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Executive Summary 
The New Comprehensive future renters and owners at all 

Plan for the City of .La.ncaster income levels; housing costs; 
sets forth a vision for the fu- housing development; housing 
ture. During a citizen-partici- occupancy; suitability for cur­
pation-based planning process rent and future population 
that lasted more than two years, needs; and marketability. Hous­
important community issues ing refers to more than the 
and priorities for future deci- physical structures alone, how­
sion-making and action were ever. Neighborhood conditions, 
identified. The Policy Plan for such as parking and play areas 
the New Comprehensive Plan for families, quality of the edu­
recommends broad goals and cational system, traffic and 
policy objectives to ensure that noise, public safety, jobs and 
Lancaster City preserves and business opportunities, and con­
strengthens its positive quali- dition of the infrastructure all 
ties and successfully addresses have impacts on housing. 
citizens' priority concerns. The This Housing Plan comple­
Policy Plan describes the city ments the broad goals and 
as a multifaceted, complex en- policy objectives within the 
tity comprised of many inter- Policy Plan by presenting a de­
related components. tailed description of the City's 

The New Comprehensive housing policy and by recom­
Plan is being issued as a se- mending strategies and actions 
ries of reports. This "housing to achieve its housing goals. An 
component" is one of the pri- underlying theme of the Hous­
mary elements of the Policy ing Plan is that the existing 
Plan. Because of the major housing in Lancaster City is in 
impact housing has on overall remarkably good condition and 
quality of life in the commu- has, for the most part, retained 
nity and the complexity of is- its desirable historic character. 
sues surrounding housing, this Another theme, emerging 
separate Housing Plan has largely from the citizens of 
been developed as a major part Lancaster, is that home owner­
of the overall New Compre- ship increases neighborhood 
hensive Plan. stability and should be in-

Housing is a complex issue creased. A third theme empha­
that must be viewed from many sizes the need for housing in a 
perspectives: condition of the variety of types and price ranges 
housing stock; availability for in the City for upper, middle 

and lower income households 
with and without children. Fi­
nally, city neighborhoods must 
be desirable places to live and 
must offer amenities to attract 
and retain owners and renters. 
Lancaster's rich architectural 
heritage, the sturdiness and af­
fordability of its housing stock, 
the accessibility of community 
services and cultural attrac­
tions, and its cohesive neigh­
borhoods are among the city's 
strongest assets in its competi­
tion with the suburbs in the 
housing marketplace. 

The Housing Plan defines 
five major housing policies in 
Chapter I and describes strate­
gies for implementation. Chap­
ter II outlines a "housing phi­
losophy" that, combined with 
a new method of governance, 
will result in a better Lancaster. 
A statistical analysis of popu­
lation and housing data, which 
served a basis for the recom­
mended policies, is presented 
in Chapter III. Finally, Chap­
ter IV presents a housing strat­
egy for future markets. 

Housing is much more than 
shelter alone. As this Plan de­
scribes, the quality of housing, 
the degree to which a house 
and where it is located becomes 
"home," has a major impact on 
the overall quality of life in the 
community. 

Tbe Housing PfaJZ 
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Introduction 

The work of the Urban Plan- housing issue. For example, 
ning Studio of Columbia Uni- the Plan addresses open space, 
versity, the Enterprise Founda- circulation planning, school 
tion, the Lender's Profile by district policies, etc., which are 
the Federal Reserve Bank of all related to the "neighbor­
Philadelphia, and the United hood." This Housing Plan 
Way, have shown that there are goes beyond the issues related 
many ideas and initiatives in to the provision of shelter and 
City housing. There have been seeks to connect housing strat­
successful examples of actions egies to the rest of the New 
by local non­
profits to provide 
housing counsel­
ing and shelter. 
The banking com­
munity is explor­
ing new ap­
proaches to meet 
local needs for " 
housing and busi­
ness credit. More 
block associations 
are forming, giv­
ing voice to local 
concerns. 

pared during a period of great 
prosperity for the city. The city 
was the commercial center of a 
strong agricultural economy, a 
hub of rail transportation, and a 
fledgling industrial center. Yet, 
the Plan complained that the 
trains were destroying residen­
tial neighborhoods and creat­
ing severe conflicts between 

land uses. It la-
mented the level 
of downtown 
congestion. It 
pointed out that 
there were too 
few neighbor­
hood parks acces­
sible to residents. 
The Plan also 
complained ofin­
adequate parking 
in both the down­
town and the resi­
dential areas of 
the city. While building 

on these earlier re­
ports, this docu­
ment fulfills a 
very different 
role. This Hous­
ing P Ian is the 
concrete expres­

Creative partnerships involving business. financial institutions, 
for-profit and nonprofit housing providers, City government, 
and potential homebuyers can both improve the housing stock 
and increase home ownership throughout the city. 

In 1945, as the 
country preparing 
for the post­
World War II pe­
riod, the City 
published another 
Comprehensive 

sion of the City's housing 
policy. 

Lancaster City's Housing 
Plan must center on issues of 
shelter and housing quality. 
However, important citywide 
objectives are also a part of the 

Comprehensive Plan. 
Past comprehensive plans 

have established the City's 
housing policies. In 1929, the 
City published its first Com­
prehensive Plan. The plan, 
called the Nolen Plan, was pre-

Plan known as the Baker Plan. 
It too complained ofinadequate 
parks and a shortage of park­
ing. The primary land use con­
flict at the time was the nega­
tive impact expanding indus­
tries were having on residential 
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areas. Finally, the Plan com­
plained of the effects created 
by the "rural surplus." "Rural 
surplus" refers to the migra­
tion of undereducated and un­
skilled people from rural areas 
to the city. Living conditions 
were abysmal for these "sur­
plus" people. The Baker Pl~ 
set policies dealing with the 
physical replacement of sub­
standard housing, development 
of vacant lands within the city, 
and rehabilitation programs. 
These three elements were the 
basis of housing policy for the 
City for over 40 years. 

