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The Federal Reserve Bank of Philadelphia (the Bank) may create video recordings, 

audio recordings, photographs and/or digital images of all or selected portions of 

this event. By attending, you irrevocably grant the Bank the right and your consent to 

create such media containing your name, voice and/or likeness. You also irrevocably 

agree that the Bank will have exclusive ownership of, and the right and your consent 

to edit and/or copyright such media, and to publish, distribute and/or otherwise use 

the same in any medium for any lawful purpose, without compensation to you.

The views expressed today are our own and not necessarily

those of the Federal Reserve Bank of Philadelphia or the Federal Reserve System.



Welcome

Deborah Diamond
Federal Reserve Bank of Philadelphia

As director of the Anchor Economy Initiative, Deborah 

helps the expansive eds and meds sectors of the Third 

District leverage their talent and resources to build a 

thriving regional economy. Her work spans communities 

across the U.S. and has allowed her to gain unique 

insights into the needs of diverse employers and 

universities in sustaining local economies. 



Welcome & Opening Remarks2:00 PM

2:15 PM

2:45 PM

3:45 PM

5:00 PM

The Evolution of Anchor Expression: History & Future Opportunities

Meet-and-Greet Activity

Break to follow.

Impacts, Equity and Innovation: How Eds and Meds Drive Economic Outcomes

Reception

Agenda



Welcome

John Vu
Kaiser Permanente 

As the national vice president of strategy for Community 

Health at Kaiser Permanente, John develops and 

implements strategies to improve the health of 

communities, including related to climate change and 

sustainability, ESG, and systems-level change to improve 

health and thought leadership for community health.



The Evolution of Anchor Expression: History & Future Opportunities

John Vu David ZuckermanRita AxelrothHodges

Kaiser Permanente

Moderator

University of Pennsylvania Healthcare Anchor Network



Meet-and-Greet



Å Provide space to get to know each other as humans, not just 
as individuals in organizations! 

Å Cultivate stronger relationships across participants.

Meet-and-Greet Objectives



Å Make sure that you are starting at a table with seven or eight 
people.

Å At the end of each round, half of you will be asked to move, half of 
you will remain at your table (you can decide who moves and who 
stays). 

Å Once youĒre settled at your new table, youĒll re-divide yourselves 
into into two NEW groups and be given a new set of prompts to 
discuss with your peers. 

Activity Overview



Å At your table, divide yourself 
into two smaller groups of 
three or four people.

Å Within your smaller group of 
three or four people, answer 
these questions: 

Å Cake or pie?
Å What brought you to todayĒs 

conversation? 

Round 1 ďStay Where You Are!

Divide into 

two smaller 

groups!



Time to Move! 

Half of the table should stay behind. 

The other half, stand up and find a new table (ideally with folks you 
havenĒt met yet).

Half of the 

table should 

move! The 

rest, remain 

behind.

Move

Move

Move

Move



Å At your table, re-divide yourself into 
two NEW groups of three or four 
people so that folks are meeting 
new individuals.

Å Within your smaller group of three or 
four people, answer these 
questions: 

Å Snack stash or stationary stash?
Å When did you get exposed to the idea of 

anchor institutions and the anchor mission?

Round 2

Divide into 

two NEW 

groups!



Time to Move! 

Half of the table should stay behind. 

The other half, stand up and find a new table (ideally with folks you 
havenĒt met yet).

Half of the 

table should 

move! The 

rest, remain 

behind.

Move

Move

Move

Move



Round 3

Divide into 

two NEW 

groups!

Å At your table, re-divide yourself into 
two NEW groups of three or four 
people so that folks are meeting 
new individuals.

Å Within your smaller group of three or 
four people, answer these 
questions: 

Å Theatre performance or standup comedy 
show?

Å What tensions do you notice in this work?



Time to Move! 

Half of the table should stay behind. 

The other half, stand up and find a new table (ideally with folks you 
havenĒt met yet).

Half of the 

table should 

move! The 

rest, remain 

behind.

