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Executive Summary 
 
The Municipality of Penn Hills, Pennsylvania is an entitlement community under the 
U.S. Department of Housing and Urban Development’s (HUD) Community 
Development Block Grant Program (CDBG).  In accordance with the Housing and 
Community Development Act of 1974, as amended, each entitlement community 
must “affirmatively further fair housing.”  In order to demonstrate that an entitlement 
community is “affirmatively furthering fair housing,” it must complete an Analysis of 
Impediments to Fair Housing Choice which identifies any barriers to fair housing 
choice and what steps it will take to address the identified barriers and impediments.  
 
The HUD Fair Housing and Equal Opportunity (FHEO) Office is now advising 
Federal entitlement communities to update their Analysis of Impediments (AI) to Fair 
Housing Choice to coincide with their Five Year Consolidated Plan, and then every 
five (5) years thereafter. As part of its Annual Action Plan, the Municipality must sign 
certifications that the Municipality will affirmatively further fair housing. This means 
that the Municipality will conduct an Analysis of Impediments to Fair Housing 
Choice, take appropriate actions to overcome the effects of any impediments 
identified through the AI, and maintain records reflecting what analysis and 
corrective actions were taken.  
 
The Analysis of Impediments to Fair Housing Choice consists of the following six (6) 
conditions: 

• The sale or rental of dwellings (public or private);  

• The provision of housing brokerage services; 

• The provision of financial assistance for dwellings; 

• Public policies and actions affecting the approval of sites and other building 
requirements used in the approval process for the construction of publicly 
assisted housing; 

• The administrative policies concerning community development and housing 
activities, which affect opportunities of minority households to select housing 
inside or outside areas of minority concentration; and 

• Where there is a determination of unlawful segregation or other housing 
discrimination by a court or a finding of noncompliance by HUD regarding 
assisted housing in a recipient’s jurisdiction, an analysis of the actions which 
could be taken by the recipient to remedy the discriminatory condition, 
including actions involving the expenditure of funds made available under 24 
CFR Part 570. 

 
The Municipality has prepared this FY 2020 Analysis of Impediments to Fair 
Housing Choice to bring the Municipality into sequence with its FY 2020-2024 Five 
Year Consolidated Plan. 
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The methodology employed to undertake this Analysis of Impediments included: 
 

• Research 
- A review of the Municipality’s Zoning Ordinance, Comprehensive 

Plan, land use policies and procedures. 
- Demographic data for the Municipality was analyzed from the U.S. 

Census, American Community Survey, and HUD-CHAS data.  
- A review of the real estate and mortgage practices was undertaken. 
- A review of prior year CDBG plans.  

 
• Interviews & Meetings 

- Meetings and interviews were conducted with local officials, staff, 
social service agencies, community organizations, education 
providers, housing providers, the local board of Realtors, faith based 
organizations, and resident stakeholders. 

- Resident and organization surveys were sent to all meeting invitees 
and available at the interviews, meetings, and public hearing, as well 
as a web link on the Municipality’s website. 

- Follow up phone calls were made when an organization neither 
returned a survey nor attended a meeting.  

 
• Analysis of Data 

- Low- and moderate-income areas were identified. 
- Concentrations of minority populations were identified. 
- Concentrations of owner-occupied and renter-occupied housing units 

were identified. 
- Fair housing awareness in the community was evaluated. 
- The Municipality’s Five Year Goals and Objectives were reviewed. 

 
 

• Potential Impediments  
- Public sector policies that may be viewed as impediments were 

analyzed. 
- Private sector policies that may be viewed as impediments were 

analyzed.  
- The status of previously identified impediments was analyzed.  

 

DRAFT



Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  4 of 106 

The Municipality of Penn Hills’ FY 2020 Analysis of Impediments to Fair Housing 
Choice has identified the following impediments, goals, and strategies to address 
each impediment: 
 

• Impediment 1:  Fair Housing Education and Outreach  
 

There is a need to improve the knowledge and understanding concerning 
the rights of individuals, families, and members of the protected classes 
in regard to the Fair Housing Act (FHA) and awareness of discriminatory 
practices. 

 
Goal: Improve the knowledge and awareness of both the public and the 
local officials of the Fair Housing Act, related laws, regulations, and 
requirements to affirmatively further fair housing in the community. 

 
 Strategies: In order to meet this goal, the following activities and 

strategies should be undertaken: 
- 1-A: Continue to educate and make residents aware of their rights 

under the Fair Housing Act (FHA) and the Americans with 
Disabilities Act (ADA). 

- 1-B: Continue to educate and make realtors, bankers, and housing 
providers aware of their responsibilities under the Fair Housing Act 
(FHA) and the Americans with Disabilities Act (ADA). 

- 1-C: Continue to support Fair Housing organizations and legal 
advocacy groups to assist persons who may be victims of housing 
discrimination and/or not aware of how to file a housing compliant. 

- 1-D: Continue to identify Limited English Proficiency (LEP) 
persons to provide the specific language assistance that is 
needed. 

- 1-E: Continue to partner with regional jurisdictions and housing 
providers to encourage fair housing choice throughout the 
municipality. 

 
• Impediment 2:  Continuing Need for Affordable Housing 
 

One out of every two renter household in the municipality is paying over 
30% of their monthly incomes on housing costs. Almost one out of every 
three owner household with a mortgage is paying over 30% of their 
monthly income on housing costs. 
 
Goal: Increase the supply of affordable housing by new construction and 
rehabilitation of various types of housing that is affordable to lower income 
households. 
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Strategies:  In order to meet this goal, the following activities and 
strategies should be undertaken: 

- 2-A: Continue to support and encourage private developers and 
non-profit housing providers to create, through construction or 
rehabilitation, affordable and mixed-income housing located 
outside of areas of lower income and minority concentrations. 

- 2-B: Continue to support and encourage the rehabilitation of 
existing housing units in the municipality to become decent, safe, 
sound and affordable housing for households below 80% AMI. 

- 2-C: Continue to support homebuyer education and training 
programs to improve homebuyer awareness. 

- 2-D: Provide federal, state and local funding in response to HMDA 
data discrimination patterns to support a higher loan to value ratio 
for minority homebuyers. 

- 2-E: Create an Affordable Housing Resources database located 
on the Municipality of Penn Hills’ website. 
 

• Impediment 3:  Continuing Need for Accessible Housing 
 

There is a lack of accessible housing units in the Municipality of Penn Hills 
as the supply of accessible housing has not kept pace with the demand 
of individuals desiring to live independently. 

 
Goal: Increase the supply of accessible housing by new construction and 
rehabilitation of accessible housing for persons with disabilities. 

 
Strategies:  In order to meet this goal, the following activities and 
strategies should be undertaken: 

- 3-A: Continue to promote the need for accessible housing by 
supporting and encouraging private developers and non-profits to 
develop, construct, and/or rehabilitate housing that is accessible to 
persons with disabilities. 

- 3-B: Continue to provide financial assistance for accessibility 
improvements to owner-occupied housing units to enable the 
elderly and/or persons with disabilities to remain in their existing 
homes. 

- 3-C: Continue to enforce the ADA and Fair Housing requirements 
for landlords to make “reasonable accommodations” to their rental 
properties so they become accessible to tenants with disabilities. 

DRAFT



Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  6 of 106 

- 3-D: Create an Accessible Housing Resources database located 
on the Municipality of Penn Hills’ website. 

 

• Impediment 4:  Public Policy  
 

The Municipal Zoning Ordinance needs additional definitions and 
provisions concerning Fair Housing. 

 
Goal: Revise the Zoning Ordinance to promote the development of 
various types of affordable housing throughout the Municipality.  

 
Strategies: In order to meet this goal, the following activities and 
strategies should be undertaken: 

 
- 4-A: Revise the Zoning Ordinance to include additional 

definitions, statements, and revisions. 
- 4-B: Adopt a written Reasonable Accommodation Policy for 

housing developers and the Planning/Zoning Commission to 
follow when reasonable accommodation requests are made 
concerning zoning and land use as it applies to protected 
classes under the Fair Housing Act.     

- 4-C: Develop financial incentives to encourage developers and 
housing providers to offer more affordable housing options in 
the municipality. 

- 4-D: Encourage LMI, minority, and protected class resident 
participation in the various municipal Boards and Commissions. 
 

• Impediment 5: Regional Approach to Fair Housing  
There is a need for a regional collaborative approach to affirmatively 
further fair housing in the area. 

Goal: Form a regional cooperative fair housing consortium to affirmatively 
further fair housing in the area. 

Strategies: In order to meet this goal, the following actions should be 
undertaken: 

- 5-A: Form a regional fair housing consortium to encourage fair 
housing choice throughout the area. 

- 5-B: Through the regional fair housing consortium create 
regional fair housing activities and projects. 
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- 5-C: Work collaboratively with affordable housing 
developers/providers to ensure affirmative fair marketing plans 
and deconcentration policies are created and implemented. 

- 5-D: Partner with regional grantees to create a jointly 
maintained Affordable and Accessible Housing Resources 
database located on each partners’ website. 
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I. Introduction 
 

The Municipality of Penn Hills is an entitlement community under the U.S. 
Department of Housing and Urban Development’s (HUD’s) Community 
Development Block Grant Program (CDBG). In accordance with the Housing 
and Community Development Act of 1974, as amended, each entitlement 
community must “affirmatively further fair housing.”  In order to demonstrate 
that the entitlement community is “affirmatively further fairing housing,” the 
community must conduct an Analysis of Impediments to Fair Housing Choice 
which identifies any barriers to fair housing choice and what steps it will take 
to affirmatively further fair housing. The HUD Fair Housing and Equal 
Opportunity (FHEO) Office is requiring all Federal entitlement communities 
to prepare an Analysis of Impediments to Fair Housing Choice to coincide 
with the Five Year Consolidated Plan, and then every five (5) years 
thereafter. 
 
HUD defines “fair housing choice” as: 
 

“The ability of persons, regardless of race, color, religion, sex, 
national origin, familial status, or handicap, of similar income levels 
to have available to them the same housing choices” 

 
A Fair Housing Analysis consists of the following six (6) conditions: 

• The sale or rental of dwellings (public or private); 

• The provision of housing brokerage services; 

• The provision of financial assistance for dwellings; 

• Public policies and actions affecting the approval of sites and other 
building requirements used in the approval process for the 
construction of publicly assisted housing; 

• The administrative policies concerning community development and 
housing activities, which affect opportunities of minority households to 
select housing inside or outside areas of minority concentration; and 

• Where there is a determination of unlawful segregation or other 
housing discrimination by a court or a finding of noncompliance by 
HUD regarding assisted housing in a recipient’s jurisdiction, an 
analysis of the actions which could be taken by the recipient to remedy 
the discriminatory condition, including actions involving the 
expenditure of funds made available under 24 CFR Part 570. 

 
HUD-FHEO suggests that communities conducting a fair housing analysis 
consider the policies surrounding “visitability,” the Section 504 Rehabilitation 
Act, the Americans with Disabilities Act, and the Fair Housing Act.  Housing 
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that is “visitable” means that it has the most basic level of accessibility that 
enables persons with disabilities to visit the home of a friend, family member, 
or neighbor. “Visitable” housing has at least one accessible means of 
ingress/egress, and all interior and bathroom doorways have as a minimum 
a 32-inch clear opening. Section 504 of the Rehabilitation Act (24 CFR Part 
8), known as “Section 504,” prohibits discrimination against persons with 
disabilities in any program receiving Federal funds. The Americans with 
Disabilities Act (42 U.S.C. 12131; 47 U.S.C. 155, 201, 218, and 225) (ADA) 
prohibits discrimination against persons with disabilities in all programs and 
activities sponsored by state and local governments. The Fair Housing Act 
requires property owners to make reasonable modifications to units and/or 
public areas in order to allow a disabled tenant to make full use of the unit. 
Additionally, property owners are required to make reasonable 
accommodations to rules or procedures to afford a disabled tenant full use of 
the unit. In regard to local zoning ordinances, the Fair Housing Act prohibits 
local government from making zoning or land use decisions, or implementing 
land use policies that exclude or discriminate against persons of a protected 
class.  
 
The Municipality of Penn Hills previously prepared an Analysis of 
Impediments to Fair Housing Choice in 2015. This Analysis of Impediments 
will bring the Municipality into sequence with the FY 2020-2024 Five Year 
Consolidated Plan. This document is designed to act as a planning tool, 
providing the Municipality of Penn Hills with the necessary framework to 
strategically reduce any identified impediments to fair housing choice over 
the next five (5) years, while continuing to make modifications based on 
events and activities in the community during this time period.  
 
The Analysis of Impediments was on public display from the period of March 
20, 2020 to April 20, 2020.   DRAFT
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II. Background Data 
 

In order to perform an analysis of fair housing in the Municipality of Penn 
Hills, the demographic and socio-economic characteristics of the Municipality 
were evaluated as a basis for determining and identifying if there are any 
existing impediments to fair housing choice. 
 
Penn Hills is the second largest municipality, covering 19.3 square miles, in 
Allegheny County; the City of Pittsburgh is the largest. In 1788, when 
Allegheny County was formed, the area now known as Penn Hills was part 
of Pitt Township. The Township went through a series of name changes until 
1958 when it became officially known as Penn Hills Township. In 1976, Penn 
Hills Township became a home rule municipality. The Municipality of Penn 
Hills was an agricultural community, somewhat isolated from the industrial 
revolution. However, with easy access to major highways and public 
transportation, the Municipality of Penn Hills now offers the cultural, 
business, and higher education opportunities of a small city, while 
maintaining convenient shopping districts, good public safety, and accessible 
recreational facilities. 
 
In 1976, Penn Hills became a home rule form of government, which shifts 
certain local government responsibilities from the State Legislature to the 
local community through a Home Rule Charter; the Municipality of Penn Hills 
is one of seventy-eight (78) Home Rule Municipalities within Allegheny 
County. 

 
In addition to the 2010 U.S. Census, the 2011-2015 American Community 
Survey Five-Year Estimates were used for economic and demographic data 
concerning the population of the Municipality of Penn Hills. The Census data, 
along with other databases such as the CHAS data, have been used to 
evaluate the Municipality of Penn Hills’ demographic and socio-economic 
characteristics, as well as other conditions affecting fair housing choice.  
 

 
A. Population, Race, Ethnicity, and Religion: 
 

Population 
This Municipality of Penn Hills experienced a rapid population 
increase between 1950 and 1970, but has faced a declining 
population ever since. Some of the population loss can be attributed 
to the decline of local industry, although the municipality was not 
nearly as involved in industry as its neighbor, the City of Pittsburgh. 
Between 1950 and 1970, the Municipality’s population drastically 
increased from 25,280 to its peak population of 62,886 people, an 
increase of approximately 149%. According to the 2011-2015 
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American Community Survey data the population decrease 
approximately 32.8% to 42,239.  
Allegheny County saw similar trends, though not as extreme, of growth 
and decline in population during the same time period. Between 1950 
and 1970 Allegheny County saw a population increase of 5.9%. Since 
then, the population has steadily decreased to 1,231,145 (23.3%) 
according to 2011-2015 ACS data.  
In 2015 there were an estimated 19,228 (45.5%) males and 23,011 
(54.5%) females living in the Municipality of Penn Hills. 

 
Chart II-1 Population Change for the Municipality of Penn Hills 

 

         Source: U.S. Census Data (1950 – 2010) & 2011-2015 ACS Data 
 

Race 
The following table highlights the racial composition of the Municipality 
of Penn Hills as shown in the 2010 U.S. Census and 2011-2015 
American Community Survey estimates.  

 
Table II-1 - Race and Hispanic or Latino  

Population in the Municipality of Penn Hills 
 

Race and 
Hispanic or 
Latino 

2010 U.S. Census 2011-2015 American 
Community Survey 

Population 
Count 

Population 
Count 

Population 
Count Percentage 

25,280

62,886

42,239
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Total 42,329 -- 42,239 -- 

One race 41,272 97.5% 40,526 95.9% 

White alone 25,996 61.4% 23,469 55.6% 

Black or African 
American alone 14,631 34.6% 15,822 37.5% 

American Indian 
and Alaska Native 
alone 

89 0.2% 0 0.0% 

Asian alone 321 0.8% 182 0.43% 

Native Hawaiian 
and Other Pacific 
Islander alone 

3 0.0% 44 0.10% 

Some other race 
alone 232 0.5% 608 1.4% 

Two or more races 1,057 2.5% 1,713 4.1% 

Hispanic or Latino 598 1.4% 861 2.0% 

Source: 2010 U.S. Census & 2011-2015 ACS  
 

Between the 2010 Census and 2015, the population of Penn Hills 
decreased by 0.21%. During this time period, the Municipality 
experienced a decrease in the number and percentage of people 
identifying themselves as One Race and White Alone. During this 
same time period, Allegheny County and the Commonwealth of 
Pennsylvania experienced a decrease in the White population and an 
increase in the minority populations. 

 
Another way to consider racial distribution in a community is to look at 
the dissimilarity indices for an area. Dissimilarity indices measure the 
separation or integration of races across all parts of the municipality, 
county, or state. The dissimilarity index is based on the data from the 
2010 U.S. Census and was calculated as part of Brown University’s 
American Communities Project (http://www.s4.brown.edu/us2010/).  
 