Following World War II, ur­
ban renewal changed the face 
of the city. Urban renewal dis-

placed hundreds of families, 
"rural surplus" migration con­
tinued, and local streets became 
neighborhood-dividing high­
ways. 

Lancaster and the world have 
undergone changes since then. 
Just as Lancaster underwent 
strains in its past transitions, 
so too must it struggle through 
the strains of its latest transi­
tion. For all those pressures, 
the City of Lancaster is a very 
special place. It has, through a 
combination of good fortune 
and the industry of its people, 
succeeded in continuing to be 
a successful and vibrant com­
munity. Lancastrians can and 
should be very proud of the 

city's rich architectural heri­
tage, diversified employment 
base, cultural institutions and 
its people. As reaffirmed 
throughout the New Compre­
hensive Plan 'spublic outreach 
efforts, the city is blessed by a 
community of talented and 
deeply committed citizens. 

Despite the city's problems, 
we must still emphasize that 
there are things that entrepre­
neurial action by government 
can correct. It is the essence of 
government and the responsi­
bility of public service to work 
to improve our collective lives. 
Such problem-solving brings a 
sense of vibrancy to a commu­
nity. 

The Housillg Plan 
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I. Toward Implementation: 
Policies and Priorities 

After a thorough analysis of 
the available housing data, this 
Housing Plan identified five 
major policy areas that demand 
attention and resources. 

tivities that result from under- spirit that inspires local activi­
lying shifts in economic struc- ties and individual community 
ture and social conditions. involvement. 

1. Housing Quality 

First, the City must work to 
manage the existing stock of 
housing to ensure both its qual­
ity and its market relevance. 

2. Rehabilitation and 

3. Neighborhood 
Improvement 

Third, the City must work 
to improve the city's diverse 
neighborhoods to enhance the 
quality oflife for the city's resi­
dents and meet the needs of the 
marketplace. 

Development 4. Neighborhood 
Spirit 

Second, the City must man-
age the conversion, rehabilita- Fourth, the City must strive 
tion, and new development ac- to enhance the neighborhood 

5. Housing 
Assistance 

Fifth, the City must provide 
direct assistance to housing 
consumers in both traditional 
and non-traditional methods. 

Policies in each of these ar­
eas start with leadership and 
organization from City govern­
ment; however, success will 
depend upon the recruitment, 
encouragement and support of 
partners. 

Neighborhood vitality and spirit is important to Lancaster's quality of life. 

The Housing Plan 
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A. Housing Stock Management 

Maintenance and 
Rehabilitation 

The preservation of the high 
quality of the city's current 
housing stock must remain a 
central focus of City govem­
ment' s housing efforts. As in­
comes continue to rise at a 
slower pace than housing prices 
and as family sizes continue to 
increase, the housing stock will 
come under increasing pres­
sure. 

The City's first priority is to 
stimulate the maintenance of 
existing homes by the private 
sector. Second, the City must 
work to stimulate, ensure, and 
ultimately support the rehabili­
tation of deteriorated structures. 
Finally, the Cify, with the Re­
development Authority, must 
be prepared to bring abandoned 
structures back into service as 
quickly as possible. 

The maintenance of public 
health and safety as well as the 
appearance of the city's struc­
tures drives the City's code en­
forcement functions. Essential 
for the City's long term hous­
ing policies is a corollary goal 
of reducing the carrying costs 
of real estate in the city. En­
forcement actions must recog­
nize and accept cost-effective 
solutions. Lancaster City 
should emphasize energy effi­
cient solutions. Housing pro­
grams should not be adminis­
tratively burdensome to home 

purchasers, existing owners or 
renters. 

All successful maintenance 
strategies rest on two parallel 
sets of policies: (1) coercive 
requirements such as code en­
forcement; and (2) compliance 
incentives. Where incentives 
are unavailable, code enforce­
ment has had limited results. 
The availability of grants, low 
interest loans, or reverse mort­
gages as part of the total effort, 
ensures the long term success 
of the program. 

The additional scrutiny and 
broader incentives triggered by 
the creation of Historic Dis­
tricts, where appropriate, en­
hances the City's overall main­
tenance efforts. 

Finally, maintenance and re­
habilitation offlie city's public 
housing stock remains an im­
portant objective. The public 
sector has as much responsi­
bility for maintaining its hous­
ing stock as does the private 
sector. 

Transaction-based 
Housing Code 
Enforcement 

Frequency and 
Purpose of Inspection 

A comprehensive review of 
all structures in a neighborhood 
is the most successful system 
of code enforcement. In the 

heyday of Federal funding, this 
type of approach was fiscally 
feasible although its cost ef­
fectiveness was questionable. 
The City's Housing Manage­
ment Plan guided housing 
policy through the decade of 
the 1980's. With this effort, the 
owner-occupied housing stock 
was inspected once and the 
rental stock twice through the 
entire decade. The HMP be­
came outdated. By 1990, the 
City recognized that it did not 
have the resources to sustain 
the plan. The City now must 
adjust its approach to effec­
tively use the resources avail­
able to provide the highest level 
of service possible to the resi­
dents. 