Move

Move

Move

Move



Round 4

Divide into 

two NEW 

groups!

Å At your table, re-divide yourself into 
two NEW groups of three or four 
people so that folks are meeting 
new individuals.

Å Within your smaller group of three or 
four people, answer these 
questions: 

Å Mountains or beaches?
Å What hopes do you have for this movement?
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1. Navigate to Slido.com

Using either your phone or your laptop, navigate to 

www.slido.com, or scan the QR code on the screen.

2. Enter the event code. 

Enter the access code ANCHOR (note, this is not case-

sensitive!) to join our event. 

3. Respond to the question. 

Share your response to our questions over the course 

of this conference! 

Join us on Slido for this event

http://www.slido.com/


Break
Participate in our Slido poll! 

Scan the QR code or navigate to Slido.com
and use the code ANCHOR to participate.

How did you first get 
involved in the anchor 

mission? 
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Pennõs Strategic Approach to 

Community and Economic Development 

Tony Sorrentino 

Associate Vice President

University of Pennsylvania  

May 16, 2024 



The University of Pennsylvania by the Numbers: 

20,000 students (graduate, professional and undergraduate) 

12 undergraduate and graduate schools

300 acres on one contiguous urban campus

14 million square feet of built environment

2,545 standing faculty

37,000 employees (largest private employer in Philadelphia)

University City : 

2.4 Square Miles 

90K Jobs 

5 Eds/Meds 

40K Population 



Sheldon Hackney, 1981-1993 Judith Rodin, 1994-2004 Amy Gutmann, 2004-2022



FY 20 ACTIVATING THE PHL ECONOMY

Penn in 

Philly

Generates

$9.1B wages 

80,150 jobs 

$15.5 Billion  
Total Annual Activity

$272M tax 

revenue



Population, Income, Cost of Living Increases  

25

Å Population: 48,589  

Å Households: 17,169 

ï 73% of households are non-family (more than one unrelated person).

ï 27% of households are family households.

ï Family households segmented by age revealed the largest population is 25-64 years.



Summary of Housing Market 

1. University City is thriving with 
market rate multi-family supply 
and demand.

2. Downtown Philadelphia 
overflowing traditional 
boundaries, colliding with anchor 
institution development. 

3. Home values are increasing, 
while homeownership rates are 
decreasing. 

4. Demand for affordable housing 
far outpaces supply.

5. What is the role of anchor 
institution, if any, in the 
affordable housing space? 815

subsidized housing units with contracts up for renewal 
in West Philadelphia by 2029



Goal:

Support the West 

Philadelphia community by 

increasing and preservingthe 

stock of quality affordable 

housing

Capital 
Financing 

(Debt/Equity)

Philanthropic 
Funding

through

¦ǇŘŀǘƛƴƎ tŜƴƴΩǎ !ƴŎƘƻǊ CǊŀƳŜǿƻǊƪ ǘƻ LƴŎƭǳŘŜ IƻǳǎƛƴƎ {ǳǇǇƻǊǘ 

¦ǇŘŀǘƛƴƎ tŜƴƴΩǎ ŦǊŀƳŜǿƻǊƪ ǊŜŎƻƳƳŜƴŘƛƴƎ ŀŘŘƛƴƎ ŀ ƴŜǿ !ŦŦƻǊŘŀōƭŜ 
Housing component to the its Anchor Institution Housing Initiative.



Three Initiatives in Support of Affordable Housing Support

Preserving Affordable 
Homeownership

Å$1.7M to Rebuilding Together 
to reinvest in 75homes in 
West Philadelphia from 2023-
2027

Supporting New Affordable 
Housing with Equity
Investment
ÅLomax Real Estate Partners/ 

Mount Vernon CDC= 112 
affordable rental units, 18 
affordable townhomes 21k 
sq. ft. grocery.  

