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Turning around public housing

by Nancy Pekala

Jhese are exciting and changing

times for public housing authori-
ties. Gone are the old ideas of public
housing so prevalent in the 1960s and
19705,

public housing today requires strong lead-

The successful management of

ership and the willingness to become
actively involved in the communicy.
Perhaps no one has been more instrumen-
tal in helping to increase the quality of life
of their public housing authority tenanrs
than Carl Greene, CPM?, executive direc-
tor of the Philadelphia Housing Authority.

Recently, the Journal of Properry
Management caught up with Greene w
discuss the state of public housing auchor-
ities and how he has successfully

implemented change.

JPME: Are vesidents of public housing
anthorities beser off today than a decade

ago?

Greene: They are way better off today.
Baclk then we were focusing on maintain-
ing physically distressed properties. We
couldn't demolish them, and we could not
rebuild. The idea was to mainmin the

existing structures as best you can.

JPM: What prompted you to enter this sec-

for?
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Need. When |

Philadelphia, 1 saw a great sense of need.

came (o

Greene:

My plan was to come in, apply the basic
principles of property management T've
learned through ail my wraining to become
a CPM Member, We've gone through all
the fundamentals of property manage-
ment and we've applied those principles. 1
saw the people who served before me
failed, and I felt T could contribute in a sig-
nificant way to the quality of life for other
people.

JPM: Ta whar do you astribute your success?

Greene: | have a passion. [ lived in public
housing, and I've seen bad management
from the inside out. | know if yvou're at the

top of this organization you have to be

concerned about every child, every man
and every woman who lives in these
homes. You have ro make the emplayees
and systems vou have responsibilicy for
serve the customers. And vou have o do
that in an economical, efficient and effec-
tive way that mimics the best practices of

the private sector.

JPM: What is the most challenging pare of

managing 4 housing authorigy?

Greene: The biggest challenge is the com-
peting regulatory and oversight agencies
with which you have to deal. The federal
government provides our funds and makes
the rules, the state sets up our governance
system and charters us, but the mayor of

the city appoints our board. I like to say;
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we're federally-funded, state-chartered
and locally-bossed. All three are in a posi-
tion to deny blame for things char go
wrong, but all three wane w take credic

when things go well.
JPM: What do you like best about your job?
Greene: | like ourcomes. I like to see peo-

ple's quality of life improved drama-

tically, in a short period of time. [ want to

executive directors are allowed to stay on
for 2 number of yeats, dramatic progress
can be made. In fact, we've scen that kind
of turnaround in city after city where
there's been stable leadership. We're serv-
ing as conduits between the state housing
finance agency, the federal government,
the city government and private-secror
developers. Were the hub that takes all
these resources and converts them into

quality affordable public housing.

Greene: Continued deregulatian will
help. We also need continued profession-
alism ac the top. lraining and develop-

ment of staff is critical.

SPM: Fraom a management perspective, will
changes in this sectoy mean wmove oy diffevent

opportunities for real ectate professionals?

Greene: There will be more opportuni-

tics, especially as we continue o
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see quick results, and thats what we've
done in Philadelphia. I also [ike being in
the real estate profession. I like the com-
fore of knowing I'm in one of the world's
leading professions providing a first-rate
service to people who are very much in

need.

JPM: What is your asessment of public

housing authorittes today?

Greene: Public housing authorities have
undergone a iot of scrutiny over the last
decade. We've had constant pressure from
HUD, the press, the inspector general and
various other organizations. What that
pressure has done for us is make public
Lousing authorities betrer managed and

more responsive organizacons. When

JPM: In many of dts programs, the PHA
stresses tenant empowerment and selfsuffi-
ciency How do you go abour achieving this

goalf

Greene: The first thing you have o do 1s
operate a responsible agency so when you
make rules vou can require people to fol-
law those rules. Second, you enforce the
rules. Third, vou say to people we're offer-
ing vou an opporunicy for jeb training
programs and social uplift programs. You
give them the tools to make a living wage
and benefits and to have porability of
skills.

JPM: Whar aceds to be done to make move
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professionalize and bring CrRTIFTED
PROPERTY MANAGER® Members into
housing authorities and adopt private
sector standards. We're also going to con-
tinue to form public-private partnerships
where we have ACCREDIED MANAGE-
MENT ORGANIZATION® firms overseeing
public housing on behalf of housing
authorities and HUD. As we continue to
create high quality, contemporarily-
designed and -buile communides, we'll
be able to artract the best property man-
agement companies to come in and

manage these developments.

Nancy Pekala is Managing Editor of the
Joiirnal of Property Management.

nov/dec 2002

\
A

(0

)