The dissimilarity index measures whether one particular group is 
distributed across census tracts in the metropolitan area in the same 
way as another group. A high value indicates that the two groups tend 
to live in different tracts. It compares the integration of racial groups 
with the White population of the Municipality, or Metropolitan 
Statistical Area (MSA), on a scale from 0 to 100, with 0 being 
completely integrated and 100 being completely separate. A value of 
60 (or above) is considered very high. It means that 60% (or more) of 
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the members of one group would need to move to a different tract in 
order for the two groups to be equally distributed. Values of 40 or 50 
are usually considered a moderate level of segregation, and values of 
30 or below are considered to be fairly low. The chart below highlights 
the dissimilarity indices for various racial and ethnic groups, as 
compared to the White population in the Municipality of Penn Hills. 
 
The Black/African American population is the largest minority group in 
the Municipality, making up approximately 37.5% of the population 
and with a dissimilarity index of 39.8. The Asian population has a 
dissimilarity index of 58.8 and the Hispanic population has a 
dissimilarity index of 35.9. All other minority groups have relatively 
small populations, which introduces some error into the calculation of 
the dissimilarity indices. More specifically, for populations under 1,000 
people, the dissimilarity index may be high even if the population is 
evenly distributed across the municipality, MSA, or state. 
 
All numbers vary in comparison to 2010 Census data and are 
indicative of a Municipality that is not necessarily more integrated. 
However, when looking at the exposure index, the numbers reflect that 
neighborhoods are not as integrated as the index of dissimilarity 
indicates. Exposure indices refer to the racial/ethnic composition of 
the tract where the average member of a given group lives. For 
example, the average Hispanic in some metropolitan areas might live 
in a tract that is 40% Hispanic, 40% non-Hispanic white, 15% black, 
and 5% Asian. (Note that these various indices must add up to 100%) 
These are presented in two categories: exposure of the group to itself 
(which is called the Index of Isolation) and exposure of the group to 
other groups. 
 
The isolation index is the percentage of same-group population in the 
census tract where the average member of a racial/ethnic group lives. 
It has a lower bound of zero (for a very small group that is quite 
dispersed) to 100 (meaning that group members are entirely isolated 
from other groups). It should be kept in mind that this index is affected 
by the size of the group; it is almost inevitably smaller for small groups, 
and it is likely to rise over time if the group becomes larger. The 
isolation index of White to White in the Municipality of Penn Hills is 
73.1, Black to Black is 46.2, Hispanic to Hispanic is 2.3, and Asian to 
Asian is 1.7. 
 
Indices of exposure to other groups also range from 0 to 100, where 
a larger value means that the average group member lives in a tract 
with a higher percentage of persons from the other group. These 
indices depend on two conditions: the overall size of the other group 
and each group's settlement pattern. The exposure to other groups 
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index for Black to White in Penn Hills is 51.1, and for White to Black, 
23.4. The index for Hispanic to White is 72.6, and Asian to White is 
72.1. 

 
 

Table II-2 – Dissimilarity and Exposure  
Indices – Municipality of Penn Hills 

 
  
  
  
  

Dissimilarity 
Index 

With Whites 
Isolation Index 

 
Exposure to 

Other Groups* 

White -- 73.1 23.4** 
Black/African American 39.8 46.2 51.1 
Asian 58.8 1.7 72.1 
Hispanic 35.9 2.3 72.6 

Source: American Communities Project & 2010 Census 
* Exposure of minorities to Whites 
**Exposure of Whites to Blacks 
 
Table II-2 above indicates that the white population is highly 
segregated from other groups in the community. The Black/African 
American population is moderately segregated from other groups in 
the community; and the Asian and Hispanic population isolation index 
numbers are considered to be very low in terms of segregation. 
However, it should be noted that these populations are few in number, 
making the groups appear less segregated. The following charts 
illustrate the dissimilarity indices for various racial and ethnic groups 
in the Municipality of Penn Hills.  
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Chart II-2 – Dissimilarity Index in the Municipality of Penn Hills 

 
Source: American Communities Project & U.S. Census 

 
 
 

Chart II-3 – Isolation Index in the Municipality of Penn Hills 

 
Source: American Communities Project & U.S. Census 
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Chart II-4 – Exposure Index in the Municipality of Penn Hills 

 
Source: American Communities Project & U.S. Census 

 
 
The following maps highlight the racial composition by census tract 
across the Municipality according to the 2011-2015 American 
Community Survey. The darkest shaded block groups indicate the 
highest concentration of each population group, while the lightest 
shaded block groups indicate the lowest concentration of each 
population group. 
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Ethnicity 
The following table highlights the ethnicities of Penn Hills residents at 
the time of the 2000 U.S. Census and 2011-2015 American 
Community Survey Estimates. 

  
Table II-3 – Ethnicity and Ancestry in the Municipality of Penn 

Hills  
 

ANCESTRY 
2000 U.S. Census 2011-2015 American 

Community Survey  
Number Percent Number Percent 

Total population 46,809 -- 42,239 -- 

American 1,460 3.1% 1,320 3.1% 
Arab 92 0.2% 96 0.2% 
Czech 420 0.9% 239 0.6% 
Danish 5 0.0% 17 0.04% 
Dutch 352 0.8% 203 0.5% 
English 3,509 7.5% 2,633 6.2% 
French (except Basque) 927 2.0% 511 1.2% 
French Canadian 69 0.1% 26 0.06% 
German 10,653 22.8% 7,832 18.5% 
Greek 326 0.7% 292 0.7% 
Hungarian 541 1.2% 468 1.1% 
Irish 8,140 17.4% 5,551 13.1% 
Italian 9,483 20.3% 6,993 16.5% 
Lithuanian 114 0.2% 111 0.3% 
Norwegian 30 0.1% 38 0.08% 
Polish 2,800 6.0% 2,057 4.9% 
Portuguese 6 0.0% 0 0.0% 
Russian 474 1.0% 306 0.7% 
Scotch-Irish 979 2.1% 524 1.2% 
Scottish 906 1.9% 524 1.2% 
Slovak 1,473 3.1% 959 2.3% 
Subsaharan African 264 0.6% 395 0.9% 
Swedish 234 0.5% 293 0.7% 
Swiss 93 0.2% 93 0.2% 
Ukrainian 286 0.6% 142 0.3% 
Welsh 474 1.0% 249 0.6% 
West Indian (excluding 
Hispanic origin groups) 57 0.1% 279 0.7% 

Other ancestries 12,550 26.8% 15,964 37.8% 
Source: 2000 U.S. Census & 2011-2015 American Community Survey 
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The most common ethnicities in the Municipality of Penn Hills include 
German, Irish, and Italian, although all decreased in numbers between 
2000 and 2015. There was a substantial increase in the number of 
people identifying as “other ancestries” which may account for some 
of the fluctuation in other ethnic group numbers. 
 
Age 
 
The following Chart illustrates age distribution in the Municipality at the 
time of the 2011-2015 American Community Survey. The Census 
shows that as of 2015, children under five years of age represent 4.1% 
of the population; 20.3% of the Municipality’s population is under 20 
years of age; and 19.2% of the population is 65 years of age or older. 
Although there is a smaller senior population than the working age 
groups, the aging population has grown since the 2010 Census. As 
seniors age in place modifications will need to be made to homes in 
order for this population to remain in their homes. 
 

Chart II-5 Age of Population in Penn Hills 
 

       Source: 2010 U.S. Census 2011-2015 ACS            
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The median age in the Municipality of Penn Hills at the time of the 
2010 U.S. Census was 45.3 years. The median age in the Municipality 
minimally increased to 45.4 years at the time of the 2011-2015 
American Community Survey. During this same time period, the 
median age in Allegheny County decreased from 41.3 to 40.9 years, 
and the median age for the Commonwealth of Pennsylvania increased 
from 39.8 to 40.5 years.   
 
The following maps illustrate the total count and percent of population 
age 65 plus by Block Group in the Municipality of Penn Hills. The 
darker colors indicate a higher count or percent of this population.  
 

DRAFT



Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  22 of 106 

 

DRAFT



Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  23 of 106 

 

DRAFT



Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  24 of 106 

Religion 
The U.S. Census does not collect data on the religious affiliations of 
the population in the United States. In an effort to better understand 
the religious affiliations of the residents of Penn Hills, the Municipality 
used the data made available by the Association of Religion Data 
Archives (ARDA). ARDA surveys the congregation members, their 
children, and other people who regularly attend church services within 
counties across the country. Although this data appears to be the most 
comprehensive data that is available, it is unfortunately not entirely 
complete as it does not accurately include traditional African American 
denominations. The total number of regular attendees was adjusted in 
2010 (the most recent year for which data is available) to represent 
the population including historic African American denominations. 
However, the total value cannot be disaggregated to determine the 
distribution across denominational groups. 
 
The table below shows the distribution of residents of Allegheny 
County across various denominational groups, as a percentage of the 
population which reported affiliation with a church.  
 

Table II-4 - Religious Affiliation in Allegheny County  
 

 1980 1990 2000 2010 

Evangelical Protestant 4.1% 7.6% 5.8% 10.5% 

Black Protestant 1.0% 0.9% 0.0% 1.9% 

Mainline Protestant 23.4% 19.8% 18.8% 18.8% 

Catholic 70.3% 68.7% 68.7% 62.2% 

Orthodox 0.0% 0.1% 1.6% 1.3% 

Other 1.3% 3.0% 5.0% 5.2% 

 Source: The Association of Religion Data 
 

Between 1980 and 2010, Allegheny County saw an overall decrease 
in the number of people identifying with religious traditions. Of those 
that considered themselves religious, there was an increase in 
Evangelical Protestants and Other Religions, and a decrease in 
Mainline Protestant and Catholics.  
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B. Households: 
 

Household Tenure 
 
According to the 2010 U.S. Census, the total number of housing units 
was 20,342 units; 92.4% of which were occupied and 7.6% of which 
were vacant. Of the occupied housing units in 2010, 76.7% were 
owner-occupied and 23.3% were renter-occupied. In comparison, 
according to 2011-2015 the ACS there was a total of 20,468 units, of 
which 18,732 (91.5%) were occupied households and 1,736 (8.5%) 
were vacant. Of the total occupied housing units 14,152 (69.1%) were 
owner occupied and 4,580 (30.9%) were renter occupied households.  

In 2010, the average size of owner-occupied households was 2.31 
persons and the average size of renter-occupied households was 2.03 
persons. According to the 2011-2015 American Community Survey, 
the average household size for owner occupied housing slightly 
increased to 2.33 persons and decreased to 1.97 persons for renter 
occupied households. The following Chart illustrates the breakdown 
by household size for owner and renter households according to the 
2011-2015 American Community Survey. 

 
Chart II-6 Household Tenure by Size in Penn Hills 

 
 
 
 
 
 

          Source: 2011-2015 ACS 
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Two-person owner occupied housing units is the most common 
household type followed by 1-person owner occupied households.  
 
The following maps highlight the distribution of owner-occupied and 
renter-occupied housing units across the Municipality.  
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The following Table II-5 compares homeowners and renters by race 
according to the 2010 U.S. Census and 2011-2015 American 
Community Survey estimates. The table below compares 
homeowners and renters by race and ethnicity. This table shows that 
White households represent the largest percentage of 
homeownership (67.6%) with Black or African-American households 
comprising 29.3% of the total homeowners in 2015. 

 
Table II-5 - Household Tenure by Race and  
Ethnicity in the Municipality of Penn Hills 

 

Cohort 

2010 U.S. 
Census 2011-2015 ACS 

Owner 
(76.7%) 

Renter 
(23.3%) 

Owner 
(69.1%) 

Renter 
(30.9%) 

Total Households 14,416 4,370 14,152 4,580 
Householder who is White alone 10,182 2,168 9,576 2,421 
Householder who is Black or 
African American alone 3,847 1,999 4,155 1,980 

Householder who is American 
Indian and Alaska Native alone 21 10 0 0 

Householder who is Asian alone 85 28 73 20 

Householder who is Native 
Hawaiian and Other Pacific 
Islander alone 

1 1 5 0 

Householder who is some other 
race alone 20 7 65 0 

Householder who is two or more 
races 144 91 278 159 

Householder who is Hispanic or 
Latino  116 66 142 73 

Source: 2010 U.S. Census and 2011-2015 ACS  
 

There was a decrease of 7.6% in the rate of owner occupied 
households between the 2010 Census and 2011-2015 American 
Community Survey. Of all homeowners in the Municipality in 2015, 
64.0% are White, which is a decrease from 70.6% in 2010. 
Homeownership rates increased among African Americans from 
26.7% to 29.3%; and marginally increased among householders who 
are some other race alone, two or more races and Hispanic 
households from 0.8% to 1%. The rates of rentership increased 
among White households from 49.6% to 52.0%. Rates also increased 
for householders who are Two or More Races, from 2.1% to 3.4%. All 
other household rates of rentership decreased or remained the same.  
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Families  
 
In 2015, families comprised 60.5% of households in the Municipality 
of Penn Hills. The average family size was 2.9 persons. Of the 11,338 
families in the Municipality, 7,478 (65.9%) are a Married-couple 
families; 615 (5.4%) are Male headed households; and 3,245 (28.6%) 
are Female-headed households with no husband present. Chart II-7 
illustrates the makeup of households in Penn Hills.  

 
Chart II-7 Households in Penn Hills  

Source: 2011-2015 ACS 
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C. Income and Poverty: 

The 2011-2015 American Community Survey reported that the 
median household income in the Municipality of Penn Hills was 
$48,481 in 2015. The median household income for Penn Hills was 
lower than the median income of Allegheny County, $53,040, as well 
as Pennsylvania, $53,599. Table II-6 below illustrates the 
distribution of household income for the Municipality of Penn Hills at 
the time of the 2007-2011 and 2011-2015 American Community 
Survey. Note that data from the 2010 Census was not available.  

 

Table II-6 - Household Income in the Municipality of Penn Hills  
 

 2007-2011 American 
Community Survey 

2011-2015 American 
Community Survey 

Items Number of 
Households Percentage Number of 

Households Percentage 

Total Households 18,512 -- 18,732 -- 

Less than $10,000 1,017 5.5% 1,133 6.0% 

$10,000 to $14,999 1,292 7.0% 1,127 6.0% 

$15,000 to $24,999 2,350 12.7% 2,288 12.2% 

$25,000 to $34,999 2,336 12.6% 2,317 12.4% 

$35,000 to $49,999 2,466 13.3% 2,741 14.5% 

$50,000 to $74,999 4,250 23.0% 3,537 18.9% 

$75,000 to $99,999 2,664 14.4% 2,861 15.3% 

$100,000 to $149,999 1,586 8.6% 2,156 11.5% 

$150,000 to $199,999 289 1.6% 396 2.1% 

$200,000 or more 262 1.4% 176 0.9% 

Median Household 
Income $48,331 $48,481 

     Source: 2007-2011 & 2011-2015 ACS 

The following table identifies the Section 8 Income Limits in the 
Pittsburgh, PA Metropolitan Statistical Area based on household size 
for FY 2019. The median household income for a family of four (4) in 
the Pittsburgh MSA is $79,900 for 2019. 
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Table II-7 - Pittsburgh, PA MSA Section 8 Income Limits for FY 2019 

 

Income 
Category 

1 
Person 

2 
Person 

3 
Person 

4 
Person 

5 
Person 

6 
Person 

7 
Person 

8 
Person 

Extremely 
Low (30%) 
Income 
Limits 

$16,800 $19,200 $21,600 $25,750 $30,170 $34,590 $39,010 $43,430 

Very Low 
(50%) 
Income 
Limits 

$28,000 $32,000 $36,000 $39,950 $43,150 $46,350 $49,550 $52,750 

Low (80%) 
Income 
Limits 

$44,750 $51,150 $57,550 $63,900 $69,050 $74,150 $79,250 $84,350 

Data obtained from www.hud.gov  
 
Table II-8 below highlights the current low- and moderate-income 
population in the Municipality of Penn Hills based on 2011-2015 
American Community Survey data. The block groups that have a 
population of more than 51% low- and moderate-income are 
highlighted in the following table. The Municipality of Penn Hills has 
an overall low- and moderate-income population of 45.64%. For 
comparison, Allegheny County has a low- and moderate-income 
population of 40.69% which includes the Municipality’s population.  
 