Ongoing inspections should 
be "transaction-based". This 
type of a system would require 
the City to inspect all proper­
ties when they are sold. In ad­
dition, the rental housing stock 
should be inspected at the time 
a tenant vacates a unit. Based 
on the 1990 Census, 2,500 an­
nual moves, including approxi­
mately 600 house sales, would 
produce the need for approxi­
mately 1,200 unit inspections 
per year. 

A transaction-based system 
will ensure that most structures 
will come under periodic in­
spection. However, the City 
will need to maintain a strong 
"complaint response" capabil­
ity. An aging, long-term home-
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owner that stops maintaining 
his or her property will only 
come to the City's attention 
through a complaint. A land­
lord who allows the rapid dete­
rioration of a unit could avoid 
scrutiny for some time without 
a well-staffed complaint-re­
sponse system. 

Funding 

The funding of the transac­
tion-based portion of the in­
spection system should be pri­
marily fee based. The trigger­
ing event would be either a sale 
or a move, which creates an 
opportunity to charge a reason­
able fee for the inspection. As 
the number of annual transac­
tions should be predictable, the 
City should calculate the per­
sonnel and equipment needs of 
the department dedicated to 
these inspections and divide by 
the number of anticipated in­
spections for the year. The City 
may choose to subsidize this 
cost to reduce barriers to home 
ownership. However, the City 
should make this decision after 
the realistic fee level has been 
set. Since it is doubtful that the 
City could use federal HOME 
or CDBG funds for this activ­
ity, local tax revenues should 
continue to fund the complaint 
response effort. Public funding 
of the complaint based portion 
of the inspection and code en­
forcement system allows the fo­
cus of the program to remain 
on the condition of the housing 
stock and encourages neighbors 
to report housing problems. 

Lancaster City can use CDBG current standards do not add to 
funds for selected code enforce- burdensome costs and design 
ment activities. problems in adaptive reuse 

Nature of Inspections 

The inspections system 
should be fair and equitable. 
The emphasis should be on ma­
jor safety matters (e.g., wir­
ing) rather than on minor, more 
cosmetic matters. 

Lancaster City' s Building 
Code enforcement staff should 
continue to show reasoned flex­
ibility in applying the code. The 
Appeals Board should review 
and reevaluate various require­
ments to encourage reuse with­
out sacrificing public safety. 
They should also review re­
quirements to ensure that the 

projects. 
The City's housing codes 

should be based upon national 
model codes, such as those de­
veloped by the Building Offi­
cials and Code Administrators 
(BOCA) or the Council of 
American Building Officials 
(CABO). Adherence to a model 
code provides several benefits. 
First, the code evolves with 
time as the responsible asso­
ciation reviews changing tech­
nologies and products. Further, 
a national code ensures the 
availability of cost-effective 
training. A locally created code 
ensures that new personnel will 
have a long learning curve. The 

The vast majority of Lancaster properties are kept up by responsible 
property owners who understand the value of periodic maintenance. 
Code enforcement helps property values by ensuring that neighboring 
property owners provide at least minimum maintenance. Historically, 
properties maintained at code levels provide a better long-term return 
to the investor. 

Tbe Housing Plan 
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learning curve facing new em­
ployees mirrors the confusion 
of builders in the city who must 
learn and work with a unique 
code. 

Housing inspectors are 
trained professionals playing a 
critical role in maintaining the 
quality of the city's housing 
stock. Yet, most of the City's 
inspection efforts are dissipated 
by non-housing complaints. 
During the summer of 1993, 
the failures of the current trash 
system caused 60% of the com­
plaints. Housing inspectors 
have become the City's trash 
police. This emphasizes the 
need for a comprehensive, eq­
uitable trash collection system. 

Investor Management 

Successful code enforcement 
requires a "responsible party" 
for each property. Whether the 

responsible party is the owner, 
property manager or an attor­
ney, the issuance of a certifi­
cate of occupancy for a rental 
unit should be conditioned 
upon the registration of the lo­
cally responsible party for each 
rental unit. The locally respon­
sible party will be subject to 
any fines or penalties under 
the program. 

The primary purpose of the 
inspection system is the im­
partial review of the condition 
of the housing stock. A com­
plaint-based inspection system 
together with the Vacant Prop­
erty Reinvestment Board 
should be aggressively used to 
identify, closely monitor and 
eventually eliminate the few 
irresponsible and predatory 
landlords that may plague the 
city from time to time. 

The single greatest impedi­
ment to the successful over-

sight of the rental housing stock 
is the slow response of the ju­
diciary. Enforcement actions 
languish; hearings are often 
scheduled and postponed as 
"higher priorities" demand the 
court's attention. The result is 
that actions are delayed, City 
inspectors waste considerable 
time, and investors are unfairly 
burdened by the process. Ulti­
mately, the tenant population 
is poorly served. It is in the 
City's interest to develop a 
more efficient system. The City 
should consider supporting leg­
islation to allow it to create a 
special court to hear such mat­
ters. In the alternative, the City 
could establish, through judi­
cial management, a commit­
ment of an uninterrupted peri­
odic block of time for such 
cases. Finally, the courts could 
be encouraged to develop a 
"master" based system that 
shifts the hearing work load 
from the few judges to several 
experts. Whatever the method, 
the City must press for reform 
in this area. 