3611 Haverford Ave. 

Å Average cost of 
repairs for each 
Philadelphia home 
in need:$4K

Neighborhood Preservation 
Development Fund 

Å20 Properties with 400 
Units. Acquired aged and 
declining multi-family 
housing stock. Upgraded 
facilities, improved property 
management, controlled 
rents for workforce housing. 



Insights

1. Research:LǘΩǎ ƴƻǘ ŀƭǿŀȅǎ ŜŀǎȅΣ ōǳǘ ƛǘ Ŏŀƴ ōŜ Ŏƻǎǘ-effective and ground you in 
reality. Quantitate and qualitative. Talk to people. 

2. Diversity of ideas:Do not put all your eggs in one basket. Housing is volatile. 

3. Partner selection:Carefully select partners based on your values and criteria. 
Do not try to do this alone. Private sector developers, public officials. 
Nonprofits. Convene!  

4. Timing:Be realistic that this takes years. 

5. Financing: Explore using philanthropy, non-restrict endowment operational 
funds for local investments. Be sensitive to construction costs being variable. 

6. Fold into strategy:Housing is critical to community and economic development 
with health, education, and economic opportunity. Take time to incorporate 
smartly into your anchor planning. 

7. Scope and scale: Be incremental. Set modest goals with a long-term return.

8. Roles and responsibilities:Be clear as to what the anchor will not do vs. do. 
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6.53

EVALUATING (IN)EQUITY IN 
THE ECONOMIC AND 
COMMUNITY IMPACTS OF 
ñMEDS & EDSò CLUSTERS IN 
SMALL AND MID-SIZED 
METROS 

Donald A. Planey

Arrianna Marie Planey

G. Mark Holmes



TABLE OF CONTENTS
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1. Our team, our research, 

and our goals

2. Nonprofit hospitals, tax 

exemptions, and 

community benefit



ABOUT THE TEAM
Á Dr. Donald A. Planey is an economic geographer whose research 

and teaching foci include regional economic development, 

economic impact analysis, and housing and labor dynamics.

Á Dr. Arrianna Marie Planey is a medical geographer whose 

research is centered at the nexus of social determinants of health 

(SDoH), health and healthcare equity, and healthcare access. Her 

work on healthcare mostly focuses on demand-side factors, like the 

accessibility of healthcare.

Á Dr. G. Mark Holmes is a health economist with expertise in the 

ñsupply-sideò of healthcare, including health systems, hospital 

finances, and community/economic impacts.

Á Dr. Stephen A. Sherman is an urban planner with prior experience 

with IRS Schedule H forms, non-profit hospital community benefit 

spending, and planning.

33



1. PROBLEM STATEMENT

34

ÅThe U.S. healthcare economy has expanded dramatically since the 1960s

o Healthcare and social assistance sector has displaced manufacturing as 

the largest employment sector (Dwyer 2013).

o This shift has altered the composition of local employment 

opportunitiesƄ opportunities that are unevenly distributed.

ÅThe overarching trend is growth concentrated at the top and bottom of the 

labor marketƄ with stark gendered and racialized inequities in access to 

stable, well-paying jobs. 

o Many small- and medium sized metropolitan areas (MSAs) host 

healthcare and employment as their largest employing sectors

Dwyer RE. The care economy? gender, economic restructuring, and job polarization in the U.S. 

labor market. Am Sociol Rev. 2013;78(3):390-416. doi:10.1177/0003122413487197
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GROWING MEDIA 
FOCUS ON NON-
PROFIT HOSPITALS

Kaiser Health News (December 2022) Hundreds of 

Hospitals Sue Patients or Threaten Their Credit, a KHN 

Investigation Finds. Does Yours?

https://khn.org/news/article/medical-debt-hospitals-sue-

patients-threaten-credit-khn-investigation/ (accessed 16 

Jan 2022)

ñA 2019 KHN analysis of 
hospital tax filings found 
that nearly half of nonprofit 
medical systems were 
billing patients with 
incomes low enough to 
qualify for charity care.ò

https://khn.org/news/article/medical-debt-hospitals-sue-patients-threaten-credit-khn-investigation/