Table II-8 - Low- and Moderate-Income Population  
 for the Municipality of Penn Hills 

 

Name State County Tract Block 
Group Low/Mod Low/Mod 

UNIV Low/Mod % 

Penn Hills PA Allegheny 
County 523100 1 1,115 1,565 71.25% 

Penn Hills PA Allegheny 
County 523100 2 680 1,260 53.97% 

Penn Hills PA Allegheny 
County 523100 3 210 545 38.53% 

Penn Hills PA Allegheny 
County 523100 4 280 605 46.28% 

Penn Hills PA Allegheny 
County 523200 1 765 1,015 75.37% 

Penn Hills PA Allegheny 
County 523200 2 590 1,220 48.36% 

Penn Hills PA Allegheny 
County 523200 3 370 1,090 33.94% 
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Penn Hills PA Allegheny 
County 523200 4 420 565 74.34% 

Penn Hills PA Allegheny 
County 523300 1 290 570 50.88% 

Penn Hills PA Allegheny 
County 523300 2 540 1,165 46.35% 

Penn Hills PA Allegheny 
County 523300 3 90 495 18.18% 

Penn Hills PA Allegheny 
County 523300 4 720 1,820 39.56% 

Penn Hills PA Allegheny 
County 523400 1 930 1,350 68.89% 

Penn Hills PA Allegheny 
County 523400 2 100 775 12.90% 

Penn Hills PA Allegheny 
County 523400 3 310 590 52.54% 

Penn Hills PA Allegheny 
County 523400 4 290 725 40.00% 

Penn Hills PA Allegheny 
County 523400 5 515 1,140 45.18% 

Penn Hills PA Allegheny 
County 523400 6 190 430 44.19% 

Penn Hills PA Allegheny 
County 523501 1 955 1,910 50.00% 

Penn Hills PA Allegheny 
County 523501 2 645 1,575 40.95% 

Penn Hills PA Allegheny 
County 523501 3 890 1,345 66.17% 

Penn Hills PA Allegheny 
County 523502 1 820 1,455 56.36% 

Penn Hills PA Allegheny 
County 523600 1 840 2,315 36.29% 

Penn Hills PA Allegheny 
County 523600 2 280 525 53.33% 

Penn Hills PA Allegheny 
County 523600 3 500 2,035 24.57% 

Penn Hills PA Allegheny 
County 523701 1 210 705 29.79% 

Penn Hills PA Allegheny 
County 523701 2 790 1,775 44.51% 

Penn Hills PA Allegheny 
County 523701 3 355 1,005 35.32% 

Penn Hills PA Allegheny 
County 523701 4 345 815 42.33% 

Penn Hills PA Allegheny 
County 523702 1 865 2,105 41.09% 
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Penn Hills PA Allegheny 
County 523702 2 805 1,455 55.33% 

Penn Hills PA Allegheny 
County 523702 3 510 1,030 49.51% 

Penn Hills PA Allegheny 
County 523702 4 340 435 78.16% 

Penn Hills PA Allegheny 
County 523800 1 440 1,005 43.78% 

Penn Hills PA Allegheny 
County 523800 2 210 925 22.70% 

Penn Hills PA Allegheny 
County 523800 3 400 705 56.74% 

Penn Hills PA Allegheny 
County 523800 4 585 1,990 29.40% 

Total  45.64% 
 

Source:  U.S. Department of Housing and Urban Development 
 
 
The following maps illustrate the low- and moderate-income 
population in the Municipality of Penn Hills. 
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The percentage of all families living in poverty experienced a slight 
increase from 7.6% in 2010 to 11.1% in 2015; additionally, the 
percentage of female headed households living in poverty increased 
from 19.7% to 24.1% according to the 2011-2015 American 
Community Survey estimates. Based upon the Municipality’s poverty 
statistics, Poverty rates for all families increased. Female headed 
households, including with children, especially saw a significant 
increase in poverty rates since the time of the 2010 U.S. Census. Over 
one-third (34.2%) of Female headed households with children are 
living in poverty, up from 26.7% in 2010. Poverty rates for married 
couple families decreased from 4.0% to 2.3%.  

 
Chart II-8 Percentage of Families and Female-Headed 

Households in Poverty in the Municipality of Penn Hills  
 
 
 
 
 
 
 
 

Source: 2010 U.S. Census & 2011-2015 American Community Survey 
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D. Employment:  

In 2015, 64.4% of the Municipality’s residents 16 years of age and 
over were considered a part of the labor force. The following charts 
illustrate the categories of workers and their occupations. The largest 
portions of Penn Hills workers are in management, business, science, 
and arts occupations (35%) and sales and office occupations (28%). 
Approximately one fifth (18%) of all workers are in “service 
occupations,” and, together, about one-fifth are in “natural resources, 
construction, and maintenance occupations” (6.0%) and “production, 
transportation, and material moving occupations” (13%).  

 
Chart II-9 Occupations in the Municipality of Penn Hills  

  Source: 2011-2015 American Community Survey 
 

 
According to the 2011-2015 American Community Survey, an 
estimated 38.7% of households in the Municipality of Penn Hills 
receive income from Social Security.  
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Chart II-10 Worker Class in the Municipality of Penn Hills  

   Source: 2011-2015 American Community 
Survey  

The following Chart illustrates the trends of the unemployment rate for 
the Municipality of Penn Hills, Allegheny County, and Pennsylvania 
from January 2010 through September 2019 as reported by the 
Bureau of Labor Statistics (www.bls.gov). 

Chart II-11 Municipality of Penn Hills Unemployment Rate 
 

Source: http://data.bls.gov 
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The unemployment rates in Penn Hills have continually been higher 
than that of Allegheny County and follow similar fluctuation patterns 
over the course of January 2010 to September 2019. Penn Hills 
experienced its highest unemployment rate of 10% in February 2010 
and experienced its lowest unemployment rate of 3.9% in November 
2018 and April 2019. The local unemployment rate was higher (5.5%) 
than the national unemployment rate, which was 3.5% in December 
2019. 
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E. Housing Profile: 
 

Approximately 92.6% of the housing stock in the Municipality of Penn 
Hills was built prior to 1970 and is well over 50 years old indicating a 
need for significant maintenance and rehabilitation. The majority 
(36.5%) of the housing stock was built between the years 1950 to 1959 
and between 1960-1969 (21.1%). The following Chart illustrates the 
year that housing structures were built in the Municipality of Penn Hills 
based on the 2011-2015 American Community Survey.  
 
Chart II-12 Year Structure Built in the Municipality of Penn Hills 

           Source: 2011-2015 American Community Survey 
Total = 20,468 Structures 

 

The following chart illustrates a comparison of the composition of the 
housing stock in the Municipality of Penn Hills at the time of the 2010 
U.S. Census and the 2011-2015 American Community Survey. The 
most common type of housing unit is a single family, detached unit. 
There were not any significant changes between the 2010 U.S. 
Census and 2011-2015 ACS data.  
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Chart II-13 Housing Stock in the Municipality of Penn Hills 

 
 
 

 Source: 2010 U.S. Census & 2011-2015 American Community Survey 

The median value of owner-occupied homes in the Municipality of 
Penn Hills in 2010 was $86,200 compared to $115,200 for Allegheny 
County and $159,300 for the Commonwealth of Pennsylvania. The 
2011-2015 American Community Survey estimates that the median 
value of owner-occupied homes in the Municipality of Penn Hills has 
increased to approximately $86,600, as compared to $129,600 in 
Allegheny County and $166,000 in the Commonwealth of 
Pennsylvania.  

The table below outlines the number of new units for which building 
permits were filed annually for the Pittsburgh, PA Core Base Statistical 
Area (CBSA).  The Pittsburgh CBSA has seen an overall decrease in 
the total number of new units constructed between 2003 and 2015. 

 
Chart II-8 - Units Authorized by Building Permits –  
Pittsburgh, PA Core Base Statistical Area (CBSA) 

 

Year Single Family Multi Family 5+ Units Total 
2003 5,292 1,221 754 6,513 
2004 5,548 1,308 872 6,856 
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2005 4,672 929 623 5,601 
2006 4,367 1,266 1,025 5,633 
2007 3,844 836 551 4,680 
2008 3,383 391 280 3,774 
2009 2,681 352 231 3,033 
2010 3,398 217 37 3,615 
2011 2,654 260 165 2,914 
2012 3,138 579 379 3,717 
2013 3,360 1,065 957 4,425 
2014 3,095 1,450 1,229 4,545 
2015 3,293 1,971 1,743 5,264 

Source: http://socds.huduser.org/permits/summary.odb 
 
The data shows that there has been an increase in total units 
authorized by building permits since 2008, with an increasing number 
of multi-family and 5+ units. 
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F. Financing: 

Owner Costs 
The median monthly mortgage expense in the Municipality of Penn 
Hills for 2011 was $1,124. The 2011-2015 American Community 
Survey estimates that the median monthly owner costs, including a 
mortgage, decreased to $1,096. Monthly owner costs increased 
2.49%, while median income during the same time period increased 
by only 0.30%. However, this increase is only nominal as the rate has 
not kept up with inflation. The median income of $48,344 in 2011 
should be $50,939 if it kept up with the rate of inflation. This indicates 
that homeowner costs could become more burdensome in the future 
if the trend continues.  The following table illustrates mortgage status 
and selected monthly owner costs according to the 2007-2011 and 
2011-2015 American Community Survey.  More than half (51.3%) of 
all owner-occupied houses in 2011 did not have mortgages, however 
this number decreased to just over a third (36.8%) of owner occupied 
housing units according to 2011-2015 American Community Survey 
estimates.  

Table II-9 - Mortgage Status and Selected Monthly 
Owner Costs in the Municipality of Penn Hills  

 

 2007-2011 American 
Community Survey 

2011-2015 American 
Community Survey 

Monthly Owner Cost Number of  
Housing Units Percentage Number of  

Housing Units Percentage 

Units with a mortgage 9,598 66.1% 8,937 63.1% 
Less than $300 11 0.1% 17 0.19 
$300 to $499 105 1.1% 171 1.9 
$500 to $699 566 5.9% 522 5.8 
$700 to $999 2,710 28.2% 2,741 30.6 
$1,000 to $1,499 4,551 47.4% 4,074 45.6 
$1,500 to $1,999 1,308 13.6% 991 11.1 
$2,000 or more 347 3.6% 421 4.7 
Median  $1,124 (x) $1,096 (x) 

Units without a mortgage 4,926 51.3% 5,215 36.8% 
Median  $465 (x) $475 (x) 

                                                                      Source: 2007-2011 & 2011-2015 American Community Survey 
 
The 2007-2011 American Community Survey estimates that the 
portion of homeowners whose housing costs exceed 30% of their 
monthly income has increased to approximately 34.0% of all owner-
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occupied households with a mortgage. According to the 2011-2015 
American Community Survey estimates, the proportion of 
homeowners whose housing costs exceed 30% has decreased to 
28.1% The following table illustrates housing costs for owner-
households according to the 2007-2011 and 2011-2015 American 
Community Survey. 
 

Table II-10 - Selected Monthly Owner Costs as a Percentage 
of Household Income in the Municipality of Penn Hills  

 

Owner Costs as a % 
of Income 

2007-2011 American 
Community Survey 

2011-2015 American 
Community Survey 

Number of 
Housing Units 

Percentage 
of Total 
Units 

Number of 
Housing Units 

Percentage 
of Total 
Units 

Housing units with a 
mortgage (excluding those 
whose monthly costs cannot 
be calculated) 

9,556 -- 8,937 -- 

Less than 20 percent 3,921 41.0% 3,643 40.8% 

20 to 24.9 percent 1,363 14.3% 1,185 13.2% 
25 to 29.9 percent 1,028 10.8% 897 10.0% 
30 to 34.9 percent 667 7.0% 598 6.7% 
35 percent or more 2,577 27.0% 1,910 21.4% 
Not computed 42 0.4% 27 0.3% 

Housing units without a 
mortgage (excluding those 
whose monthly costs cannot 
be calculated) 

4,926 -- 5,215 -- 

Less than 20 percent 2,476 50.2% 3,636 69.7% 
20 to 24.9 percent 606 12.3% 486 9.3% 
25 to 29.9 percent 280 5.7% 261 5.0% 
30 to 34.9 percent 149 3.0% 188 3.6% 
35 percent or more 571 11.6% 591 11.3% 
Not computed 0 0.0% 53 1.0% 

     Source: 2007-2011 & 2011-2015 American Community Survey 
 
Foreclosures 

According to Zillow.com as of March 2020, the Municipality of Penn 
Hills had 149 homes in foreclosure while Allegheny County had 1,397 
homes in foreclosureThe following Chart illustrates the yearly 
foreclosure filings in the Municipality of Penn Hills from 1998 to 2008, 
according to the Penn Hills 2015 Comprehensive Plan draft. 
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Renter Costs 

The median monthly rent in 2011 was $713 and has increased to $770 
per month according to the 2011-2015 American Community Survey.  
The following table illustrates rental rates within the Municipality at the 
time of the 2007-2011 and 2011-2015 American Community Survey. 
 

Table II-11 - Gross Monthly Rent in the Municipality of Penn Hills  
 

Rental Rates 

2007-2011 American Community 
Survey 

2011-2015 American 
Community Survey 

Number of  
Housing Units Percentage Number of 

Housing Units Percentage 

Total Units 
(excluding those 
whose monthly 
costs cannot be 

calculated) 

3,988 -- 4,580 -- 

Less than $200 76 2.0% 52 1.1% 
$200 to $299 222 5.7% 175 3.8% 
$300 to $499 488 12.6% 498 10.9% 
$500 to $749 1,360 35.2% 1,383 30.2% 
$750 to $999 1,126 29.1% 1,288 28.1% 
$1,000 to $1,499 459 11.9% 813 17.7% 
$1,500 or more 135 3.5% 184 4.0% 
No cash rent 122 3.2% 187 4.1% 
Median $713 (X) $770 (X) 

 Source: 2007-2011 & 2011-2015 American Community Survey 
 
Estimates from the 2007-2011 ACS show that over half (51.3%) of all 
renter-occupied households pay housing costs that exceed 30% of 
their income. This proportion has decreased slightly to 49.5% (2,272 
households) according to the 2011-2015 American Community 
Survey estimates.   The following table illustrates the housing cost for 
renter-households in at the time of the 2007-2011 and 2011-2015 
American Community Survey. The significant number of renters 
whose rental costs exceed thirty percent of their monthly income 
indicates the need for affordable rental options in the Municipality.  
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Table II-12 - Gross Rent as a Percentage of  
Household Income in the Municipality of Penn Hills  

 

Rental Cost as a % 
of Income 

2007-2011 American 
Community Survey 

2011-2015 American 
Community Survey 

Number of  
Housing Units Percentage Number of  

Housing Units Percentage 

Less than 15 percent 502 12.5% 317 6.9% 

15 to 19 percent 382 9.5% 521 11.4% 
20 to 24 percent 599 15.0% 622 13.6% 
25 to 29 percent 400 10.0% 614 13.4% 
30 to 34 percent 302 7.6% 427 9.3% 
35 percent or more 1,681 42.1% 1,845 40.2% 
Total Units 
(excluding those 
whose monthly costs 
cannot be calculated) 

3,988 -- 4,580  

Not computed 122 -- 234 -- 

     Source: 2007-2011 and 2011-2015 American Community Survey 

Table II-13 below indicates the FY 2019 Fair Market Rents for the 
Pittsburgh, PA HUD Metropolitan Statistical Area are shown in the 
table below.  

 
Table II-13 - Final FY 2019 Fair Market Rents (FMRs) 

By Unit Bedrooms in the Pittsburgh, PA MSA 
 

 Efficiency One-
Bedroom 

Two-
Bedroom 

Three-
Bedroom 

Four-
Bedroom 

Final FY 2019 FMR $647 $725 $896 $1,137 $1,248 

     Source: www.hud.gov  
 
As of March 2019, the estimated average monthly rents in Penn Hills 
were $732 for one-bedroom units; $831 for two-bedroom units; $981 
for three-bedroom units; and $1,097 for four-bedroom units based on 
rent trend data collected by www.rentometer.com. These average 
rents are all lower than HUD’s FMR rate with the exception of one-
bedroom apartments.  

 
 

  

DRAFT

http://www.hud.gov/
http://www.rentometer.com/


Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  48 of 106 

G. Household Types: 

Based on a comparison between the 2009 and 2015 populations, the 
Municipality of Penn Hills experienced a decrease of 89 people-
virtually a zero percent change in population. The median income of 
the area increased by 8%, potentially indicating a higher percentage 
of above income persons have moved into the area, however, this 
change in income is only nominal and as not kept up with the pace of 
inflation. If income had increased with inflation the median income in 
2015 would be $49,437. Table II-14 outlines these changes below. 
 