Incentives for 
Maintenance: Grants 
and Loans 

The City must help home 
owners and investors find the 
resources needed to complete 
the necessary repairs. Often, 
providing contacts in the pri­
vate sector for home equity 
loans, FHA insured home im­

The City Electrical Inspector coordinates his work with third party provement loans, or other Iend­
electrical inspection agencies to ensure that rehabilitation projects ing sources will be sufficient. 
meet City electrical codes. 
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In meeting the needs oflow­
and moderate-income house­
holds, the City has provided 
direct grants and loans under 
the Homeowner Rehabilitation 
Assistance Program. These in­
vestments in the city's hous­
ing stock have been important 
to the city's overall housing 
quality and should be contin­
ued. Lancaster City should 
strive to ensure that sufficient 
funding is available for all eli­
gible applicants. Funding 
sources such as federal HOME 
and Community Development 
Block Grant (CDBG) can be 
used to operate these pro­
grams. 

Besides targeting individual 
homes, the City supports vari­
ous community associations 
and nonprofit organizations 
through its CDBG funds. Ex­
amples of such partnership in­
clude the Hazel Street reha­
bilitation with SACA and the 
Umbrella Works with the 
Housing Development Corpo­
ration (HOC). In keeping with 
neighborhood enhancement 
goals, the City also targets im­
provements such as curb and 
sidewalk repair and street 
plantings. 

Maintaining 
Lancaster's Historic 
Fabric 

Historic Districts 

city has provided additional fi­
nancial incentives and legal 
protection for the preservation 
of both the quality of the hous­
ing stock and the historic char­
acter of Lancaster. Expansion 
of the districts or the creation 
of new districts should be en­
couraged where appropriate. 
Lancaster's rich architectural 
heritage of the city is its stron­
gest asset in the city's compe­
tition with the suburbs in the 
housing marketplace. 

Identification and 
Protection of Historic 
Resources 

The City should consider 
easing the requirements for the 
expansion or creation of new 
historic districts so that the dis­
tricts will be more inclusive. 
This expansion should be 
based, in part, on the recom-

mendations contained in the 
City's Preserving Community 
Character, published in August 
of 1992. A Comprehensive Re­
source Inventory (CRI) should 
be prepared to identify all his­
toric structures. A CRI would 
classify historic structures by 
levels of historic significance 
and lead to the development of 
clear and usable guidelines. The 
City should use these guide­
lines in the administration of 
both the new and existing his­
toric districts. 

One frustration caused by the 
administration of historic dis­
tricts has been the tendency of 
private home owners or inves­
tors to experience "gotcha." 
Unaware of specific require­
ments, property owners embark 
on improvement plans only to 
discover, after the fact, that 
their plans are unacceptable. 
The long term success of the 

The formal designation of Lancaster's many historic homes and buildings are precious, community­
historic areas throughout the defining resources. Public policies should protect these valuable assets. 
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program depends upon the abil­
ity of the regulators to clearly 
articulate the requirements in 
advance and to express these 
requirements to residents. 

Demolition Procedure 

The City should develop a 
review procedure that consid­
ers the impact of any potential 
demolition on the historic fab­
ric of the neighborhood and 
evaluates alternatives to demo­
lition. Amendments to the 
building code should include 
impact review procedures for 
approving the demolition of 
any historic building. Such pro­
cedures should include appro­
priate notification procedures 
and a description of the his­
toric significance of the struc­
ture. Additionally, the proce-

dure should require statement 
of the reasons the structure can­
not be repaired as well as the 
steps to be taken to mitigate 
the impacts of demolition on 
the historic character of the 
neighborhood. The City should 
also be informed of the in­
tended use of the property after 
demolition occurs. 

No demolition permit should 
be issued until the applicant 
provides evidence that all plans 
and financing for the future use 
of the property have been ap­
proved. This will prevent the 
premature loss of historic re­
sources. Unless required for 
public safety, the City should 
not issue a demolition permit 
separately from a building per­
mit for the replacement struc­
ture. 

A demolition permit should not be issued without considering the 
impact of the demolition on the fabric of the neighborhood. 

City Staffing 

The Department of Housing 
and Community Development 
should include a staff position 
that requires experience in the 
assessment and management of 
historic resources. By taking 
this action, the City can ensure 
that the City has the requisite 
expertise to effectively 
amninisterthe historic districts. 
Examples ofresponsibilities in­
clude reviewing building per­
mit applications for historic im­
pact, overseeing govemment­
funded rehabilitation projects, 
and providing technical assis­
tance to property owners. 

Incentives For 
Preservation 

Historic renovation and pres­
ervation require financial re­
sources and the availability of 
public funds is severely lim­
ited. Lancaster City's ability to 
achieve its preservation goals 
depends on the cooperation of 
the private sector to provide 
equitable lending. 

City-sponsored grant and 
loan programs should be struc­
tured to provide incentives for 
preservation and renovation of 
historic structures. For ex­
ample, in competitive grants, 
the City should provide a pri­
ority for activities that will have 
a beneficial impact on the city's 
architectural heritage. Prefer­
ential interest rates may be con­
sidered where appropriate. In 

A New Con1prehensive Planfor the Ci~y qflancaster 

12 



short, the City should review 
its financial incentives to en­
sure that they retain the vital­
ity of the city's history and do 
not work at cross purposes with 
the City's housing goals. 

The City should also pro­
vide "incentives" to property 
owners through education. The 
City should continue and ex­
pand upon its efforts to publi­
cize the benefits created by the 
historic districts. The City 
should develop and distribute 
a comprehensive brochure ori­
ented toward both property 
owners and realtors. This bro­
chure should describe the var­
ied benefits of historic preser­
vation and the responsibilities 
of individual property owners. 