7/1/20XX Pitch deck title 36The Wall Street Journal (December 2022) Big Nonprofit Hospitals Expand in Wealthier Areas, Shun Poorer Ones https://www.wsj.com/articles/nonprofit-

hospitals-deals-tax-breaks-11672068264?st=xv1623dk9miig83 (accessed 16 Jan 2022) 

https://www.wsj.com/articles/nonprofit-hospitals-deals-tax-breaks-11672068264?st=xv1623dk9miig83


THEMATIC AREAS

37

Analyzing Disparities in 

Wages & Commute 

Times Across ñMeds & 

Edsò Employment 

Categories

Identifying Inequities in 

Spatial Access to Care 

in Communities Served 

by Non-Profit Hospitals

Economic 

Development

Applying Economic 

Impact Analysis to 

evaluate overall impacts 

on local economies

Health 

Workforce

Population 

Access to 

Health Care 

Services



RESEARCH QUESTIONS

38

1. Is forgone property tax revenue a developmental challenge for 

municipal governments that host ñeds and medsò clusters?

2. Do the economic benefits of ñeds and medsò expansions exceed 

municipalitiesô foregone property tax revenue?

3. How does the development and expansion of ñeds and medsò 

corridors impact housing affordability in the region?

4. Does ñeds and medsò expansion affect racial, ethnic, and class 

inequities in geographic access to healthcare services in SMCs?



2: NONPROFIT HOSPITALS, TAX 
EXEMPTIONS AND COMMUNITY BENEFIT

39

ñNonprofit hospitals have their origins in the charity hospitals of the early 

1900s, but over the last century theyôve gradually shifted from that model. 

Now their explosive growth has many questioning ð with good 

reason ð how we define ñnonprofitò and what sort of responsibility 

these hospitals have to the communities that provide this financial 

dispensation. Itôs time to rethink the concept of nonprofit hospitals. Tax 

exemption is a gift provided by the community and should be treated as 

such. Hospitalsô community benefit should be defined more explicitly in 

terms of tangible medical benefits for local residentsò

ïDanielle Ofri, New York Times



AIM 2: NONPROFIT HOSPITALS, TAX 
EXEMPTIONS AND COMMUNITY BENEFIT

40

ñUnfortunately, nonprofit hospitals cannot fix this vast, national 

problem [of healthcare access]. On average, nonprofit urban 

hospitals have long experienced annual operating losses. Increases 

in supply and labor costs have made things worse even as government 

subsidies during the pandemic helped keep hospital doors open. Imposing 

these free-care requirements on the average community hospital could be 

financially devastating, all the more so for rural hospitals. Indeed, even 

profitable nonprofit hospitals do not have the resources to fill this gap.ò

- Jill R. Horwitz. Threatening Nonprofit Hospital Tax Exemption: A Better 

Path Forward. JAMA. 2024;331(6):469ï470. 

doi:10.1001/jama.2023.28289



AIM 2: HOW DO NONPROFIT HOSPITALS 
IMPACT SMALL- AND MEDIUM METROS?

41

ÅNonprofit hospitals produce substantial regional tax revenues via 

downstream tax impacts of their operations that tend to be higher-

value than their tax exemptions

ÅTesting different hypothetical definitions of community benefits: Even 

using restrictive definitions, nonprofit hospitals still tend to have 

a positive tax impact for their regions

ÅHowever, the benefits of tax exemptions disproportionately flow to 

State and Federal scales of government, as opposed to local and 

regional governments
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NEW BUSH INSTITUTE REPORT

ENGINES OF OPPORTUNITY:

How Eds and Meds Institutions Can Become                                               

More Powerful Drivers of Prosperity in Americaôs Cities



OUR ANSWER

ÅTalent ÅInnovation ÅPlace



INNOVATION DISTRICTS

ÅInnovation districts: dense, physically compact urban areas where 

knowledge-generating institutions and leading-edge companies  

of diverse size and industry cluster together to stimulate creativity , 

collaboration, innovation, and entrepreneurship

ÅExamples:

ÅKendall Square (Cambridge MA)

ÅResearch Triangle Park (Raleigh-Durham NC)

ÅUniversity City District (Philadelphia)

ÅThe Ion (Houston TX)

ÅPegasus Park (Dallas TX)



GROWTH

ÅMore than 100 in the world, vs. less than 20 before 2000

ÅNew first-of-its-kind Bush Institute dataset: 36 districts

Å21 launched since 2000

Å10 since 2013

ÅDozens of universities planning new districts



WHY INNOVATION DISTRICTS?

ÅKey idea from urban economics: AGGLOMERATION ECONOMIES

ÅñCollisionsò

ÅBenefits of clustering strongest within a quarter mile

ÅA senior biotech exec on Kendall Square:

ÅñTo benefit from Kendall Square, you have to leave your office and get out into ité. 

It wasnôt until I joined a small biotech where collaboration outside the company 

was essential that I realized the true power of Kendall Square. It is all there. You 

have many points of intersection. The proximity to peers, to some of the startups, 

and then the proximity to the academics as well makes a big difference.ò



INNOVATION DISTRICTS:                      
EVOLUTION OF AN IDEA

INDUSTRIAL 

DISTRICT 

(1800s)

SUBURBAN 

INNOVATION 

PARK       

(1950s-60s)

URBAN 

INNOVATION 

DISTRICT  

(2000s)

INNOVATION -

CENTERED  

LIVE -WORK -

PLAY DISTRICT 

(2010s)

INCLUSIVE          

LIVE -WORK -

PLAY 

INNOVATION 

NEIGHBORHOOD   

(2020s)

Marshallian 

externalities:      

Skilled labor, 

intermediate   

goods

Business costs, 

employee quality      

of life
Network / Info 

externalities:        

People & idea 

collisions

ñNew 

Urbanismò + 

new preferences: 

Quality    

placemaking

Diversity & 

inclusion:  Engage 

community, address 

ògentrificationò 

fears



PROSPERITY & OPPORTUNITY

Groups

Pop 

Gwth 

2010-20

% Adj  

Assoc/ 

Some 

Coll

% 

Bach+ 

2020

Incr in 

% 

Bach+ 

2010-20

% 

Creative 

Sectors

Avg 

Comm 

Time

I ncr in 

Avg 

Comm 

2010-20

All 36 I nnovation Districts 9.8% 48.5% 49.0% 6.5% 63.9% 46.0% 20.4    0.6        

Metro America 8.3% 43.6% 33.6% 4.8% 51.6% 31.7% 27.5    2.1        

Educational Attainment
% Incr 

Median    

Household 

I nc      

2010-20

Commute



WHY SOME DISTRICTS OUTPERFORM 
FOR PROSPERITY & OPPORTUNITY

ÅInnovation district age& size

ÅStrength of Eds & Meds institutions

ÅMetro-area housingpolicies

ÅOne factor that DOESNôTpredict success:                                                               

metro-area size



HOUSING &                          
NEIGHBORHOOD STABILITY

Groups

% 

Incr in 

Units

% 

Built 

since 

2010

% 

Built 

since 

2000

Median 

Home 

Value

Median 

Rent

% 

I ncr 

Rent

B+H 

Pop 

Shr 

2020

% chg 

B+H Pop 

Shr 2010-

20

All 36 I nnovation Districts 14.0% 15.6% 27.3% 276,290$ 1,012$  39.8% 34.7% 1.4%

Metro America 6.5% 6.3% 19.6% 292,536$ 1,096$  30.3% 32.2% 1.1%

Housing

Black + Hispanic 

Pop Share
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Q&A 

Use the index cards at your table to write down your 

questions (please, write legibly!). When youôre ready, 

hold up your card and a conference staff member will 

collect them. 



Reception
Please take this time to mix and mingle with 
colleagues. If you have questions, please stop 
and see us at registration. 