Table II-14 – Changes Between 2000 & 2011 

Demographics 2009 2015 % Change 

Population 42,329 42,240 -0% 

Households 19,598 18,730 -4% 

Median Income $44,749.00 $48,481.00 8% 
 Data Source: 2005-2009 ACS (Base Year), 2011-2015 ACS (Most Recent Year) 

 
Table II-15 – Number of Households Table 

 0-30% 
HAMFI 

>30-50% 
HAMFI 

>50-80% 
HAMFI 

>80-
100% 

HAMFI 
>100% 
HAMFI 

Total Households * 2,575 2,630 3,800 2,035 7,690 

Small Family Households * 775 655 1,285 795 4,185 

Large Family Households * 80 125 140 85 410 

Household contains at least 
one person 62-74 years of 
age 

535 695 970 510 1,730 

Household contains at least 
one person age 75 or older 580 825 835 220 540 

Households with one or more 
children 6 years old or 
younger * 

400 240 330 264 190 

Data Source: 2011-2015 CHAS 
 

* the highest income category for these family types is >80% HAMFI 
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Table II-16 – Housing Problems (Households with one of the listed needs) 
 

 

Renter Owner 

0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100
% 

AMI 
Total 

0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100
% 

AMI 
Total 

Substandard 
Housing - 
Lacking 
complete 
plumbing or 
kitchen facilities 

100 60 75 15 250 10 0 35 4 49 

Severely 
Overcrowded - 
With >1.51 
people per 
room (and 
complete 
kitchen and 
plumbing) 

0 0 0 0 0 0 0 0 0 0 

Overcrowded - 
With 1.01-1.5 
people per 
room (and none 
of the above 
problems) 

15 45 0 0 60 0 20 10 15 45 

Housing cost 
burden greater 
than 50% of 
income (and 
none of the 
above 
problems) 

845 200 10 0 1,055 735 550 150 4 1,439 

Housing cost 
burden greater 
than 30% of 
income (and 
none of the 
above 
problems) 

230 325 330 20 905 170 440 665 250 1,525 

Zero/negative 
Income (and 
none of the 
above 
problems) 

45 0 0 0 45 80 0 0 0 80 

Data Source: 2007-2011 CHAS 
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Table II-17 – Housing Problems (Households with one or more Severe Housing 
Problems: Lacks kitchen or complete plumbing, severe overcrowding, severe cost 

burden) 
 

 

Renter Owner 

0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 
0-

30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

Having 1 or 
more of four 
housing 
problems 

960 300 85 15 1,360 745 570 195 25 1,535 

Having none 
of four 
housing 
problems 

505 515 1,040 425 2,485 240 1,245 2,480 1,570 5,535 

Household 
has negative 
income, but 
none of the 
other housing 
problems 

45 0 0 0 45 80 0 0 0 80 

Data Source: 2011-2015 CHAS 
 

Table II-18 – Cost Overburdened Greater Than 30% 
 

 

Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 
0-

30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

Small Related 470 190 175 835 240 325 235 800 

Large Related 25 55 0 80 0 20 55 75 

Elderly 330 170 170 670 465 550 350 1,365 

Other 340 205 70 615 205 95 175 475 

Total need by 
income 1,165 620 415 2,200 910 990 815 2,715 

Data Source: 2011-2015 CHAS 
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Table II-19 – Cost Overburdened Greater Than 50% 
 

 

Renter Owner 

0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 
0-

30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

Small Related 400 30 0 430 210 255 60 525 

Large Related 10 0 0 10 0 0 0 0 

Elderly 210 110 50 370 350 245 70 665 

Other 260 120 0 380 175 50 20 245 

Total need by 
income 880 260 50 1,190 735 550 150 1,435 

Data Source: 2011-2015 CHAS 
 

Table II-20 – Overcrowding Conditions 
 

 

Renter Owner 

0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 
0-

30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

Single family 
households 15 45 0 0 60 0 20 10 15 45 

Multiple, 
unrelated 
family 
households 

0 0 0 0 0 0 0 0 0 0 

Other, non-
family 
households 

0 0 0 0 0 0 0 0 0 0 

Total need by 
income 15 45 0 0 60 0 20 10 15 45 

Data Source: 2011-2015 CHAS 
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H. Cost Overburden: 

The greatest housing problem facing the Municipality of Penn Hills, 
PA is the lack of affordable housing and the fact that many of the 
Municipality’s lower income households are paying more than 30% of 
their total household income on housing related costs. The following 
information was noted: 1,560 White households were cost 
overburdened by 30% to 50%; 1,380 White households were cost over 
burdened by greater than 50%; 1,005 Black/African American 
households were cost overburdened by 30% to 50%; 1,160 
Black/African American households were cost overburdened by 
greater than 50%; 35 Asian households were cost overburdened by 
30% to 50%; 40 Hispanic households were cost overburdened by 30% 
to 50%; and 50 Hispanic households were cost overburdened by 
greater than 50%. 

Table II-21 – Housing Cost Burden 

Housing Cost 
Burden <=30% 30-50% >50% 

No / negative 
income (not 
computed) 

Jurisdiction as a 
whole 13,270 2,685 2,645 125 

White 8,860 1,560 1,380 125 
Black / African 
American 3,890 1,005 1,160 0 

Asian 45 35 0 0 
American Indian, 
Alaska Native 0 0 0 0 

Pacific Islander 0 4 0 0 

Hispanic 125 40 50 0 
Data Source: 2011-2015 CHAS 

A total of 1,560 White households were considered cost overburdened 
by between 30% and 50%, which is 29.3% of the total cases of 
households that were considered cost overburdened by between 30% 
and 50%. This number is below the 63.4% of total number of 
households that are White. A total of 1,005 Black/African American 
households were considered cost overburdened by between 30% and 
50%, which is 18.8% of the total cases of households that were 
considered cost overburdened by between 30% and 50%. This 
number is below than the 32.5% of the total number of households 
that the Black/African American category comprises. A total of 35 
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Asian households were considered cost overburdened by between 
30% and 50%, which is 0.66% of the total cases of households that 
were considered cost overburdened by between 30% and 50%.  This 
number is higher than the 0.43% of the total number of households 
the Asian category comprises. A total of 40 Hispanic households were 
considered cost overburdened by between 30% and 50%, which is 
0.75% of the total cases of households that were considered cost 
overburdened by between 30% and 50%. This number is below the 
1.2% of the total number of households that the Hispanic category 
comprises. 

A total of 1,380 White households were considered cost overburdened 
by greater than 50%, which is 26.4% of the total cases of households 
that were considered cost overburdened by greater than 50%. This 
number is below the 63.4% of the total number of households that the 
White category comprises. A total of 1,160 Black/African American 
households were considered cost overburdened by greater than 50%, 
which is 22.2% of the total cases of households that were considered 
cost overburdened by greater than 50%. This number is lower than 
the 32.5% of the total number of households that the Black/African 
American category comprises. A total of 50 Hispanic households were 
considered cost overburdened by greater than 50%, which is 0.95% 
of the total cases of households that were considered cost 
overburdened by greater than 50%. This number is slightly lower than 
the 1.2% of the total number of households that the Hispanic category 
comprises. 

These summaries indicate that any one racial or ethnic group is not 
disproportionately affected by housing cost burden over another 
group.  
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I. Housing Problems: 
 

A household is considered to have a housing problem if it is cost 
burden by more than 30% of their income, is experiencing 
overcrowding, or has incomplete kitchen or plumbing facilities. The 
four housing problems are: lacks complete kitchen facilities; lacks 
complete plumbing facilities; more than one person per room; and cost 
burden greater than 30%. The following tables illustrate the 
disproportionate needs in the Municipality of Penn Hills: 
 

Table II-22 – 0%-30% of Area Median Income 

Housing Problems* 
Has one or 

more of four 
housing 

problems 

Has none of 
the four 
housing 

problems 

Household has 
no/negative 
income, but 
none of the 

other housing 
problems 

Jurisdiction as a whole 1,705 745 125 

White 890 365 125 

Black / African American 735 350 0 

Asian 0 0 0 
American Indian, Alaska 
Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 50 10 0 
Data Source: 2011-2015 CHAS 

*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More 
than one person per room, 4.Cost Burden greater than 30% 

 

Table II-23 – 30%-50% of Area Median Income 

Housing Problems* 
Has one or 

more of four 
housing 

problems 

Has none of 
the four 
housing 

problems 

Household has 
no/negative 
income, but 
none of the 

other housing 
problems 

Jurisdiction as a whole 870 1,760 0 

White 465 1,270 0 
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Housing Problems* 
Has one or 

more of four 
housing 

problems 

Has none of 
the four 
housing 

problems 

Household has 
no/negative 
income, but 
none of the 

other housing 
problems 

Black / African American 375 395 0 

Asian 0 25 0 
American Indian, Alaska 
Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 0 25 0 
Data Source: 2011-2015 CHAS 

*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More 
than one person per room, 4.Cost Burden greater than 30% 

 

Table II-24 – 50%-80% of Area Median Income 

Housing Problems* 
Has one or 

more of four 
housing 

problems 

Has none of 
the four 
housing 

problems 

Household has 
no/negative 
income, but 
none of the 

other housing 
problems 

Jurisdiction as a whole 280 3,520 0 

White 160 2,365 0 

Black / African American 125 1,065 0 

Asian 0 10 0 
American Indian, Alaska 
Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 0 25 0 
Data Source: 2011-2015 CHAS 

*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More 
than one person per room, 4.Cost Burden greater than 30% 
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Table II-25 – 80%-100% of Area Median Income 

Housing Problems* 
Has one or 

more of four 
housing 

problems 

Has none of 
the four 
housing 

problems 

Household has 
no/negative 
income, but 
none of the 

other housing 
problems 

Jurisdiction as a whole 40 1,995 0 

White 19 1,285 0 

Black / African American 15 670 0 

Asian 4 0 0 
American Indian, Alaska 
Native 0 0 0 

Pacific Islander 0 4 0 

Hispanic 0 20 0 
Data Source: 2011-2015 CHAS 

*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More 
than one person per room, 4.Cost Burden greater than 30% 

 

The racial composition of households in the Municipality of Penn Hills, 
according to the 2011-2015 American Community Survey, was 55.6% 
White; 37.5% African American/Black; 0.43% Asian; 1.4% Other 
races; and 4.1% two or more races. The Hispanic or Latino population 
was 2.0%. There was one of racial/ethnic groups slightly 
disproportionately affected by housing problems: the Hispanic or 
Latino group made up 6.7% of the housing problems but only 4.2% of 
households within this income group. There were no groups 
disproportionately affected by housing problems in the 30-50% or 50-
80% AMI income groups. In the 80-100% AMI category 100% of the 
Asian households have housing problems. However, the sample size 
is minimal and may not accurately describe the needs of the entire 
Asian community in Penn Hills as they only make up 1.4% of the 
population as a whole. 
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J. Disabled Households: 
 

The following table includes the 2011-2015 American Community 
Survey estimate that shows the number of disabled individuals in the 
Municipality of Penn Hills. The total population five (5) years and over 
is 42,054 and the disabled population is 6,172, or 14.7%. This is an 
indicator of the need for housing for the disabled who are mainly low- 
and moderate-income and who are usually unable to find housing 
resources that are accessible and/or affordable. 

 
Table II-26 – Disability Status for Penn Hills, PA 

 

Disability Status of the Civilian Non-
Institutional Population 

Total 
Population 

Over 5 
Years of 

Age 

Population 
with a 

Disability 

Percent 
with a 

Disability 

Total civilian non-institutionalized 
population 42,054 6,172 14.7% 

  

Population under 5 years 1,723 0 0.0% 

With a hearing difficulty (X) 0 0.0% 

With a vision difficulty (X) 0 0.0% 

  

Population 5 to 17 years 6,154 357 5.8% 

With a hearing difficulty (X) 44 0.6% 

With a vision difficulty (X) 79 0.6% 

With a cognitive difficulty (X) 265 8.0% 

With an ambulatory difficulty (X) 28 0.2% 

With a self-care difficulty (X) 42 2.1% 

  

Population 18 to 64 years 26,202 5,815 22.2% 

With a hearing difficulty (X) 401 1.5% 

With a vision difficulty (X) 400 1.5% 

With a cognitive difficulty (X) 1,094 4.2% 

With an ambulatory difficulty (X) 1,350 5.2% 
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With a self-care difficulty (X) 549 2.1% 

With an independent living difficulty (X) 1,268 4.8% 

  

Population 65 years and over 7,975 3,064 38.4% 

With a hearing difficulty (X) 1,132 14.2% 

With a vision difficulty (X) 771 9.7% 

With a cognitive difficulty (X) 739 9.3% 

With an ambulatory difficulty (X) 2,049 25.7% 

With a self-care difficulty (X) 925 11.6% 

With an independent living difficulty (X) 1,359 17.0% 

  

SEX -- -- -- 

  Male 19,178 2,720 14.2% 

  Female 22,876 3,542 15.5% 

  
RACE AND HISPANIC OR LATINO 
ORIGIN -- -- -- 

White alone 24,405 3,990 16.3% 

Black or African American alone 15,556 1,917 12.3% 

American Indian and Alaska Native 
alone 0 0 0.0% 

Asian alone 256 0 0.0% 

Native Hawaiian and Other Pacific 
Islander alone 20 5 25.0% 

Some other race alone 302 63 20.9% 

Two or more races 1,515 197 13.0% 

     

White alone, not Hispanic or Latino 24,217 3,960 16.3% 

Hispanic or Latino (of any race) 492 68 13.8% 

Source: 2011-2015 American Community Survey 
 

Of the population age 65 and older, 38.4% have a disability, made up 
largely due to ambulatory difficulty (25.7%) and an independent living 
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difficulty (17.0%). The overall data shows a fairly even percentage 
between males and females, with 14.2% and 15.5% of the respective 
populations having disabilities. Chart II-15 below illustrates the type 
of disability for the population 5 years and over in the Municipality of 
Penn Hills.  
 

Chart II-15 Type of Disability for Population 5 Years 
and Over in the Municipality of Penn Hills  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: 2011-2015 American Community Survey  
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III. Review/Update to Original Plan 
 

The previous “Analysis of Impediments to Fair Housing Choice” was 
prepared by the Municipality of Penn Hills in 2015 in concert with their 2015-
2019 Five-Year Consolidated Plan.  
 
The present “Analysis of Impediments to Fair Housing Choice” was prepared 
in 2020 and the identified Impediments to Fair Housing Choice are reviewed 
twice each year in the Municipality’s Annual Action Plan and then again in 
the Consolidated Annual Performance Evaluation Reports (CAPER). The 
following paragraphs restate the identified impediments from the 2015 
Analysis of Impediments to Fair Housing Choice and summarize the progress 
made on each. 

 

• Impediment 1:  Housing Affordability  
 

Decent, safe, sound, and affordable housing remains a high priority to 
ensure fair housing choice, quality of life, and attractive 
neighborhoods. 
 
Goal:  Maintain the supply of decent, safe, sound, and affordable 
housing targeted to lower income households, both renters and 
owners. 
 
Strategies:  In order to meet this goal, the following activities and 
strategies should be undertaken: 

- 1-A:  Maintain the supply of available decent, safe, and 
affordable housing through rehabilitation assistance and 
support of the creation of and capacity building of Community 
Housing Development Organizations (CHDOs), both locally 
and countywide. 

- 1-B:  Maintain homeownership opportunities for LMI 
households by promoting available housing and housing 
counseling, as well as applying for funds through the Allegheny 
County HOME Consortium. 

- 1-C:  Maintain and strengthen an effective property 
maintenance inspection and enforcement program. 

- 1-D:  Promote programs for accessibility, weatherization, 
insulation, storm windows, energy audits, etc. to help reduce 
energy costs for LMI households that are cost overburden. 

 
• Impediment 2:  Housing Accessibility  
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There appears to be an unmet need for housing that is accessible to 
the older population, and persons with disabilities. 
 
Goal: Increase the supply of housing that meets the accessibility, 
visitability, and quality of life needs of the older population and persons 
with disabilities. 
 
Strategies:  In order to meet this goal, the following activities and 
strategies should be undertaken: 

- 2-A:  Increase the supply of accessible owner-occupied 
housing by continuing to provide assistance to support the 
removal of architectural barriers. 

- 2-B:  Enforce building codes (I.B.C.) to ensure that new 
multifamily construction meets the accessibility provisions of 
the Fair Housing Act. 

- 2-C:  Increase the supply of accessible renter-occupied 
housing by conducting an inventory of accessible units and 
what is needed to make units totally accessible. 

- 2-D:  Study the feasibility of providing assistance to support the 
removal of architectural barriers in rental housing. 

- 2-E:  Promote education and awareness of the requirements 
for reasonable accommodations for persons with disabilities 
and the elderly in rental housing. 

 
• Impediment 3:  Fair Housing Education, Advocacy, Monitoring, 

and Enforcement  
 

As in any community, there is a lack of awareness of the rights and 
responsibilities under the Fair Housing Act and a need to continually 
monitor and enforce the Fair Housing Act. 
 
Goal:  Increase the knowledge and awareness of the rights of 
individuals and the responsibilities of building owners in regard to the 
Fair Housing Act; use educational advocacy, monitoring, and 
enforcement to eliminate discrimination in housing and provide fair 
housing choices for all individuals and families. 
 
Strategies:  In order to meet this goal, the following activities and 
strategies should be undertaken: 

- 3-A:  Support educational and training programs concerning 
the rights and responsibilities covered by the Fair Housing Act. 
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- 3-B:  Support local and countywide efforts to strengthen 
efficient and effective fair housing monitoring, investigation, 
testing, and enforcement strategies. 

- 3-C:  Support the delivery of fair housing advocacy services to 
at-risk groups and victims of housing discrimination. 

- 3-D:  Promote the delivery of financial literacy counseling for 
LMI and minority households to combat predatory and 
subprime lending practices. 

 
• Impediment 4:  Concentration of Low-Income and Minority 

Groups 
 

Many communities with high percentages of low-income persons, 
minorities, and female-headed households find that these groups are 
concentrated in certain areas within the community. 
 
Goal: Promote policies and actions affecting housing choice that will 
provide low-income households and minorities in concentrated 
neighborhoods with housing choices both inside and outside these 
areas. 
 
Strategies:  In order to meet this goal, the following activities and 
strategies should be undertaken: 

- 4-A:  Obtain funding to provide a homeownership program to 
provide affordable housing opportunities to all persons in the 
community. 

- 4-B:  Assess the social and economic trends that contribute to 
segregated neighborhoods and develop strategies to close the 
minority homeownership gap. 

- 4-C:  Ensure that protected classes and economically 
distressed groups are represented on advisory bodies that 
oversee land use and housing policies. 

- 4-D:  Undertake a neighborhood analysis study of impacted 
areas in the community to determine a strategy to improve and 
revitalize those areas. 