Maintenance of Public 
and Publicly Supported 
Housing Stock 

While the City does not own 
any housing, housing owned by 
the Housing Authority as well 
as shelters and other facilities 
supported by public funds are 
part of the housing stock. 

The City should encourage 
the City Housing Authority 
(LCHA) to continue to reha­
bilitate the 66 units scattered 
throughout residential areas of 
the city. The LCHA has re­
ceived funding under the Mod­
erate Rehabilitation of Obso­
lete Public Housing (MROP) 
Program and has embarked on 
a plan to accomplish this end. 

Placing these units back into 
productive use must remain the 
most important goal of the Au­
thority and the City. 

The Housing Authority has 
also been aggressive in seek­
ing funding to modernize and 
rehabilitate the housing stock 
in its larger properties as well. 

Finally, the City must con­
tinue to monitor the shelters 
and housing facilities supported 
by public monies. 

All of these efforts are 
needed to ensure that the pub­
licly-supported housing provid­
ers continue to be an asset to 
the city, the county and the 
neighborhoods as well. 
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B. New Housing Opportunities 
The opportunities for reuse, 

conversion, rehabilitation of 
existing housing and new hous­
ing construction will be at the 
heart of a renewing tax base. 
Efforts to bring obsolete or 
underutilized industrial build­
ings and blighted or vacant par­
cels back into productive use 
have the potential to provide 
new revenue for the City's tax 
rolls. These efforts will stabi­
lize residential neighborhoods 
and support increasing property 
values. 

Sources of New 
Housing Potential 

The shift in the city's eco­
nomic structure from a large 
manufacturing base to a stron­
ger service orientation has left 
many industrial structures func­
tionally obsolete. Changes in 
production processes have 
forced manufacturers to opt for 
more land-intensive plants out­
fitted for truck transportation. 
As a result, obsolete buildings 
present an opportunity for an 
expansion of the city's hous­
ing stock. 

Potential sites for expansion 
of the housing stock lie in va­
cant land scattered throughout 
the city. Although scarce, these 
sites present the opportunity to 
provide in-fill residential uses 
that are in keeping with the 
neighborhood character and 
scale. To make the best use of 
the underlying land, residen-

tial buildings and/or garages 
that have fallen into irrevers­
ible disrepair should be con­
sidered for demolition. 

City Initiatives: The 
First Steps 

The City of Lancaster should 
maintain an inventory of prop­
erties within the city that are 
potential candidates for reha­
bilitation, conversion and re­
use. This listing should include 
ownership, land use and zon­
ing classification, and the tax 
status of the parcels. This in­
ventory is not a simple list. Ef­
fectively administered, it will 
perform two roles. First, it will 
ensure that the private and non­
profit sectors do not overlook 
realistic opportunities for hous­
ing development. Second, it 
will stimulate action on these 
buildings. It is common for a 
large corporation to own an 
underutilized industrial tract 
without any intention of using 
the parcel. However, the cor­
poration may allow the prop­
erty to languish for years be­
fore it finally disposes of the 
parcel. Similarly, when firms 
go out of business, the land 
can be tied up for years. In 
many of these situations, timely 
action by the City can focus 
attention, prompt decisions, 
and place the property back on 
the market. Occasionally, cit­
ies have found parcels at fa­
vorable prices or on preferen-

tial terms from distant and un­
interested landowners. The 
comparison of the list of "op­
portunities" to the staff's daily 
knowledge of distressed prop­
erties will stimulate City ac­
tion to help convert these prob­
lem or underutilized proper­
ties into opportunities. 

On a smaller scale, the ef­
forts of the Vacant Property Re­
investment Board are critical 
in recycling properties to ben­
eficial uses and responsible 
ownership. 

A precursor to the reuse, 
conversion or development of 
projects is forward planning. 
The City's leadership contin­
ues to receive high marks from 
the private sector for its will­
ingness and thoughtfulness in 
seeking to achieve feasible 
projects. However, some devel­
opers feel that they have been 
"invited'' by the leadership only 
to be stopped by the review 
and approval process. Coopera­
tive planning should occur be­
fore an investor has created spe­
cific site plans. This planning 
effort should include partici­
pation from neighborhood lead­
ers, developers, nonprofits, 
community organizations and 
residents to establish the scale 
and character of potential reha• 
bilitation or reuse. The inven­
tory can become a meaningful 
listing of opportunities only 
after the City has engaged in a 
forward planning process. This 
process will ensure that the 
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projects are viable from a regu­
latory viewpoint. Only then has 
the City delivered on its end of 
the public-pnvate partnership 
that will be necessary to bring 
these projects to fruition. 

These efforts can be under­
taken without large outlays of 
public funds. Ongoing coordi­
nation efforts of the involved 
City departments and officials 
will be necessary. This will re­
quire a "customer service" at­
titude by all department offi­
cials. 

Realized Through 
Partnerships With 
Housing Producers 

Expansion of the housing 
stock through rehabilitation and 
reuse can produce the variety 
of housing types in demand 
throughout Lancaster. The City 
can realize and promote this 
variety by identifying and forg­
ing partnerships with the hous­
ing producers in the area. An 
entrepreneurial atmosphere will 
further the City's ability to 
capitalize on the market de­
mand for its product. 

The private sector develop­
ment community has the skilled 
labor, technical expertise and 
the market savvy to bring to a 
partnership with the City. Ad­
ditionally, the private sector 
builders and real estate profes­
sionals have a commitment to 
real estate investment in the 
city. Yet, all investments need 
to be fmanced in some way and 
credit is scarce. The regulatory 
process has not been altogether 

Lancaster's southwest area has had the largest undeveloped tracts 
of land in the city. Now that these tracts are largely developed, most 
new city housing development will be small scale in-fill projects. 

smooth or coordinated. Finally, 
many worthy projects need the 
assistance of public funds. 