Participate in our Slido poll by either scanning 
the QR code or navigating to Slido.com and 
using the code ANCHOR to participate.

What opportunities and challenges 
within the anchor institution sectors 
do you see as most pressing in the 

next 5-10 years?
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May 15-16, 2024



The Federal Reserve Bank of Philadelphia (the Bank) may create video recordings, audio recordings, 

photographs and/or digital images of all or selected portions of this event. By attending, you irrevocably grant 

the Bank the right and your consent to create such media containing your name, voice and/or likeness. You 

also irrevocably agree that the Bank will have exclusive ownership of, and the right and your consent to edit 

and/or copyright such media, and to publish, distribute and/or otherwise use the same in any medium for any 

lawful purpose, without compensation to you.
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Welcome

David Zuckerman
Healthcare Anchor Network

David Zuckerman founded the Healthcare Anchor Network 

in 2017 and currently serves as its president. He is a 

national thought leader on the role of health systems as 

anchor institutions in building community wealth and 

inclusive economic development. David is the co-author of 

several reports that have helped propel forward the 

anchor mission movement, including the Hospitals Aligned 

for Healthy Communities toolkit series



Welcome & Opening Plenary9:30 AM

10:30 AM

11:45 AM

12:35 PM

1:50 PM

Break to follow. 

Anchor Reliance in Regions: Research & Practice

Lunch

Impact in Place: Anchor Collaborative Efforts & Goals 

From Ideas to Action: Introducing the Anchor Collaborative Playbook 

Break to follow. 

3:00 PM Looking Ahead: Exploring Public Policy Support for Deepening Anchor Strategies 

Agenda

4:00 PM Final Remarks and Closing 



Opening Plenary

Deborah Diamond DavarianL. Baldwin

Federal Reserve Bank 
of Philadelphia 

Trinity College



UniverCities
ÅHigher educations growing control:

ÅEconomic Development 

ÅUrban Governance

ÅCosts

ÅExpansions raise housing costs = Displacement of 
existing residents

ÅLargest employer = lower wage ceiling + collective 
bargaining 

ÅHealth care standards = shift from indigent to boutique 
care and profitable research

ÅCampus police = surveil and profile residents driven by 
university interests of ñsafetyò 

ÅWhen the City Become a Campusé



Anchor
Institutions
ÅCampus Compact/The Coalition of Urban and 

Metropolitan Universities

ÅUse academic research:

ÅBring economic stabilization

ÅRebuild communities

Å Contradictions of Community Outreach

Å University Interests as Service Learning (Netter 
Center)

Å Civic Engagement as Real Estate Development



The Smartest 
Cities Develop 
Without 
Displacement 

ÅResearch and Consult on best practices for building 
equitable urban communities 
ÅFocus: higher education-driven development 

ÅPossibilities 
ÅReparations

ÅSlavery, Jim Crow, Urban Renewal

ÅPayments in Lieu of Taxes (PILOTs)
ÅCommunity Benefits Agreements
ÅCommunity Engaged Endowments
ÅLand Reassessment
ÅCommunity-based Zoning/Planning Boards
ÅPolice Divest/Invest



The Renewal Project

ÅReconstructing historic 

role of university-led 

urban renewal projects 

of demolition and 

displacement

ÅTeams: Athens (GA), 

Denver, New Haven, 

Austin (TX), Chicago, 

Minneapolis, Madison 

(WI)

ÅOutcomes: Archival 

recovery, curriculum, 

public land-marking, 

and reparations 

campaign



Mixed-Income 
Housing Overlay

Å2021: Phillyôs first 
ever mandatory 
inclusionary zoning 
policy

Å20% of units in any 
new housing 
development w/ ten 
or more units made 
available at 
restricted pricing

ÅNOTE: This is a pilot 
project and is not 
permanent and the 
ñaffordableò metrics 
donôt meet needs of 
most vulnerable
Å vs. 40 ï60% AMI