 

• Impediment 5:  Accessibility of Public Facilities  
 

The accessibility of public facilities remains a fundamental quality of 
life issue for most communities, especially for the older population and 
persons with disabilities. 
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Goal: Maintain and continue to upgrade municipal facilities, public 
spaces, and subrecipient facilities to make them accessible to persons 
with disabilities. 
 
Strategies:  In order to meet this goal, the following activities and 
strategies should be undertaken: 

- 5-A:  Continue to fund improvements and upgrades at public 
and community facilities to remove architectural barriers. 

- 5-B:  Continue to monitor any accessibility constraints in the 
municipal facilities and managed public spaces; utilize both 
Federal and capital improvement funds to remove any potential 
architectural barriers. 

- 5-C:  Evaluate the accessibility constraints of all sub-recipient 
and allied organizational facilities and assist these 
organizations to obtain funds for capital improvements to 
remove any existing architectural barriers. 
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IV. Impediments to Fair Housing 2020 
 

In order to determine if any impediments to fair housing choice exist, 
interviews and meetings were conducted, surveys were distributed, Census 
data was reviewed, and an analysis of the fair housing complaints in the 
Municipality of Penn Hills was undertaken.  

 
 

A. Fair Housing Complaints: 

1. Fair Housing Partnership of Greater Pittsburgh  

The Fair Housing Partnership of Greater 
Pittsburgh (FHP) was foudned in 1983 to 
advance fair housing and equal 
opportunities in the Pittsburgh metro area.  

FHP provides testing, 
education and outreach services, advocacy for 
persons who have been discriminated against in 
their search for housing, and enforcement of the 
Fair Housing Act and other related laws. As part of 
their education and outreach initiatives, FHP 

provides information to vulnerable populations to increase their 
knowledge and awareness of fair housing rights and responsibilites, 
and sponsors an annual “Poetry Slam” related to fair housing. FHP 
publishes and distributes brochures containing general information, 
disability rights education, and testing. FHP’s general information 
brochure is printed and distributed in both English and Spanish. 
Enforcement efforts include testing, various housing audits and 
surveys, and assisting people in filing fair housing complaints. The Fair 
Housing Partnership is an approved FHAP agency by HUD, and as 
such performs testing throughout the County.   
 
2. Pennsylvania Human Relations Commission 

 
The Pennsylvania Human Relations 
Commission (PHRC) enforces 
Pennsylvania’s anti-discrimination laws 
and promotes equal opportunity in 
education, employment, housing and 
commercial property, as well as public 
accommodation.    
 
 The mission statement of the PHRC is as follows: The Pennsylvania 
Human Relations Commission is to administer and enforce the 

Fair Housing Partnership of 
Greater Pittsburgh 

2840 Liberty Avenue, Suite 205 
Pittsburgh, PA 15222 

(412) 391-2535 (Voice) 
http://pittsburghfairhousing.org  

  
 
 

Pennsylvania 
Human Relations Commission 

Harrisburg Regional Office  
Riverfront Office Center, 5th Floor 

1101-1125 South Front Street 
Harrisburg, PA 17104-2515 

(717) 787-9784 (Voice)  
(717) 787-7279 (TTY) 

 

DRAFT

http://pittsburghfairhousing.org/
http://pittsburghfairhousing.org/


Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  65 of 106 

Pennsylvania Human Relations Act and the Pennsylvania Fair 
Educational Opportunities Act through investigation, identification and 
elimination of unlawful discrimination and the promotion of equal 
opportunity for all persons.   
 
The PHRC has its main office in Harrisburg, as well as regional offices 
in Harrisburg, Philadelphia, and Pittsburgh.  In addition to its staff 

members, the PHRC has eleven 
(11) Commissioners appointed by 
the Governor and confirmed by 
the State Senate.   

 
The number of complaints fluctuates from year to year; however, 
Disability and Retaliation were the most common reasons for housing 
complaints according to the 2017-2018 annual report.  

 
According to the 2017-2018 annual report the Pittsburgh Regional 
office has 518 discrimination cases under investigation and 227 cases 
were closed in 2018. 

 
3. Allegheny County Department of Human Services: Human 
Relations Commission 
 
The Allegheny County 
Department of Human 
Services (DHS) was 
created in 1997 to 
consolidate all human 
services in the County. DHS provides and administers publicly-funded 
human services to Allegheny County residents, with particular care for 
the county’s vulnerable populations. Services provided include mental 
health and drug and alcohol services, child protective services, at-risk 
child development and education, hunger services, emergency 
shelters and housing for the homeless, various job training and 

placement assistance, and services for 
individuals with an intellectual disability. A 
complaint must be filed within 180 days of the 
alleged discrimination on the basis of race, 
color, religion, national origin, ancestry, place 
of birth, sex, gender identity or expression, 
sexual orientation, disability, marital status, 

familial status, age and/or use of guide or support animals because of 
blindness, deafness, or physical disability.  Additionally, individuals 
can register a complaint with the Housing and Community 
Environment Program (HCE). The Housing Program handles 
complaints regarding landlord-tenant issues and exterior property 

Allegheny County Department of Human Services 
Human Relations Commission 

Phone: 412-350-6945 
https://www.alleghenycounty.us 
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maintenance concerns to ensure homes and apartments are safe and 
up to code. If violations are found, a time is given for corrections to be 
made. If the problems have not been fixed within the proper time frame 
further action can be taken. 

4. Fair Housing & Equal Opportunity (FHEO-HUD) 

The U.S. Department of Housing and Urban 
Development’s (HUD’s) Office of Fair Housing & Equal 
Opportunity (FHEO) receives complaints regarding alleged 
violations of the Fair Housing Act.  Information was 
requested From January 2009 through the end of 2019. Only three (3) 
complaints originated within the Municipality of Penn Hills during that 
time period.  
 
The fair housing complaints in the Municipality of Penn Hills that were 
filed with HUD are disaggregated in the Chart below to illustrate the 
most common basis of complaints.  In the Municipality of Penn Hills, 
familial status was the most common basis for complaints between 
June 2010 and March, 2015. The table below compares the frequency 
of each basis of complaint in the Municipality.  
 
HUD has issued a Letter of Compliance and Non-Compliance to Penn 
Hills based on Section 504 compliance of public and community 
facilities. The Municipality is in the process of developing a VCA 
(Voluntary Compliance Agreement) to address these issues and 
identify a plan of action to bring the buildings and facilities into 
compliance with Section 504 of the Rehabilitation Act. The 
Municipality of Penn Hills anticipates the completion of its 
requirements under the Voluntary Compliance Agreement during the 
FY 2019 program year. 
 
The following table entitled “Basis for Housing Complaints” 
summarizes all the complaints filed with the HUD Office of Fair 
Housing & Equal Opportunity between June, 2010 and March, 2015 
in the Municipality of Penn Hills. 
 
 

Table IV-1 - Basis for Housing Complaints  
Municipality of Penn Hills, Pennsylvania  

Basis 
Municipality of Penn Hills 

Count* % of Municipality 
Complaints 

Race 1 25.0% 
Disability 1 25.0% 
Familial Status 2 50.0% 
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National Origin 0 0.0% 
Retaliation 0 0.0% 
Sex 0 0.0% 
Color 0 0.0% 
Religion 0 0.0% 

   Source: U.S. Department of HUD-FHEO, Philadelphia Regional Office 
 
*Note: Each complaint may include multiple bases, so the counts do not add up to 
the total number of complaints.  

 
The following table illustrates how complaints were closed. Note that 
each complaint may contain multiple bases so counts do not add up 
to the total number of complaints.  

Table IV-2 - How Complaints Were Closed in the 
Municipality of Penn Hills, Pennsylvania 

 

How Closed 

Basis No 
Cause 

Complainant 
Failed to 

Cooperate 
Conciliated/  

Settled 
Withdrawn 

After 
Resolution 

Withdrawn 
Without 

Resolution 

Unable to 
Locate 

Complainant 
Not 

Closed 

Race 1 0 0 0 0 0 0 

Familial Status 1 0 0 1 0 0 0 

Disability 0 0 1 0 0 0 0 

National Origin 0 0 0 0 0 0 0 

Retaliation 0 0 0 0 0 0 0 

Color 0 0 0 0 0 0 0 

Sex 0 0 0 0 0 0 0 

Religion 0 0 0 0 0 0 0 

Total  2 0 1 1 0 0 0 

Source: U.S. Department of HUD-FHEO, Pittsburgh Regional Office 
 
 
The following table titled “HUD-FHEO Complaints” summarizes all of 
the complaints filed with the HUD Office of Fair Housing & Equal 
Opportunity between June 2010 and March 2015 in the Municipality 
of Penn Hills.  
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Table IV-3 - HUD-FHEO Complaints 
 

Municipality County 
HUD 
Filing 
Date 

Bases Issues 
Date 

Closed by 
HUD 

Closure 
Reason 

Penn Hills           Allegheny 
County               8/27/2010 

Race, 
Familial 
Status  

Discriminatory refusal to rent,  12/17/2010 No Cause 

Penn Hills           Allegheny 
County               8/15/2012 Disability  Failure to make reasonable 

accommodation,  12/11/2012 Conciliated/ 
Settled  

Penn Hills           Allegheny 
County               3/10/2015 Familial 

Status 

Discriminatory advertising, statements 
and notices; Discrimination in 
terms/conditions/privileges relating to 
rental; otherwise deny or make 
housing unavailable. 

02/03/2016 

Complaint 
withdrawn by 
complainant 
after resolution 

 
 Source: U.S. Department of HUD-FHEO, 

Philadelphia Regional Office 
 
National Trends 
 
The U.S. Department of Housing and Urban Development (HUD) 
releases annual reports on the basis of fair housing complaints 
nationwide.  The following table highlights the frequency of housing 
complaints by basis of complaint from 2014 to 2017. The FY 2017 
information is the most up to date data that has been released.  
 

Table IV-4 - Housing Complaints Nationwide 
 

Basis 
FY 2014 FY 2015 FY 2016 FY 2017 

Number of 
Complaints 

% of 
Total 

Number of 
Complaints 

% of 
Total 

Number of 
Complaints 

% of 
Total 

Number of 
Complaints 

% of 
Total 

Disability 4,621 55.2% 4,605 55.2% 4,908 58.5% 4,865 59.4% 
Race 2,383 28.5% 2,291 27.4% 2,154 25.7% 2,132 26.0% 
Retaliation 867 10.3% 832 9.9% 785 9.4% 871 10.6% 
Familial Status 1,051 12.5% 1,031 12.3% 882 10.5% 834 10.2% 

National Origin 1,067 12.7% 898 10.7% 917 10.9% 826 10.1% 

Sex 879 10.5% 915 10.9% 800 9.5% 800 9.8% 
Religion  223 2.7% 225 2.7% 204 2. 4% 232 2.8% 
Color 146 1.7% 151 1.8% 143 1.7% 192 2.3% 
Number of 
Complaints filed 8,371 -- 8,348 -- 8,385 -- 8,186 -- 

   Source: HUD FY 2014-2017 Annual Report on Fair Housing 
 
Note, the percentages for each year do not equal 100% and the 
number of complaints each year do not equal the total complaints 
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across all areas. This is because there is often more than one basis 
for the filing of a fair housing complaint. The housing complaints filed 
in the Municipality of Penn Hills were primarily based on familial status, 
which is not consistent with national trends. However, there were so 
few complaints over the past decade that any comparison would be 
misleading.  
 
5. Housing and Human Services Agencies 

 
The Municipality of Penn Hills interviewed agencies offering housing 
and human services within the Municipality in order to obtain their 
input and gain insight into potential impediments to fair housing.  The 
following agencies participated in the information gathering through 
roundtable discussions, individual meetings, or through surveys: 

• Senior Service Center 

• Penn Hills Service Association 

• Multi-Purpose Center 

• William McKinley Center 

• Penn Hills CDC 

• BOB Project 

• Veterans Place 

• Ruth’s Place 

• Shining Arrow Associates 

• AIMED Human Services 

• St. Vincent de Paul 

• Allegheny County Department of Human Services 
 

Each of these agencies provided feedback on their perception of 
housing-related issues in the Municipality of Penn Hills. Complete 
meeting notes can be found in Part VIII, the Appendix. Below is a list 
of key points from each of the meetings. 

• NIMBYism in the Municipality is prevalent in some 
neighborhoods 

• The lack of transportation creates barriers to employment and 
housing needs.  

• There is a need for improvement in social networking to 
advertise available programming and services in the 
community. 
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• Fair housing workshops are available but attendance is low. 
There needs to be better methods of educating the public.  

• There is a lot of stigma in the community when there is 
something ‘new’ or ‘unfamiliar’ going on in a neighborhood. 
More efforts need to be made to integrate communities when 
there is change.  

• The community is not walkable or very connected making it 
difficult for anyone without a car.  

• The elderly population is growing. There is a need to attract 
younger residents to the Municipality.  

• There is a need for follow up for those who apply for services 
and then don’t return or follow through with applications.  

• There is a need for childcare; before and after school. 

• Building wealth is difficult for some families.  

• There is a deficit in youth programming after the closure of the 
YMCA. 

• There are major infrastructure needs in the community. 

• Need for accessibility accommodations. 

• Litter is a big concern in the community. 

• Blight and the declining quality of housing stock is an issue, 
particularly in affordable neighborhoods. 

• Illegal dumping in largely vacant areas remains an issue. 

• Home maintenance assistance is needed, particularly for 
elderly homeowners. 

• Many people don’t have an understanding of what is necessary 
to acquire a home, and the responsibilities that come with being 
a homeowner. 

Many agencies also provided suggestions of how to address the 
identified areas of inequality or discrimination in the Municipality. 
Commonly suggested strategies to further fair housing in the 
Municipality are included below:  

• Ensure that fair housing information is available throughout the 
municipality in banks, real estate offices, etc. 

• Improve collaboration and information sharing among agencies 
to better serve clients. 

• Create a shuttle transportation system for elderly, disabilities, 
and those without vehicles to get to major bus routes. 
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• Utilize social media to advertise the homebuyer assistance, 
rehabilitation program, and senior programs. 

• Hold regular workshops to allow for networking, information 
sharing, and educational opportunities.  

• “Meet and Greets” or Potlucks to help neighbors connect with 
each other to reduce racism. 

• Address abandonment and blight, especially in lower income 
areas.  
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B. Public Sector: 

Part of the Analysis of Impediments is to examine the public policies of the 
jurisdiction and the impact on fair housing choice.  The local government 
controls land use and development through its comprehensive plan, zoning 
regulations, subdivision regulations, and other laws and ordinances passed 
by the local governing body. These regulations and ordinances govern the 
types of housing that may be constructed, the density of housing, and the 
various residential uses in a community. Local officials determine the 
community’s commitment to housing goals and objectives. The local policies 
therefore determine if fair housing is to be promoted or passively tolerated. 
 
This section of the Analysis of Impediments evaluates the Municipality’s 
policies to determine if there is a commitment to affirmatively further fair 
housing. 

1. CDBG Program 

The Municipality of Penn Hills receives CDBG funds from HUD as an 
entitlement Municipality under the program. The Municipality receives 
approximately $723,655 in CDBG funds each year. The Municipality 
allocates its funds to public facility improvements, public services, and 
housing activities.  

In particular, the Municipality in its FY 2020 CDBG Program proposes 
to allocate the CDBG funds as outlined in the table below to 
affirmatively further fair housing.  The Municipality of Penn Hills 
anticipates a reduction in the annual CDBG allocation in the coming 
years as a result of further cuts in the Federal budget.  

 
Table IV-5 - FY 2020 CDBG Allocation  

For the Municipality of Penn Hills 
 

COMMUNITY DEVELOPMENT BLOCK GRANT PROGRAM (CDBG) 
LPCC Food Pantry $20,000  
Jefferson Manor Food Pantry $10,000  
Penn Hills Services Association $32,000  
Single Family Rehab $40,000  
Senior Aid Rehab $10,000  
SSC Handrail Program $10,000  
Town Wide Demolition $116,655  
Street Improvements in Low Mod CTs/BGs $200,000  
Storm Sewer Improvements $60,000  
Senior Service Center Improvements $20,000  
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WM McKinley Upgrades $50,000  
Multi-Purpose Center Improvements $20,000 
LPCC Improvements $20,000  
Accessible Building Improvements $50,000  
General Program Administration $100,000 

Total: $      758,655 
 
All activities listed above are undertaken in low/mod areas of the 
Municipality which is a high priority of the Municipality.  Additionally, 
each activity meets the National Objectives of serving a low/mod area, 
low/mod people, job creation, or reducing slum/blight. Many activities 
in each funding category work to increase the supply of quality 
affordable housing units, improve the existing housing stock, improve 
public assets, and promote fair housing choice in the Municipality. 
 
In its FY 2020-2024 Five Year Consolidated Plan, the Municipality of 
Penn Hills identified several goals to prioritize funding and address 
housing needs during this five-year period, as outlined below in the 
following table: 

Table IV-6 - Five Year Objectives 

Housing  Priority  –  HS  –  High  Priority 

Objective 
HS-1 Housing Support Assist low- and moderate-income households to 

access decent, safe and sanitary housing that is affordable and 
accessible for rent or for sale through housing counseling and down 
payment/closing cost assistance. 

HS-2 Housing Construction Encourage the construction of new affordable 
renter- and owner-occupied housing units. 

HS-3 Housing Rehabilitation Conserve and rehabilitate existing affordable 
housing units occupied by owners and renters by addressing code 
violations, emergency repairs and handicap accessibility. 