Nonprofit organizations are 
important in the housing pro­
duction "partnerships" in the 
City of Lancaster. Currently, 
the city has one major nonprofit 
agency in the housing produc­
tion business. The Housing De­
velopment Corporation (HDC) 
has produced over 800 rental 
units in the city to date. HDC 
is the nonprofit organization re­
sponsible for creation of the 
Umbrella Works. This project 
involves 83 units of housing, 
7 5 of which are targeted for 
low- and moderate-income resi­
dents. 

Many new organizations are 
entering the housing field. 
Many of these groups are 
changing their focus from so­
cial services to housing pro­
duction. These organizations 

are gaining the experience nec­
essary to begin to take on larger 
projects. For example, the 
Spanish-American Civic Asso­
ciation (SACA) has acquired 
30 deteriorated properties. 
These properties will be reha­
bilitated and offered for sale 
and lease. The Lancaster Area 
Habitat for Humanity is also 
actively rehabilitating units in 
Lancaster City. Tabor Commu­
nity Services traditionally pro­
vides credit counseling and 
emergency mortgage assis­
tance. Tabor recently began 
work on a 26-unit project to 
help move the elderly and per­
sons with disabilities into ap­
propriate and permanent hous­
ing. Similar shifts are happen­
ing at Community Action Pro­
gram (CAP), which has reha­
bilitated two units and is offer­
ing them for sale. There is a 
momentum among the non-
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City leadership, combined with the expertise of the nonprofit Housing 
Development Corporation, and the financial support of federal and 
state government, local financial institutions and one local insurance 
company, made possible the successful adaptive reuse of this 
historic umbrella factory as an 83-unit apartment building. 

profit corporations toward 
housing production and net­
working that can continue and 
grow into housing partnerships 
with the City. Like their pri­
vate sector brethren, these de­
velopers face the same credit 
crunch, regulatory reviews and 
the marginal quality of many 
potential investments. 

The purpose of public-pri­
vate partnerships is to make 
these developers, both non­
profit and for-profit, success­
ful. Lancaster City's efforts 
will enhance their willingness 
to take risks and tackle the next 
opportunity successfully. To do 
this, the City should focus on 
the following: 

First, the City must build and 
administer a regulatory process 
that produces predictable re­
sults and exhibits flexibility in 
the face of changing conditions 
and technologies. Such a struc-

ture must be cost-effective for 
all parties. This is a commit­
ment that City government can 
make and fulfill with existing 
resources. 

The second hurdle is finan­
cial assistance. Recommenda­
tions include continued support 
through the CDBG and HOME 
Programs and technical assis­
tance to nonprofits and devel­
opers in applying for Federal 
and State funding. In addition, 
the public sector can work to 
reduce operating and construc­
tion costs. For example, the 
City can offer tax incentives, 
directly provide certain infra­
structure improvements or ac­
cept second mortgages on de­
velopment property. Options 
such as these provide more 
flexibility than requiring bonds 
or letters of credit for improve­
ments. 

The third hurdle is the tough-

est for both the developer and 
the City as it requires the re­
cruitment of a third partner. In 
the end, all projects need fi­
nancing, and therefore, a lend­
ing partner. 

Finding an appropriate lend­
ing partner has become a be­
wildering task as banking it­
self is undergoing significant 
changes. Regional banks are 
acquiring each other to become 
super-regional institutions. Re­
gional banks are also acquiring 
local banks to become more at­
tractive takeover targets. Lo­
cating credit is getting more 
complex. The goal for the City 
is to maximize local lending. 

Enacted in 1977, and 
amended in 1989, the Commu­
nity Reinvestment Act (CRA) 
requires banking institutions to 
make credit available in rough 
proportion to the amount of de­
posits drawn from an area. 
Lenders have a legal responsi­
bility to ensure that negative 
perceptions, attitudes and 
prejudices do not systemati­
cally affect lending. The CRA 
regulations require banks to 
adopt or at least annually re­
view a CRA statement. Addi­
tionally, banks must assess 
community credit needs. Infor­
mation contained in this docu­
ment can be useful in learning 
Lancaster's community credit 
needs. 

The Federal Reserve evalu­
ates institutions on their efforts 
to place credit into urban ar­
eas. However, banks are not 
required to make "bad loans." 
Banks will need to develop 
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"nontraditional" measurements 
of credit as they develop lend­
ing guidelines. For example, 
banks could use rent and util­
ity payments as a credit mea­
surement. Failure to perform 
sufficiently under the Act can 
interfere with a bank's ability 
to expand to new locations, 
merge with or acquire other 
banks. Therefore, the penalties 
of noncompliance with the 
CRA are most effective in a 
period of buyouts and acquisi­
tions. As of this writing (1993) 
additional revisions to the Act 
are underway. 

The Federal Reserve Bank 
of Philadelphia interviewed 
people about local credit prac­
tices and needs. The results 
were presented in a July 1993 
publication, The Lenders' Pro­
file of Lancaster. This profile 
surveys the recent lending ac­
tivities of the banking commu­
nity and provides a thorough 
listing of potential credit users 
in the nonprofit sector. Accord­
ing to the Lenders' Profile, 
most banks in the Lancaster 
area are complying with their 
CRA responsibilities. The 
City's role in this continuing 
process is fourfold. 

