Spaces
Vacancy Rate
Public Conditions
Private Conditions

Kensington and
Somerset
Orleans to
Tusculum
2014
100,000
72
46
36.1%
Poor
Poor

Kensington and
Allegheny
Ontario to Orleans

Kensington and
Harrowgate

2014
300,000
205
159
22.4%
Fair
Fair

2016
25,000
19
10
47.4%
Poor
Poor

18

According to Valassis List data accessed through PolicyMap.
Quality of private space refers to the surveyed condition of private buildings, facades, light and signs. Quality of
public space refers to the surveyed condition of publically accessible streets, sidewalks, parking, fixtures, and other
improvements.
20
Commercial Corridor data from City of Philadelphia’s “Commercial Corridors of Philadelphia” dataset which
includes PhilaShops Survey results and is available through OpenDataPhilly:
www.opendataphilly.org/dataset/commercial-corridors
19
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East Girard Commercial Corridor
Boundaries

Survey Year
Gross Leasing Area
Commercial Spaces
Occupied Commercial
Spaces
Vacancy Rate
Public Conditions
Private Conditions

East Girard
Wildey to Master,
Susquehanna to
Howard
2014
215,000
178
149
16.3%
Good
Good
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2. Access to Capital
Access to capital is an important factor in economic development: individuals need mortgages to be able
to buy and maintain homes and businesses need a range of financing – from property acquisition loans
to working capital and equipment purchase financing – to be able to grow and sustain their operations.
In the absence of such financing, economic growth slows considerably.
As a community, Kensington consistently struggles to obtain capital for residential and commercial
purposes. The relative dearth of such financing has been both a cause and effect of the neighborhood’s
weak market. There has been an average of 1.17 residential loan originations for every 100 units in the
community in the past three years.21 As a point of comparison, Philadelphia and adjacent Delaware
County received an average of 4.28 residential loans per 100 units from 2015-2017 – a rate more than
three times higher than Kensington’s.22 Substantially lower proportions of Kensington-based applicants
have ultimately obtained a loan compared to applicants throughout the metropolitan area. Moreover,
as the table below indicates, loan denial rates have been substantially higher in the community than for
the region as a whole.
Average Loan Denial Rates 2015-2017, Kensington v. Philadelphia MSA
(MSA includes Delaware and Philadelphia counties)
Loan Type
Kensington
Philadelphia MSA
FHA/VA Home Purchase
19.7%
12.9%
Conventional Home Purchase
16.8%
9.4%
Refinance
43.5%
28.4%
Home Improvement / Home Equity
78.4%
54.4%
Source: Home Mortgage Disclosure Act data, as collated by the FFIEC

Kensington’s low property values have made it difficult for existing homeowners to refinance their
mortgages or to leverage their home equity for property improvements or other uses. Only about 32%
of refinance applications from Kensington-based borrowers from 2015-2017 resulted in new loans. The
proportion of successful applicants for home improvement or home equity loans was even lower at
15.2%.23

21

The ratio did increase modestly from 2015 to 2017, however, from 1.05 per 100 units to 1.25. It is too soon to
know whether this represents the start of meaningful additional investment in the area or normal lending
variance.
22
Federal Financial Institutions Examination Council (FFIEC), Home Mortgage Disclosure Act Data.
23
Federal Financial Institutions Examination Council (FFIEC), Home Mortgage Disclosure Act Data
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Kensington-based businesses face similar challenges accessing loan capital. The community itself has an
active commercial center. Its proportion of business licenses – 10.4 property rental licenses per 100
residents and 4 other business licenses per 100 residents – is greater than that for the city as a whole at
7.6 and 3.7 per 100, respectively.24 Yet, from 2015-2017, only about 2.2% of all business loans in
Philadelphia went to Kensington-based companies. Given the community’s proportion of the city’s
active business licenses (about 4.9%), Kensington reasonably could have expected to obtain another
1,545 commercial loans during the period. Small and early-stage companies, those generating less than
$1 million in annual revenues, were especially hard-pressed to obtain capital. In 2017, the most recent
year for which CRA data is available, such Kensington-based companies attracted only $4.64 million in
aggregate financing – an average of $23,180 per loan. Only 1.84% of all of the loans to Philadelphia
small businesses went to companies based in Kensington.25
3. Displacement Risk Ratio
The Displacement Risk Ratio was developed by Reinvestment Fund to identify areas at risk of involuntary
displacement by comparing housing sales prices to median family income.26 In areas where prices rise at
a rate similar to income, involuntary displacement is not a concern. If prices rise faster than income,
displacement of lower income households and the inability of lower income households to move into
the neighborhood become valid concerns.