Homeless  Priority  –  HO  –  Low  Priority 

Objective 
HO-1 Housing Support the Continuum of Care's efforts to provide emergency 

shelter transitional housing, rapid rehousing, utility support, permanent 
supportive housing, and other permanent housing opportunities. 

HO-2 Operation/Support Support social service programs and facilities for 
the homeless and persons at-risk of becoming homeless. 

Other Special Needs Priority  –  SN  –  Low  Priority 

Objective 
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SN-1 Housing Support an increase in the supply of decent, safe and sanitary 
housing that is affordable and accessible for the elderly, persons with 
disabilities, persons with HIV/AIDS, victims of domestic violence, persons 
with alcohol/drug dependency, and persons with other special needs, 
through rehabilitation and new construction of housing units. 

SN-2 Social Services Support social service programs and facilities for the 
elderly, persons with disabilities, persons with HIV/AIDS, victims of 
domestic violence, persons with alcohol/drug dependency, and persons 
with other special needs. 

Community  Development  Priority  –  CD –  High Priority 

Objective 
CD-1 Community Facilities and Infrastructure Improve the municipality’s 

public facilities and infrastructure through rehabilitation, reconstruction, 
and new construction. 

CD-2 Public Services Improve and enhance the public and community 
development services in the municipality. 

CD-3 Public Safety Support the municipality’s public safety organizations. 
CD-4 Accessibility Improve public and common use areas to be readily 

accessible and usable by persons with disabilities. 
CD-5 Clearance/Demolition Remove and eliminate slum and blighting 

conditions in the municipality. 
CD-6 Code Enforcement Enforce the local building code and zoning ordinance 

to ensure structures and properties are compliant. 

Economic  Development Priority  –  ED  –  High Priority 

Objective 
ED-1 Employment Support and promote job creation, retention, and skills 

training programs. 
ED-2 Redevelopment Plan and promote the development, redevelopment, 

and revitalization of vacant commercial and industrial areas. 
ED-3 Financial Assistance Promote new economic development through 

local, state, and federal tax incentives and programs. 
ED-4 Access to Transportation Support the expansion of multimodal 

transportation services to assist the transportation needs of the 
municipality. 

Administration, Planning, and Management Priority – AM – High Priority 

Objective 
AM-1 Overall Coordination Provide program management and oversight for 

the successful administration of federal, state, and local funded 
programs, including planning services for special studies, environmental 
clearance, fair housing activities, and compliance with all federal, state, 
and local laws and regulations. 

 
 

DRAFT



Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  75 of 106 

Public Housing 
  
The Allegheny County Housing Authority owns and manages 3,300 
units, administers over 5,000 vouchers, has three (3) HOPE VI 
developments, and 22 mixed finance properties. 
 

Table IV-7 – Allegheny County Housing Authority Public Housing in Penn 
Hills 

 

Name Community Type Total 
Units 

Accessible 
Units 

Jefferson Manor Elderly, Disabled (1 bedroom) 95 5 
Source: Allegheny County Housing Authority 

 
Below is complete list of privately managed assisted housing in 
partnership with the Housing Authority: 
 
Table IV-8 - Privately Managed Housing in Penn Hills 

 

Name Community 
Type 

Affordable 
Public Housing 
Units/units with 

both public 
housing and tax 

credits 

Affordable 
Tax Credit 

Units 

Market 
Rate 
Units 

Total 
Units 

Accessible 
Units 

Wait 
List 

Lavender 
Heights II Family  24 17 24 7 Yes 
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The following map highlights the locations of HUD assisted housing 
units Section 8 Vouchers are most commonly used. 

 
 
The Section 8 Housing Choice Vouchers (HCV) are generally 
scattered throughout the Municipality of Penn Hills. There are more 
concentrations of Section 8 HCV’s in the western and southern 
portions of the Municipality of Penn Hills.  These same areas all have 
low- and moderate-income populations of over 51%. There are limited 
Housing Choice vouchers used in the central portion of the 
Municipality’s eastern and northern neighborhoods. 
 
Low Income Housing Tax Credit 
 
The Low-Income Housing Tax Credit (LIHTC) Program was created 
under the Tax Reform Act of 1986 and is intended to attract private 
investment to develop affordable rental housing for low- and 
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moderate-income households. This program provides a dollar-for-
dollar tax credit to reduce the developer’s Federal Income Tax.  
 
The Municipality of Penn Hills is supportive of the use of Low Income 
Housing Tax Credit (LIHTC) projects to provide housing that is 
affordable to low income households.  There were six (6) LIHTC 
projects completed through 2015 with 195 low-income units in the 
Municipality of Penn Hills. 
The table below illustrates which LIHTC projects were developed in 
the Municipality of Penn Hills between 1987 and 2015. 

 

Table IV-9 - Municipality of Penn Hills LIHTC Projects 

HUD ID 
Number: Project Name: Project 

Address: 
Project 

Municipality: 
Project 
State: 

Project 
ZIP 

Code: 

Total 
Number 

of 
Units: 

Total 
Low-

Income 
Units: 

Year 
Placed 

in 
Service 

PAA1989195 2348 School St 2348 School St Penn Hills PA 15235 1 1 1989 

PAA1990227 Churchill/Melvin Ct 10601 Lindberg 
Ave Penn Hills PA 15235 43 43 1990 

PAA1991472 Meadows Apartments 201 Station St Penn Hills PA 15235 79 79 1991 

PAA1995075 Highland Manor 
Apartments III 300 Dorothy Dr Penn Hills PA 15235 96 24 1995 

PAA2000120 Penn Hills Senior 
Housing 

100 Lavender 
Heights Ct Penn Hills PA 15235 24 24 2000 

PAA2005100 Lavender Heights II 300 Lavender 
Heights Ct Penn Hills PA 15235 24 24 2005 

Source: http://lihtc.huduser.org/ and http://www.phfa.org  
 
 
Homeless Facilities – 
 
There are currently no homeless shelters or transitional housing units 
for the homeless in the Municipality of Penn Hills. 

2. Planning, Zoning, and Building Codes 
 
Municipality of Penn Hills 
 
The Municipality of Penn Hills, through its Department of Planning and 
Economic Development, regularly reviews and updates its Zoning 
Ordinance to ensure that it offers accurate guidance for future 
development within the Municipality. 
 
The Municipality has adopted the latest revisions to the following 
model building and construction codes:  

• The International Building Code, as amended  

DRAFT

http://lihtc.huduser.org/
http://www.phfa.org/


Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  78 of 106 

• The International Existing Building Code, as amended 

• The International Property Maintenance Code, as amended 

• International Mechanical Code, as amended 

• The International Fuel Gas Code, as amended 

• The International One and Two Family Dwelling Code, as 
amended 

• National Electric Code, as amended 

• International Energy Conservation Code, as amended 
 
 
In review of the “Penn Hills Zoning Ordinance” dated May 2004, the 
following items should be reviewed and revised accordingly in order 
to bring the Ordinance into compliance with the Fair Housing Act, as 
amended. 
 
Section 1. General Provisions 
 

• Under Subsection 1.2 Statement of Purpose – Consider adding 
a statement that the Municipality will “affirmatively further fair 
housing.” 

 
Section 3. Rules and definitions 
 

• Under subsection 3.2 Definitions – “Family” 
 
“Not more than four (4) unrelated persons occupying a dwelling 
unit, sharing common cooking and bathing facilities and 
maintaining a common household. This subsection shall not 
apply in those situations that are covered under the Federal 
Fair Housing Act, which permits certain groups of persons, 
such as, but not limited to, mentally handicapped, to be 
considered as Family, and to live together in a home with 
supervision.” 
 
This definition is cumbersome and should be revised to say: 
 
“A group of not more than five (5) unrelated disabled persons 
living together as a single housekeeping unit in a dwelling unit 
and sharing common facilities as considered reasonably 
appropriate for a family related by blood, marriage, or adoption.  
If appropriate one (1) staff person may or may not reside on the 
premises and will not be included in the total number of 
occupants.” 
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• Add a definition for “disabled.” 

 
“Disabled means “handicapped” as defined according to the 
Fair Housing Act Amendments of 1988. 42 U.S.C.S. 
Subsection 3602 (h), and any amendments thereto.” 
 

• “Group Care Facility – A facility which provides services to 
seven (7) or more individuals who are mentally or physically 
handicapped, homeless, disabled, are undergoing 
rehabilitation, and are provided a program to meet their needs.  
When required, or available, Group Care Facilities must be 
licensed by appropriate Federal, State or County health/welfare 
agencies.  Group Care Facility is not a “family” as defined by 
this Ordinance, but is a conditional use in R-5, R-6, R-7 and B-
2 Districts. Neither is a Group Care Facility a nursing home or 
senior citizen housing, which are regulated separately.” 
 
This definition should be revised to state six (6) or more 
individuals since the definition of family goes up to five (5) 
unrelated individuals.  The Group Care Facility should not be a 
“conditional use” in a multi-family district. 
 

• Under Subsection 11.5 Conditional Uses – Specific 
Conditions 
 
F. Group Care Facilities –  
“(1) Group Care Facilities shall not be located within 5,000 feet 
of any existing Group Care Facility so as not to impact or 
adversely affect any particular neighborhood.” 
 
This paragraph is in violation of the Fair Housing Act and should 
be deleted. Zoning Ordinances cannot place a distance 
separation for Group Care Facilities. 
 
Group Care Facilities are permitted in all multi-family zoning 
districts: R-5, R-6, and R-7. 

 
U.S. Department of Housing and Urban Development (HUD) 
 
HUD encourages its grantees to incorporate “visitability” principles into 
their designs.  Housing that is “visitable” has the most basic level of 
accessibility that enables persons with disabilities to visit the home of 
a friend, family member, or neighbor.  “Visitable” homes have at least 
one accessible means of egress/ingress for each unit, on bathroom 
on the main floor, and all interior and bathroom doorways have 32-
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inch clear openings. At a minimum, HUD grantees are required to 
abide by all Federal laws governing accessibility for disabled persons. 
The Municipality appears to be including the “visitability” standards in 
its Plan Review of new residential developments. 
 
Federal Requirements 
 
Federal laws governing accessibility requirements include Section 504 
of the Rehabilitation Act, the Americans with Disabilities Act, and the 
Fair Housing Act.  
 
Section 504 of the Rehabilitation Act (24 CFR Part 8), known as 
“Section 504” prohibits discrimination against persons with disabilities 
in any program receiving Federal funds. Specifically, Section 504 
concerns the design and construction of housing to ensure that a 
portion of all housing developed with Federal funds is accessible to 
those with mobility, visual, and hearing impairments. The Municipality 
of  Penn  Hills  anticipates  the  completion  of  its  requirements  under  
the  Voluntary Compliance Agreement during the FY 2019 program 
year. 
 
The Americans with Disabilities Act (42 U.S.C. 12131; 47 U.S.C. 155, 
201, 218, and 225) (ADA) prohibits discrimination against persons 
with disabilities in all programs and activities sponsored by state and 
local governments. Specifically, ADA gives HUD jurisdiction over 
housing discrimination against persons with disabilities.  
 
The Fair Housing Act was amended in 1988 to include persons with 
disabilities as a protected class, as well as to include design and 
construction requirements for housing developed with private or public 
funds.  Specifically, this law requires property owners to make 
reasonable modifications to units and/or public areas in order to allow 
the disabled tenant to make full use of the unit. Additionally, property 
owners are required to make reasonable accommodations to rules or 
procedures to afford a disabled tenant full use of the unit. As it relates 
to local zoning ordinances, the Fair Housing Act prohibits local 
government from making zoning or land use decisions, or 
implementing land use policies that exclude or discriminate against 
persons of a protected class.  

 
3. Taxes  

Real estate property taxes may not be an impediment to fair housing 
choice, but it does impact the affordability of housing. 
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The Municipality, Allegheny County, and the Penn Hills School District 
set the real estate taxes for the Municipality of Penn Hills. The millage 
rates in the Municipality are outlined below. 

Real Estate Millage Rates in the Municipality of Penn Hills - 2020 

• County  ..............................................................  4.7300 mills 

• Municipality ........................................................  6.4440 mills 

• School ...............................................................  28.6646 mills 

The following table illustrates the real estate taxes for properties 
assessed at $100,000 and $86,600-Penn Hills’ median home value 
according to the 2011-2015 American Community Survey. 

 
Table IV-10 - Municipality of Penn Hills Property Taxes - 2015 

 Taxes for Property 
Assessed at $100,000  

Taxes for Property 
Assessed at $86,600  

County Taxes $      473.00 $      324.48 

Municipality 
Taxes $      644.00 $      558.05 

School Taxes $      2,866.46 $      2,482.35 

Total Taxes $   3,983.46 $   2,354.90 
 
There are several tax abatements and exemptions available to 
residents of Allegheny County: 
 
Act 50 (Homestead/Farmstead Exemption): County property 
owners with primary residences within the County are eligible to have 
the property assessment value of their home reduced by $18,000 for 
County tax purposes only.  
 
Act 77 (Senior Citizen Tax Relief): Residents who are at least 60 
years old, have an annual income of $30,000 or less and have lived in 
and owned their current Allegheny County Residence for at least 10 
years are eligible for a 30% reduction in their County tax bill. 
 
Act 132 (Residential Visitability Design Tax Credit Program): This 
program offers a tax credit as an incentive for new construction or 
renovation that provide access for disabled individuals into residential 
housing. The total amount of the tax credit granted shall be the lesser 
of $2500 (over a period of 5 years) or the total amount of all increases 
in property taxes levied by Allegheny County as a result of the 
construction/renovation eligible for the tax credit. 
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Catastrophic Loss: Property owners who have suffered damage to 
a structure due to a fire or other natural disaster resulting in 50% or 
more diminished property value may qualify for a reduction in their 
property assessment. 
 
Taxes themselves may not be an impediment to fair housing, although 
the relatively high taxes in the Municipality do affect the affordability of 
housing. Allegheny County completed its last property assessment in 
2012 and conducts assessments every ten years. Homeowners have 
the option to appeal the assessment decision. When the new 2012 
base year was established, property values increased in all areas of 
the Municipality. Over 100,000 appeals were filed in Allegheny County 
between 2012-2013. The elderly have been especially burdened with 
increased taxes and many are having difficulty paying their taxes and 
are experiencing a cost overburden in their living expenses. An 
increase in property values and increase in costs could be a 
contribution to a declining population in the Municipality.  
 

4. Transportation 
  

The Allegheny County Port Authority provides public transportation to 
residents in and around the Municipality of Penn Hills. Public transit is 
important to the economic development and housing development in 
the Municipality and County. Many people rely on bus service to 
access work, school, and other services, and often use mass transit 
routes to decide where they will live. The public transit system is has 
faced severe budget shortages, which has resulted in drastic service 
cuts. Many neighborhoods of the Municipality have experienced 
reduced service, while others have lost service altogether.   
 
The following map illustrates the routes that connect Penn Hills to 
Downtown Pittsburgh. The 77 and the P16 are the most utilized public 
transportation routes. Other bus routes such as the P78 and P17 do 
have some connection to Penn Hills but connection is even more 
limited than the 77 or P16. Individuals who do not live on the main 
routes of the bus service have to walk to the closest stop, often times 
in areas without sidewalks. The lack of public transportation limits 
housing choice and housing opportunities to the low-income residents 
who do not always own a car, or have access to private transportation.  
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5. Education 

 
Education is often an important factor influencing the opportunities for 
where people choose to live. Many families living in the Municipality of 
Penn Hills send their children to the Penn Hills School District, 
especially if they cannot afford tuition to send their children to a private 
or parochial school. The District has three schools: Penn Hills 
Elementary School, Linton Middle School, and Penn Hills High School. 
In addition to neighborhood schools, the Penn Hills School District 
also has “Charter” schools. The Penn Hills School District was placed 
on Financial Watch Status on June 5, 2017 as the District is 
experiencing financial difficulty. As of January 16, 2019, the District 
was declared to be in financial recovery status. 
 
The Commonwealth of Pennsylvania and the Pennsylvania 
Department of Education publish report cards for all school districts in 
the state. These report cards show both student achievement and 
progress of disaggregated groups; the report card is designed to 
inform the public about academic performance and promote broader 
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participation. These report cards contain Attendance and Graduation 
data, an Accountability Report and Assessment Report, Adequate 
Yearly Progress Status, Teacher Qualifications, and National 
Assessment of Educational Progress (NAEP) data. 
 
The report card for the Penn Hills School District shows an array of 
results. The School District has a graduation rate of 82.79% and 
attendance rate of 78.3% below the goals of 90% and 85%, 
respectively, and the District slightly trails the State average in overall 
measures. The table below shoes the English/Language Arts, Math, 
and Science test scores for the Penn Hills Schools District as 
compared to the State. The Penn Hills school district did not meet any 
of the assessment goals for any subject and scores are significantly 
lower than compared to the State.  