Advocacy groups are often 
able to enhance effectiveness 
in providing credit to low and 
moderate income communities. 
In many larger cities, advocacy 
groups play a very active role 
in monitoring CRA perfor­
mance. To date, analysis of 
CRA performance in Lancaster 
has been limited to newspaper 
reports. Lancaster City, with 

the existing nonprofits, must 
continue to focus on the role of 
the lending community in city 
revitalization. The City should 
play a lead role in assisting 
banks to ascertain the credit 
needs and assist the banks in 
developing lending products 
that meet the needs. Careful re­
view of the Home Mortgage 
Disclosure Act (HMDA) Re­
ports will be a first step in 
monitoring lending practices. 

Second, the City plays a role 
in ensuring that bankable deals 
are brought to the lending com­
munity. The inventory of avail­
able conversion, rehabilitation 
and reuse projects, together 
with private and nonprofit sec­
tors, must always include a 
project that is "ready to go." 
Bankers should never be able 
to use the excuse that no one 
was ready to use their credit. 

Third, the City is a major 
depositor. Lancaster City gov­
ernment should reward the 
positive performance of banks 
as lenders with deposits. Bank­
ers should understand clearly 
that the City's business comes 
with some strings. 

Fourth, the City's leadership 
has developed strong relation­
ships with many in the local 
banking community. These 
connections, both formal and 
informal, will continue to play 
a strong role in financing the 
city's future economy and 
housing stock. For example, 
local banks traditionally play a 
role in providing contributions 
to parades and special civic 
events. They know the charac-

ter of their borrowers and often 
invest or lend their civic con­
science. With the emergence of 
regional banks, many of these 
traditional expectations go un­
fulfilled. 

Lancaster is facing "super­
regional" banks whose defini­
tion of community often in­
cludes whole counties and re­
gions. Often local decisions are 
made not only out of the county 
but out of state. However, the 
regional and super-regional 
banks provide other opportuni­
ties. A super-regional bank has 
the strength to place the loans 
into their own portfolio for a 
year or longer before attempt­
ing to sell them in the second­
ary markets. By bringing this 
strength to the table, banks can 
discuss relaxed underwriting 
requirements. Many larger 
banks are actively looking for 
small and mid-sized cities in 
which to place high profile 
CRA loans. These banks want 
to build a strong CRA record 
in the markets that can provide 
the greatest return or at least 
lose them the least money. 
Lancaster can help them in this 
regard. 

The City of Lancaster can 
produce hundreds of rehabili­
tated, converted or new units 
with appropriate partnerships. 
Through leadership and entre­
preneurial drive, Lancaster City 
can induce the for-profit and 
nonprofit development sectors 
to be continuously successful. 
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Realized Through 
Coordinating 
Partnerships 

Lancaster City has the op­
portunity to be part of a county­
wide effort to mobilize re­
sources behind the production 
of affordable housing. The 
transformation of the Lancaster 
City/County Affordable Hous­
ing Task Force into a regional 
nonprofit organization will 
draw on the expertise of pro­
fessionals in the City, County 
and national intermediary as­
sistance organizations as the 
Enterprise Foundation of Co­
lumbia, Maryland. The com­
bined nonprofit organization 
would include programs tar­
geted at the production of at 
least 200 new affordable units 
each year. In addition, it will 
provide direct first-time buyer 
mortgage support, and more 
resources and professional 
counseling to other nonprofit 
housing producers. 

Additionally, this organiza-

tion could provide an unparal­
leled opportunity for Lancaster 
City. Participation in such an 
approach has the potential to 
produce several benefits for the 
city that could not be achieved 
alone. One major benefit is that 
the Partnership represents the 
most focused, talented and ex­
perienced group of dedicated 
local leaders that has formed 
to date. Further, the Partner­
ship may have access to addi­
tional funds in the private sec­
tor due to the participation of 
key individuals in fund-raising 
efforts. Any group that can find 
and appropriately expend more 
money in support of city hous­
ing must be supported. Finally, 
the regional approach will al­
low the City to tap into addi­
tional County resources. 
Whether through "Fair Share" 
discussions that lead to the lo­
cation of subsidized housing 
outside the city or through the 
shifting of County funds to sup­
port additional home ownership 
in the city, the broad focus of 

the group can only benefit the 
city in the end. 

Guided By Appropriate 
Standards 

Lancaster City must encour­
age pro-active land use plan­
ning. Outdated or excessive 
zoning, subdivision and build­
ing codes or engineering stan­
dards can easily take away what 
a plan or zone seems to offer. 

The City seeks a reasonable 
balance between the need to 
protect the public health and 
safety and the need to provide 
dwellings and jobs. It has cre­
ated a flexible residential de­
velopment option, adopted na­
tional building code standards, 
and sought solutions to upper 
level reuse issues. The New 
Comprehensive Plan must ul­
timately lead to the creation of 
new zoning, land development 
and building regulations for it 
to yield the desired effects. 
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C. Neighborhood Enhancement Through 
Investment 

Meeting the needs of the 
marketplace to ensure that the 
city can effectively compete 
with suburban housing markets 
will require an attention to de­
tailed neighborhood concerns. 
The effective organization of 
all City resources from plan­
ning, inspection, public works, 
public safety, etc., will be re­
quired to meet the investment 
needs of the city's neighbor­
hoods. 

Following are issues that 
were most discussed by the 
public during meetings on 
housing and neighborhood en­
hancement. They include ac­
tions that the City can take with 
citizen participation to enhance 
neighborhoods. 