24

Business License Data available from Open Data Philly: www.opendataphilly.org
Business Loan data from Federal Financial Institutions Examination Council, Community Reinvestment Act Data.
26
Goldstein, Ira & Dowdall, Emily & Weidig, Colin. (2017). “Understanding neighborhood change: An approach to
assessing displacement risk among NYC residents.”
25
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Kensington Lending Partnership
The Kensington Lending Partnership (KLP) is part of a broader strategy to help stabilize and revitalize the
community. The Heart of Kensington Neighborhood Plan- Collective Impact 202227, which covers about
a third of KLP’s targeted area, sets forth a variety of integrated approaches to community development.
KLP focuses on the economic development aspects of that plan, particularly on increasing the availability
and accessibility of capital for prospective homebuyers, existing homeowners, current and emerging
developers, and various small businesses operating in area. By itself, affordable capital cannot address
the wide range of issues facing the community. Yet targeted financing, in conjunction with tailored
education and counseling of prospective recipients, can have a number of positive direct and indirect
impacts.
KLP is committed to the following strategies in order to promote equitable development in Kensington:
I.

Harness Local Entrepreneurship
a. Strategy: Invest in locally-owned businesses to help businesses remain in and open in the
neighborhood.
i. Indicators:
1. Number of business licenses with a business address in Kensington
2. Vacancy on commercial corridors
3. Number of Jumpstart Program projects funded
b. Strategy: Invest in small businesses to create and maintain local, living wage jobs
i. Indicators:
1. Number of jobs maintained
2. Number of jobs created
3. Number of jobs paying living wages
c. Strategy: Support existing and new businesses to increase rate of business success
i. Indicators:
1. Number of businesses receiving training and technical support
2. Number of new businesses created
3. Number of existing businesses maintained
4. Business loan delinquency rate
5. Number of businesses reporting increased revenue
6. Number of Jumpstart Program entrepreneurs trained

II.

Increase access to affordable capital for low-income and minority populations (Jumpstart
Program)
a. Strategy: Invest in housing to reduce blight and promote better housing conditions
i. Indicators:
1. Number of properties improved through Jumpstart Program
2. Residential vacancy rate
3. Number of affordable housing units produced

III.

Increase homeownership of current and longtime residents

27

Available to read at www.impactservices.org/neighborhood-plan/.
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a. Strategy: Provide access to affordable financing to create more opportunities for first time
homebuyers
i. Indicators:
1. Number of clients receiving technical assistance
2. Number of clients qualifying for loans
3. Homeownership rates
4. Number of home purchases
5. Credit Scores
b. Strategy: Increase homeownership to stablize neighborhood and lower risk of displacement
i. Indicators:
1. Displacement Risk Ratio
2. Household turnover rate
3. Homeowner participation in community meetings and projects
IV.

Increase Community Control
a. Strategy: Empower local leadership to increase social cohesion and community control
i. Indicator:
1. Number of referrals to BenePhilly Centers for public benefits enrollment
2. Community meeting participation
3. Voter participation
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Displacement Risk Ratio, as of 2016-2017. The Displacement Risk Ratio is a Reinvestment Fund measure
that identifies areas of concern for involuntary displacement by comparing housing sales price to
median family income. The higher the ratio (darker color), the higher the threat of displacement. In
areas where prices rise at a rate similar to income, there is no concern about involuntary displacement;
if prices rise faster than income, displacement or inability of households of similar economic
circumstances (in 2000) to live in the neighborhood is a potential concern worthy of further inquiry.
In the last decade the risk of displacement has been steadily moving north from Center City and, though
current data is not yet available, we anticipate that the areas of high risk in 2019 are now well inside the
KLP target area.
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KLP THEORY OF CHANGE

NEIGHBORHOOD
IMPACT:
Promote
Equitable
Development in
Kensington
ASSUMPTION:
Increased community
participation leads to
increased community
control.

ASSUMPTION:
Local entrepreneurship =
Local Jobs

PRECONDITION:
Local businesses are able to
access capital and resources

STRATEGY:
Invest in locally
owned
businesses
(investments
remain in the
neighborhood)

STRATEGY:
Support Local
Businesses
(Technical
Assistance)

STRATEGY:
Affordable financing for
local developers to increase
quality housing stock

ASSUMPTION:
Higher homeownership
rates reduces risk of
displacement

PRECONDITION:
Local residents are able
to access capital

STRATEGY:
More
affordable
capital for
low-income
and minority
populations

PRECONDITION:
Neighborhood has strong
leadership and residents
are engaged and informed

STRATEGY:
Invest in local leaders
(community
connectors)

STRATEGY:
More
affordable
financing for
first time
homebuyers
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