 
Table IV-11 –  2019 Test Score 

Measures for the Penn Hills School District  

 District Below 
Basic Basic Proficient  Advanced Assessment 

Achievement 
Assessment 

Goal 

English/Language 
Arts 

Penn 
Hills 
SD 

17.00% 45.02% 31.93% 6.04% 37.97% 
64.6% 

State 9.15% 28.70% 44.32% 17.83% 62.15% 

Math 

Penn 
Hills 
SD 

48.15% 36.25% 30.00% 10.0% 19.50% 
47.6% 

State 26.47% 28.29% 27.42% 17.81% 45.24% 

Science 

Penn 
Hills 
SD 

26.12% 23.14% 32.07% 14.88% 46.96% 
67.6% 

State 13.92% 20.06% 37.13% 28.89% 66.02% 
Source: Pennsylvania Department of Education 

 
The Penn Hills School District updated its comprehensive plan which 
will be effective beginning July 1, 2020 through June 30, 2023 as a 
framework for continued growth and development. The plan identifies 
systemic challenges within the district and strategies to address them. 
The plan must be consistent with the Financial Recovery Plan.  
 
The plan identifies the following Action Plan goals for this time period:  
 

• Goal #1: Establish a district system that fully ensures the 
consistent implementation of effective instructional practices 
across all classrooms in each school. 

• Goal #2: Establish a district system that fully ensures students 
who are academically at risk are identified early and are 
supported by a process that provides interventions based 
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upon student needs and includes procedures for monitoring 
effectiveness 

• Goal #3: Establish a district system that fully ensures 
professional development is focused, comprehensive and 
implemented with fidelity. 

• Goal #4: Establish a district system that fully ensures 
consistent implementation of standards aligned curricula 
across all schools for all students. 

 
6. Section 3 

 
HUD’s definition of Section 3 is: 
 

Section 3 is a provision of the Housing and Urban Development 
Act of 1968. The purpose of Section 3 to ensure that 
employment and other economic opportunities generated by 
certain HUD financial assistance shall, to the greatest extent 
feasible, and consistent with existing Federal, State and local 
laws and regulations, be directed to low- and very low income 
persons, particularly those who are recipients of government 
assistance for housing, and to business concerns which 
provide economic opportunities to low- and very low-income 
persons. 

 
The following is the Municipality of Penn Hills’ guidelines that is uses 
to accomplish Section 3 compliance: 
 

• When a contract or project is put out for bid, as part of the bid-
package, the advertisement contains the Section 3 information 
describing the requirements of Section 3 of the Housing and 
Urban Development Act of 1968, as amended, 12 U.S.C. 
1701U (Section 3). The first three pages of this five-page 
document are the actual wording of Section 3, including 25 
CFR Part 135. These three pages are to be read by and signed 
by all contractors bidding on Municipality projects and 
contracts, stating that the contractor “will abide by and include 
in all subcontracts the requirements of Section 3 of the 
Housing and Urban Development Act of 1968, as amended.” 
Page four is the “Estimated Work Force Breakdown” sheet 
which requires the following: total estimated positions needed; 
number of positions occupied by permanent employees; 
number of positions not occupied; and number of positions to 
be filled with Section 3 residents. Page four also is a signature 
page. Page five is the “Section 3 Business Utilization” sheet. 
This form asks for general contract information and requests 
the following: name of subcontractor; Section 3 business; 
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address; trade/service or supply; contract amount; award date; 
and competitive or negotiated bid. It then asks for the total 
dollar amount awarded to Section 3 businesses. This form is 
then checked by the Municipality’s Labor Compliance Officer 
(DCP) to ensure that it was indeed filled out and signed by 
those contractors submitting bids.  

 
• Once the contract is awarded to a contractor, a Pre-

Construction Conference is then scheduled. At this conference 
the Labor Compliance Officer spends time going over all of the 
U.S. Department of Labor, U.S. Department of Housing and 
Urban Development, and Municipality of Penn Hills regulations 
and requirements with the contractor. The above stated 
Section 3 document is given to the contractor during the 
conference for a second time, and must be filled out, signed 
and sent to the Labor Compliance Officer with all the other 
documents/paperwork involved in the Pre-Construction 
Conference. When this form is approved the second time with 
the contractor, additional information (received from HUD in 
2009) is covered regarding Section 3, amplifying and 
describing this effort in much more detail.  

 
• Two other areas of concern are addressed during the Pre-

Construction Conference:  the requirement that contractors 
inform the Labor Compliance Officer (LCO) as to locations and 
times, once the work on a project begins, and a second piece 
that relates specifically to Section 3.  Contractors are given a 
form with two sections to complete. The first requires the 
contractor to submit in writing where Section 3 “new hires” will 
be located and the source they were recruited from for the 
contract. The second section requires the contractor to confirm 
in writing if the crew-size for all work done on a project is 
sufficient and no new-hires of any kind will be needed. This is 
the case for a number of Municipality construction contracts, 
as contractors have crews as small as two to four long time 
employees. This form is signed and returned to the LCO with 
all other requested written information for Section 3. The 
contractor is made aware that failure to submit all of the above 
will be considered non-compliance.  

 
• Finally, in reference to the submission in writing that a sufficient 

crew exists and no new hires will be necessary, it is requested 
that contingent plans regarding the recruiting and hiring of 
Section 3 residents be considered.  
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C. Private Sector: 

The private sector has traditionally been the greatest impediment to fair 
housing choice in regard to discrimination in the sale, rental or advertising of 
dwellings, the provision of brokerage services, or in the availability of 
financing for real estate purchases.  The Fair Housing Act and local laws 
prohibits such practices as the failure to give the same terms, privileges, or 
information; charging different fees; steering prospective buyers or renters 
toward a certain area or neighborhood; or using advertising that discourages 
prospective buyers or renters because of race, color, religion, sex, handicap, 
familial status, national origin, and sexual orientation. 

1. Real Estate Practices 

The Realtors Association of Metropolitan Pittsburgh (RAMP) is the 
local organization of real estate brokers operating in the Greater 
Pittsburgh area. The Realtors Association of Metropolitan Pittsburgh 

has an open 
membership policy 
and does not 

discriminate. 
Members are bound by the Code of Ethics of the National Association 
of Realtors (NAR).  This Code of Ethics obligates its members to 
maintain professional standards including efforts to affirmatively 
furthering fair housing.  RAMP has several committees, one of which 
is the “Equal Opportunity/Cultural Diversity Committee.”  The primary 
responsibility of this committee is to promote equal opportunity and 
cultural diversity by providing program and services to RAMP 
members as they work to protect the rights of persons covered under 
the Fair Housing Act, the Civil Rights Act, and ADA laws.  

 Through the Realtors Association of Metropolitan Pittsburgh, new 
agents are required to take fourteen (14) hours of continuing 
education during their first two years of membership.  Between two (2) 
and three (3) hours directly address Fair Housing. The Realtors 
Association of Metropolitan Pittsburgh offers continuing education 
courses on a variety of topics including a 3.5 hour course 
on Fair Housing as well as Diversity Training, several times 
each year, to ensure that its members are up to date on 
policies, practices, and procedures.  RAMP estimates that 
the average agent is exposed to approximately 6-8 hours of 
continuing education that directly or indirectly relates to Fair 
Housing, including all pre-license and post-license education. 
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2. Newspaper/Magazine Advertising 

Under Federal Law, no advertisement with respect to the sale or rental 
of a dwelling unit may indicate any preference, limitation, or 
discrimination because of race, color, religion, sex, handicap, familial 
status, or national origin. Under the Fair Housing Act Amendments, 
descriptions are listed in regard to the use of words, photographs, 
symbols or other approaches that are considered discriminatory.  

 

Real estate advertisements were reviewed 
from several real estate publications, 
including Apartment Finder, Apartment 
Rental Guide, Apartments for Rent, 

HOMES, and the Real Estate section of the 
Sunday editions of the Pittsburgh Post-
Gazette, and the Daily News. The Apartment 
Finder and Apartments for Rent included a 
disclaimer from the publisher indicating that 
each advertisement is subject to the Federal 
Fair Housing Act, and reinforcing that all 

dwellings advertised in each publication are 
available on an equal opportunity basis. HOMES contained the fair 
housing logo on the bottom of each page. Only some advertisements 
in Apartment Rental Guide contained the fair housing logo and some 
appeared to contain discriminatory language. These advertisements 
contained language that prohibited children. These discriminatory 
practices were pointed out by the Fair Housing Partnership.  

3. Private Financing 

The Financial Institutions Reform, Recovery, and Enforcement Act of 
1989 (F.I.R.R.E.A.) requires any commercial institution that makes 
five (5) or more home mortgage loans, to report all home loan activity 
to the Federal Reserve Bank under the Home Mortgage Disclosure 
Act (HMDA).  The annual HMDA data can be found online at 
www.ffiec.gov/hmda/. This analysis uses 2018 HMDA data in order to 
use the most updated information. The available data indicates 
discriminatory lending patterns between minority and non-minority 
households. The following tables provide an analysis of the HMDA 
data in the Pittsburgh, PA Metropolitan Statistical Area (MSA).  Data 
for the Municipality of Penn Hills and Allegheny County is highlighted 
where possible. All other data is that of the entire Pittsburgh, PA MSA, 
which includes Allegheny County, and parts of, or all of, Armstrong 
County, Beaver County, Butler County, Fayette County, Washington 
County, and Westmoreland County.  
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The following table compares lending in Penn Hills, and Allegheny County to the Pittsburgh, PA MSA. 
Lending in Penn Hills and Allegheny County has been extracted from the MSA data based on census 
tract. Conventional loans in Allegheny County comprised 56.64% of the number of such loans in the MSA 
as a whole and 58.98% of the value of such loans. 

 

Table IV-12 - HMDA Data Analysis for 2018 

 

Home Purchase Loans 

 
FHA, FSA / RHS 

 & VA Conventional Refinancing Home Improvement Loans 

# $ Amount* # $ Amount* # $ Amount* # $ Amount* 

Penn Hills 233 26,325,000 254 23,400,000 320 23,750,000 109 4,165,000 

Allegheny County 9,894 1,432,990,000 45,899 7,220,735,000 11,687 1,703,205,000 7,816 539,540,000 

MSA/MD 20,686 2,989,050,000 84,004 12,243,590,000 22,634 3,054,440,000 14,228 941,070,000 

% of County area 
lending in Penn Hills 2.3% 1.8% 0.55% 0.32% 2.7% 1.4% 1.4% 0.77% 

% of metro area lending 
in Penn Hills 1.1% .88% .30% 0.19% 1.4% 0.77% 0.76% 0.44% 

% of metro area lending 
in Allegheny County 47.83% 47.94% 54.64% 58.98% 51.63% 55.76% 54.93% 57.33% 

*Note: Amounts in thousands  
  Source: https://www.ffiec.gov/hmda/ 
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The following table outlines the disposition of conventional loans in Allegheny County by income level (data 
for only the City of Pittsburgh is not available). Loan applications from low-income households have the 
highest denial rates by a large margin, while upper-income households have the lowest denial rates and 
highest origination rates. The percentage of loans originated and percentage of applications denied are both 
correlated with income, whereas the higher the income level, the more likely the application will be approved 
and loan originated. 

 

Table IV- 13 Disposition of Conventional Loans by Income 
Level in Allegheny County, PA– 2018 

 

 Applications 
Received Loans Originated 

Applications 
Approved, Not 

Accepted 
Applications 

Denied 
Applications 
Withdrawn 

Files Closed for 
Incompleteness 

Income Level Count % of 
Total Count 

% of 
Total 

Income 
Level 

Count 
% of 
Total 

Income 
Level 

Count 
% of Total 

Income 
Level 

Count 
% of Total 

Income 
Level 

Count 
% of 
Total 

Income 
Level 

Less than 50% 
of MSA 
Median 

12,186 15.30% 5,756 47.23% 309 2.54% 4,187 34.36% 1,304 10.70% 630 5.17% 

50-79% of 
MSA Median 18,399 23.09% 11,533 62.68% 426 2.32% 3,712 20.18% 2,013 10.94% 715 3.89% 

80-99% of 
MSA Median 4,863 6.10% 3,257 66.98% 109 2.24% 848 17.44% 468 9.62% 181 3.72% 

100-119% of 
MSA Median 13,785 17.30% 9,227 66.94% 279 2.02% 2,261 16.40% 1,525 11.06% 493 3.58% 

120% or More 
of MSA 
Median 

30,434 38.20% 21,891 71.93% 756 2.48% 3,683 12.10% 3,072 10.09% 1,032 3.39% 

Total 79,667 100.00% 51,664 64.85% 1,879 2.36% 14,691 18.44% 8,382 10.52% 3,051 3.83% 

Source: https://www.ffiec.gov/hmda/ 
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The following tables show the disposition of conventional loans where the race of the applicant was reported, 
disaggregated by minority status and income level for Allegheny County. The number of applications for 
conventional loans submitted by White applicants outnumbers minority applicants in each income level 
analyzed. White applicants have the highest origination rate 50% below median income. Native Hawaiian or 
Other Pacific Islander applicants have a disproportionately high denial rate at this level. 
 
Table IV-14 below illustrates the disposition of conventional loans disaggregated by Census Tract. A total 
of 350 applications were received in the Municipality. Census Tract 5234 has the highest rate of origination 
with a rate of 12.3%. While denial rates are generally low within the municipality (11.7%) Census Tract 
5237.02 has the highest rate of denials (2.8%) totaling 10 applications denied. Census Tract 5237.02 has 
one block group (4) that is considered low/mod (78.1%). 
 

Table IV- 14 Disposition of Conventional Loans by Census Tract (2018) 
 

 Loans 
Originated 

Applications 
Approved, Not 

Accepted 

Applications 
Denied by 
Financial 
Institution 

Applications 
Withdrawn by 

Applicant 
Filed Closed for 
Incompleteness  

Total Applications 
Received 
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5231 12 3.4% 3 0.8% 3 0.8% 5 1.4% 0 0.0% 23 6.6% 

5232 21 6.0% 1 0.3% 4 1.1% 4 1.1% 2 0.6% 32 9.1% 

5233 24 5.8% 0 0.0% 2 0.6% 5 1.4% 3 0.8% 34 9.7% 
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5234 43 12.3% 0 0.0% 3 0.8% 2 0.6% 1 0.3% 48 13.7% 

5235.01 30 8.6% 0 0.0% 9 2.6% 6 1.7% 0 0.0% 46 13.1% 

5235.02 8 2.3% 0 0.0% 1 0.3% 0 0.0% 0 0.0% 9 2.6% 

5236 32 9.1% 1 0.3% 7 2.0% 6 1.7% 0 0.0% 46 13.1% 

5237.01 23 6.6% 1 0.3% 2 0.6% 2 0.6% 0 0.0% 28 8.0% 

5237.02 29 8.3% 1 0.3% 10  2.8% 6 1.7% 0 0.0% 46 13.1% 

5238 32 9.1% 0 0.0% 0 0.0% 2 0.6% 1 0.3% 38 10.8% 

Total 254 72.6% 7 2.0% 41 11.7% 38 10.8% 7 2.0% 350 100% 

 
Table IV-15 below illustrates the disposition of FHS, FSA/RHS, and VA loans disaggregated by Census 
Tract. A total of 339 applications were received in the Municipality. Census Tract 5236 has the highest 
rate of origination with a rate of 12.7%. A total of 12.9% of applications were denied by the financial 
institution; Census Tract 5238 had a total of seven (7) denials accounting for 2.1% of total applications 
denied. Census Tract 5238 contains one block group (3) that is considered low/mod (56.7%). Other 
Census tracts with higher denial rates such as Tract 5233, 5234, and 5237.02 contain one or more 
low/mod block group. 
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Table IV-15 Disposition of FHA, FSA/RHS & VA Loans by Census Tract (2018) 

 Loans 
Originated 

Applications 
Approved, Not 

Accepted 

Applications 
Denied by 
Financial 
Institution 

Applications 
Withdrawn by 

Applicant 
Filed Closed for 
Incompleteness  

Total Applications 
Received 

Census Tract 
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5231 12 3.5% 0 0.0% 4 1.2% 7 2.1% 0 0.0% 23 6.8% 

5232 17 5.0% 1 0.3% 3 0.9% 3 0.9% 0 0.0% 24 7.1% 

5233 29 8.5% 1 0.3% 6 1.8% 6 1.8% 0 0.0% 42 12.3% 

5234 21 6.2% 0 0.0% 6 1.8% 1 0.3% 0 0.0% 28 8.2% 

5235.01 29 8.5% 1 0.3% 5 1.5% 9 2.6% 1 0.3% 45 13.3% 

5235.02 11 3.2% 0 0.0% 1 0.3% 2 0.6% 0 0.0% 14 4.1% 

5236 43 12.7% 1 0.3% 4 1.2% 5 1.5% 3 0.9% 56 16.5% 

5237.01 24 7.1% 0 0.0% 2 0.6% 3 0.9% 2 0.6% 31 9.1% 

5237.02 20 5.9% 2 0.6% 6 1.8% 8 2.4% 2 0.6% 38 11.2% 
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5238 27 7.9% 0 0.0% 7 2.1% 4 1.2% 0 0.0% 38 11.2% 

Total 233 68.7% 6 1.8% 44 12.9% 48 14.1% 8 2.3% 339 100% 

 
 

Table IV-16 Loan Disposition Rates by 
Minority Status, Less than 50% of MSA Median Income 
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American 
Indian or 
Alaska Native 

41 0.34% 15 36.59% 4 9.76% 16 39.02% 2 4.88% 4 9.76% 

Asian 241 1.98% 114 47.30% 7 2.90% 91 37.76% 23 9.54% 6 2.49% 
Black or 
African 
American 

943 7.74% 359 38.07% 20 2.12% 408 43.27% 119 12.62% 37 3.92% 

Native 
Hawaiian or 
Other Pacific 
Islander 

11 0.09% 1 9.09% 1 9.09% 5 45.45% 3 27.27% 1 9.09% 

White 11,044 90.63% 5,336 48.32% 277 2.51% 3,697 33.48% 1,148 10.39% 586 5.31% 
Hispanic or 
Latino 185 1.52% 82 44.32% 4 2.16% 75 40.54% 20 10.81% 4 2.16% 

Not Hispanic or 
Latino 12,001 98.48% 5,674 47.28% 305 2.54% 4,112 34.26% 1,284 10.70% 626 5.22% 

Total 12,186 100.00% 5,756 47.23% 309 2.54% 4,187 34.36% 1,304 10.70% 630 5.17% 

Source: https://www.ffiec.gov/hmda/ 
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In this income category, Black or African Americans have a higher denial rate than their application rate, as 
do American Indian or Alaska Native applicants.  

Table IV-17 Loan Disposition Rates by 
Minority Status, 50-79% of MSA Median Income 
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American 
Indian or 
Alaska Native 

42 0.23% 18 42.86% 4 9.52% 13 30.95% 4 9.52% 3 7.14% 

Asian 338 1.84% 217 64.20% 5 1.48% 54 15.98% 48 14.20% 14 4.14% 
Black or 
African 
American 

1,087 5.91% 520 47.84% 17 1.56% 348 32.01% 152 13.98% 50 4.60% 

Native 
Hawaiian or 
Other Pacific 
Islander 

12 0.07% 7 58.33% 0 0.00% 2 16.67% 2 16.67% 1 8.33% 

White 17,071 92.78% 10,859 63.61% 405 2.37% 3,331 19.51% 1,821 10.67% 655 3.84% 
Hispanic or 
Latino 234 1.27% 123 52.56% 7 2.99% 62 26.50% 26 11.11% 16 6.84% 

Not Hispanic or 
Latino 18,165 98.73% 11,410 62.81% 419 2.31% 3,650 20.09% 1,987 10.94% 699 3.85% 

Total 18,399 100.00% 11,533 62.68% 426 2.32% 3,712 20.18% 2,013 10.94% 715 3.89% 

Source: https://www.ffiec.gov/hmda/ 

Native Hawaiian or Other Pacific Islander applicants have a disproportionately high denial rate at this level. 
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Table IV-18 Loan Disposition Rates by 
Minority Status, 80-99% of MSA Median Income 
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American 
Indian or 
Alaska Native 

5 0.10% 2 40.00% 0 0.00% 1 20.00% 0 0.00% 2 40.00% 

Asian 64 1.32% 39 60.94% 1 1.56% 14 21.88% 7 10.94% 3 4.69% 
Black or 
African 
American 

216 4.44% 122 56.48% 6 2.78% 53 24.54% 27 12.50% 8 3.70% 

Native 
Hawaiian or 
Other Pacific 
Islander 

3 0.06% 2 66.67% 0 0.00% 1 33.33% 0 0.00% 0 0.00% 

White 4,600 94.59% 3,114 67.70% 104 2.26% 781 16.98% 433 9.41% 168 3.65% 
Hispanic or 
Latino 59 1.21% 34 57.63% 2 3.39% 12 20.34% 8 13.56% 3 5.08% 

Not Hispanic or 
Latino 4,804 98.79% 3,223 67.09% 107 2.23% 836 17.40% 460 9.58% 178 3.71% 

Total 4,863 100.00% 3,257 66.98% 109 2.24% 848 17.44% 468 9.62% 181 3.72% 

Source: https://www.ffiec.gov/hmda/ 

At this income level, all minority groups with have a higher origination rate than denial rate. Origination rates 
for Black or African Americans are lower at this level. 

 

 

DRAFT

https://www.ffiec.gov/hmda/


Municipality of Penn Hills,  
Pennsylvania  

  

Analysis of Impediments to Fair Housing Choice  97 of 106 

Table IV-19 Loan Disposition Rates by 
Minority Status, 100-119% of MSA Median Income 
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American 
Indian or 
Alaska Native 

28 0.20% 18 64.29% 0 0.00% 4 14.29% 5 17.86% 1 3.57% 

Asian 205 1.49% 124 60.49% 5 2.44% 42 20.49% 24 11.71% 10 4.88% 
Black or 
African 
American 

530 3.84% 256 48.30% 13 2.45% 157 29.62% 78 14.72% 26 4.91% 

Native 
Hawaiian or 
Other Pacific 
Islander 

12 0.09% 8 66.67% 0 0.00% 1 8.33% 2 16.67% 1 8.33% 

White 13,108 95.09% 8,874 67.70% 269 2.05% 2,085 15.91% 1,417 10.81% 463 3.53% 
Hispanic or 
Latino 163 1.18% 89 54.60% 3 1.84% 43 26.38% 25 15.34% 3 1.84% 

Not Hispanic or 
Latino 13,622 98.82% 9,138 67.08% 276 2.03% 2,218 16.28% 1,500 11.01% 490 3.60% 

Total 13,785 100.00% 9,227 66.94% 279 2.02% 2,261 16.40% 1,525 11.06% 493 3.58% 

Source: https://www.ffiec.gov/hmda/ 

 

In the table below, the number of White, non-Hispanic upper-income applicants significantly outnumbers the 
number of minority applicants. Of the racial/ethnic groups with more than 10 applicants in this income 
category, Black or African American applicants have a lower origination rate and a higher denial rate to white 
applicants, as well as higher denial rates.  
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Table IV-20 Loan Disposition Rates by 
Minority Status, 120% or More of MSA Median Income 
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American 
Indian or 
Alaska Native 

24 0.08% 14 58.33% 0 0.00% 8 33.33% 1 4.17% 1 4.17% 

Asian 1,083 3.56% 742 68.51% 28 2.59% 119 10.99% 141 13.02% 53 4.89% 
Black or 
African 
American 

611 2.01% 343 56.14% 11 1.80% 147 24.06% 90 14.73% 20 3.27% 

Native 
Hawaiian or 
Other Pacific 
Islander 

21 0.07% 16 76.19% 0 0.00% 1 4.76% 2 9.52% 2 9.52% 

White 28,807 94.65% 20,854 72.39% 733 2.54% 3,427 11.90% 2,835 9.84% 958 3.33% 
Hispanic or 
Latino 298 0.98% 195 65.44% 4 1.34% 49 16.44% 37 12.42% 13 4.36% 

Not Hispanic or 
Latino 30,136 99.02% 21,696 71.99% 752 2.50% 3,634 12.06% 3,035 10.07% 1,019 3.38% 

Total 30,434 100.00% 21,891 71.93% 756 2.48% 3,683 12.10% 3,072 10.09% 1,032 3.39% 

Source: https://www.ffiec.gov/hmda/ 

 
The following offers a closer look at the denial rates of conventional loans by denial reason and income level. 
For applicants earning up to 120% or more of median income, the most common reason for denial of 
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conventional loans in the Allegheny County credit history (32.28%), followed by debt-to-income ratio 
(24.58%) and collateral (23.82%). 
 

Table IV-21 Conventional Loan Denial Rates by Denial Reason and Income Level (2017) 

 Less than 50% 
Low 

50-79% 
Middle 

80-99% 
Upper- Middle 

100-119% 
Upper 

120% or More 
High 

Income Not 
Available Total Denials 

  C
ou

nt
 

%
 o

f 
In

co
m

e 
Le

ve
l 

C
ou

nt
 

%
 o

f 
In

co
m

e 
Le

ve
l 

C
ou

nt
 

%
 o

f 
In

co
m

e 
Le

ve
l 

C
ou

nt
 

%
 o

f 
In

co
m

e 
Le

ve
l 

C
ou

nt
 

%
 o

f 
In

co
m

e 
Le

ve
l 

C
ou

nt
 

%
 o

f 
In

co
m

e 
Le

ve
l 

C
ou

nt
 

%
 o

f 
To

ta
l 

Debt- to-Income Ratio 1,588 43.53% 880 24.12% 333 9.13% 199 5.46% 428 11.73% 220 6.03% 3,648 24.58% 

Employment History 31 25.20% 30 24.39% 15 12.20% 9 7.32% 25 20.33% 13 10.57% 123 0.83% 

Credit History 1,145 23.89% 1,210 25.25% 525 10.96% 433 9.04% 1,179 24.60% 300 6.26% 4,792 32.28% 

Collateral 487 13.77% 737 20.84% 455 12.87% 399 11.28% 1,360 38.46% 98 2.77% 3,536 23.82% 

Insufficient Cash 32 13.45% 46 19.33% 33 13.87% 22 9.24% 97 40.76% 8 3.36% 238 1.60% 
Unverifiable 
Information 146 17.04% 186 21.70% 97 11.32% 82 9.57% 316 36.87% 30 3.50% 857 5.77% 

Credit Application 
Incomplete 115 13.92% 161 19.49% 102 12.35% 77 9.32% 332 40.19% 39 4.72% 826 5.56% 

Mortgage Insurance 
Denied 2 50.00% 1 25.00% 0 0.00% 0 0.00% 1 25.00% 0 0.00% 4 0.03% 

Other 124 15.12% 189 23.05% 109 13.29% 71 8.66% 263 32.07% 64 7.80% 820 5.52% 
Total Denials and 

% of Total 3,670 24.72% 3,440 23.17% 1,669 11.24% 1,292 8.70% 4,001 26.95% 772 5.20% 14,844 100.00% 

Source: https://www.ffiec.gov/hmda/ 
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In summary, the HMDA data shows that more than two-thirds (69.57%) of 
conventional loan applications in Allegheny County were originated, slightly 
less than one-fifth (19.93%) were denied. County applicants had a slightly 
higher origination rate than the MSA as a whole, which had 64.85% of all 
loans originated, as well as 18.44% of denied applications.  
 
In Allegheny County, PA, the number of white applicants exceeds the 
number of minority applicants. Additionally, the origination rates are higher 
and denial rates lower for ‘White’ applicants than for ‘Black or African 
American’ in every income category. As incomes decrease, denial rates 
increase, often due to these applicants being first-time homebuyers with 
little to no collateral, poor credit history, and debt. While denial rates 
decrease as income increases, minorities have higher denial rates even 
within the same income groups. 
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D. Citizen Participation:  
 

The 2020 Analysis of Impediments to Fair Housing Choice for the Municipality of 
Penn Hills was made available for public comment on the Municipality’s website 
(http://www.pennhills.org/), and copies were on display at the Penn Hills Municipal 
Building, Department of Planning and Economic Development, 102 Duff Road, 
Penn Hills, PA 15325. The document was available beginning on Friday March 20, 
2020. Residents were encouraged to submit written or oral feedback on the 
Analysis of Impediments by April 20, 2020. 
 
In order to obtain community input on the barriers to fair housing in the Municipality 
of Penn Hills, the Municipality posted a fair housing survey on its website and 
distributed the link to its social service and housing provider agencies. 
 
The Municipality received only six (4) completed questionnaires. Respondents 
were first asked to consider a list of categories and identify which were protected 
classes. The table below shows the percentage of survey participants who 
identified each category as a protected class. The citizen participation survey 
results will be analyzed in depth after the public has had more time to submit input 
but before the AI is approved by Council and submitted to HUD. 
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V. Actions and Recommendations 
 

The following impediments to fair housing choice and recommendations are 
presented to assist the Municipality of Penn Hills to affirmatively further fair housing 
in the community. The previously identified impediments to fair housing choice 
were discussed in Section III and progress was reported for each impediment. 
Several of the previously identified impediments are still present in the Municipality 
of Penn Hills, despite the Municipality’s best efforts, and based on economic 
conditions, will continue to be addressed by the Municipality of Penn Hills. Below 
is a list of impediments that were developed as part of The Municipality of Penn 
Hills 2020 Analysis of Impediments to Fair Housing Choice. 
 

• Impediment 1:  Fair Housing Education and Outreach  
 

There is a need to improve the knowledge and understanding concerning the 
rights of individuals, families, and members of the protected classes in regard 
to the Fair Housing Act (FHA) and awareness of discriminatory practices. 

 
Goal: Improve the knowledge and awareness of both the public and the local 
officials of the Fair Housing Act, related laws, regulations, and requirements to 
affirmatively further fair housing in the community. 

 
 Strategies: In order to meet this goal, the following activities and strategies 

should be undertaken: 
- 1-A: Continue to educate and make residents aware of their rights under 

the Fair Housing Act (FHA) and the Americans with Disabilities Act 
(ADA). 

- 1-B: Continue to educate and make realtors, bankers, and housing 
providers aware of their responsibilities under the Fair Housing Act 
(FHA) and the Americans with Disabilities Act (ADA). 

- 1-C: Continue to support Fair Housing organizations and legal advocacy 
groups to assist persons who may be victims of housing discrimination 
and/or not aware of how to file a housing compliant. 

- 1-D: Continue to identify Limited English Proficiency (LEP) persons to 
provide the specific language assistance that is needed. 

- 1-E: Continue to partner with regional jurisdictions and housing 
providers to encourage fair housing choice throughout the municipality. 
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• Impediment 2:  Continuing Need for Affordable Housing 
 

One out of every two renter household in the municipality is paying over 30% 
of their monthly incomes on housing costs. Almost one out of every three owner 
household with a mortgage is paying over 30% of their monthly income on 
housing costs. 

 
Goal: Increase the supply of affordable housing by new construction and 
rehabilitation of various types of housing that is affordable to lower income 
households. 

 
Strategies:  In order to meet this goal, the following activities and strategies 
should be undertaken: 

- 2-A: Continue to support and encourage private developers and non-
profit housing providers to create, through construction or rehabilitation, 
affordable and mixed-income housing located outside of areas of lower 
income and minority concentrations. 

- 2-B: Continue to support and encourage the rehabilitation of existing 
housing units in the municipality to become decent, safe, sound and 
affordable housing for households below 80% AMI. 

- 2-C: Continue to support homebuyer education and training programs 
to improve homebuyer awareness. 

- 2-D: Provide federal, state and local funding in response to HMDA data 
discrimination patterns to support a higher loan to value ratio for minority 
homebuyers. 

- 2-E: Create an Affordable Housing Resources database located on the 
Municipality of Penn Hills’ website. 
 

• Impediment 3:  Continuing Need for Accessible Housing 
 

There is a lack of accessible housing units in the Municipality of Penn Hills as 
the supply of accessible housing has not kept pace with the demand of 
individuals desiring to live independently. 

 
Goal: Increase the supply of accessible housing by new construction and 
rehabilitation of accessible housing for persons with disabilities. 

 
Strategies:  In order to meet this goal, the following activities and strategies 
should be undertaken: 

- 3-A: Continue to promote the need for accessible housing by supporting 
and encouraging private developers and non-profits to develop, 
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construct, and/or rehabilitate housing that is accessible to persons with 
disabilities. 

- 3-B: Continue to provide financial assistance for accessibility 
improvements to owner-occupied housing units to enable the elderly 
and/or persons with disabilities to remain in their existing homes. 

- 3-C: Continue to enforce the ADA and Fair Housing requirements for 
landlords to make “reasonable accommodations” to their rental 
properties so they become accessible to tenants with disabilities. 

- 3-D: Create an Accessible Housing Resources database located on the 
Municipality of Penn Hills’ website. 

 

• Impediment 4:  Public Policy  
 

The Municipal Zoning Ordinance needs additional definitions and provisions 
concerning Fair Housing. 

 
Goal: Revise the Zoning Ordinance to promote the development of various 
types of affordable housing throughout the Municipality.  

 
Strategies: In order to meet this goal, the following activities and strategies 
should be undertaken: 

 
- 4-A: Revise the Zoning Ordinance to include additional definitions, 

statements, and revisions. 
- 4-B: Adopt a written Reasonable Accommodation Policy for housing 

developers and the Planning/Zoning Commission to follow when 
reasonable accommodation requests are made concerning zoning 
and land use as it applies to protected classes under the Fair 
Housing Act.     

- 4-C: Develop financial incentives to encourage developers and 
housing providers to offer more affordable housing options in the 
municipality. 

- 4-D: Encourage LMI, minority, and protected class resident 
participation in the various municipal Boards and Commissions. 
 

• Impediment 5: Regional Approach to Fair Housing  
There is a need for a regional collaborative approach to affirmatively further fair 
housing in the area. 

Goal: Form a regional cooperative fair housing consortium to affirmatively 
further fair housing in the area. 
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Strategies: In order to meet this goal, the following actions should be 
undertaken: 

- 5-A: Form a regional fair housing consortium to encourage fair 
housing choice throughout the area. 

- 5-B: Through the regional fair housing consortium create regional 
fair housing activities and projects. 

- 5-C: Work collaboratively with affordable housing 
developers/providers to ensure affirmative fair marketing plans and 
deconcentration policies are created and implemented. 

- 5-D: Partner with regional grantees to create a jointly maintained 
Affordable and Accessible Housing Resources database located on 
each partners’ website. 
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VI. Certification 
 
Signature Page: 
 
I hereby certify that this Fair Housing Analysis – 2020 is in compliance with the 
intent and directives of the Community Development Block Grant Program 
regulations. 
 
 
 
 
________________________________________________ 
Pauline Calabrese, Mayor, Municipality of Penn Hills, PA 
 
 
 
__________________________ 
Date 
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