Alleys 

An example of a "citywide" 
issue that requires localized 
resolution is that of "common 
alleys." Every public meeting 
on this Housing Plan in neigh­
borhoods brought pleas from 
residents for action. However, 
the actions discussed in vari­
ous areas were quite different. 

The very concept of a "com­
mon alley" creates confusion. 
A few "alleys" are actually 
small public streets. It is the 
City's responsibility to main­
tain these public alleys. Other 
alleys are owned by property 
owners whose land is traversed 

by the alley. These are called 
private alleys, and are main­
tained by the property owner. 
The third type of alley is called 
a "common alley." 

Private builders created com­
mon alleys when lots were sub­
divided. In effect, they were 
collective driveways, owned by 
the lot owners. However, each 
alley is controlled by an ease­
ment allowing each neighbor 
to use the alley to get to his or 
her lot. Often, these easements 
were not recorded in the deeds, 
making enforcement of their 
' 'provisions" more difficult. Be_. 
sides inadequate recordation of 
the lot owners' actual rights to 
access, the principal failing was 
that the easements were not 
generally tied to a homeown­
ers' association or to City gov­
ernment as a third party ben­
eficiary. If they had been, it 
would allow some form of col­
lective enforcement of the ease­
ments' terms. Over the years, 
the pavements have deterio­
rated, and in some areas, fences 
have been built within the ease­
ments. 

Solution to Neighborhood 
Parking Needs 

In many areas, especially in 
the northwestern area of the 
city, parking conflicts are se­
vere. Franklin and Marshall 
College, major employers and 
residents compete for on-street 

spaces in these neighborhoods. 
Irrespective of the alley issue, 
the City is interested in increas­
ing the supply of spaces in this 
area. Possibly the most cost­
effective way to add parking is 
to use public resources to re­
store several alleys for private 
use. 

The key constraint has been 
the City's unwillingness to ac­
cept alleys as full public streets 
given width constraints. Bring­
ing the alleys up to the City's 
engineering standards entails 
substantial costs. Because of 
the amount of money involved, 
the City has been unwilling to 
expend puplic money on im­
proving a private easement. 
Further, if any of the lot own­
ers objected, the resulting le­
gal costs to support the enforce­
ment of the easement by other 
lot owners could be expensive. 
This might raise the issue of 
spending public dollars to sup­
port an essentially private law­
suit. If the City were to take an 
easement for access in case of 
public emergency, it would ob­
tain the right to maintain the 
easement without creating 
rights to general public access. 
As an emergency access, there 
is no reason the alley would be 
required to meet full public 
street specifications. While tak­
ing the easement will entail 
some procedural costs, the 
value of the easement taken 
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would be lessened as the land 
is already subject to an ease­
ment that restricts private use 
in the same manner. 

The costs involved should 
be less than any other public 
effort to expand parking op­
tions in the area. Further, by 
satisfying the needs ofresidents 
without increasing the public 
supply of spaces, the "solution" 
doesn't attract more cars. 

This approach is only appro­
priate where the lots are suffi­
ciently deep enough to support 
on-lot parking in the rear with­
out destroying the community's 
backyards. 

Solution to Pedestrian 
Circulation and Open 
Space Needs 

In other areas of the city, 
parents spoke about the need 
for alleys to serve as pedes­
trian links to schools and parks. 
With State highways and other 
busy roads splitting residential 
areas away from these facili­
ties, parents are concerned 
about the safety of their chil­
dren. In areas near schools and 
parks, the City may need to 
take an easement within the ex­
isting easement to allow for pe­
destrian public access within 
the same area used by adjacent 
lot owners for vehicular access. 
Consideration should be given 
to permitting bicyclists to ride 
two ways in public alleys, de­
spite traffic patterns. 

Where appropriate, the 
City's easement for non-mo­
torized access would provide 

the excuse necessary to remove 
fences, repave and/or construct 
a "sidewalk" that would serve 
to enhance the private functions 
of the alley as well. 

Enhancement of Public 
Safety 

In some areas of the city, 
residents want the alleys elimi­
nated. Where crime and per­
sonal safety have become the 
overriding concern, residents 
fear the through-block access 
away from the view of street 
that alleys can provide. If al­
leys are to remain, residents 
want street lighting. In addi­
tion, many residents wanted 
dead-ended parking courts from 
each end of an alley that could 
preserve vehicular access to 
lots. The parking courts would 
contain a fence or wall that 
block through movements of 
vehicles or pedestrians. 

Third Party Enforcement 

Over the years, the City has 
taken possession of lots in a 
number of areas. On these 
blocks, the City has the right 
to enforce the existing ease­
ments as a property owner. This 
may make carrying out any of 
the first three approaches sim­
pler where this condition ex­
ists. 

This brief overview of the 
"alley problem" may have 
missed other possible solutions 
or constraints. The point is that 
the "right" answer varies 
throughout the city. 

Parking 

The automobile has changed 
the face of our society and al­
tered the fabric of our cities. 
Accommodating its move­
ments, storage and repair needs 
has become a central issue in 
"making cities livable." The 
needs of cars have caused the 
loss of structures and have 
negatively impacted the qual­
ity of life in neighborhoods by 
large and growing volumes of 
through traffic. The volumes 
of traffic often bring new and 
often incompatible uses into 
commercial districts. Transpor­
tation planning has inappropri­
ately dominated housing policy 
in the past. Finding a balance 
that fairly accommodates the 
automobile within our residen­
tial neighborhoods is critical for 
the city to successfully com­
pete with suburban housing 
stock for middle income buy­
ers. Only 16% of the city's 
work force walks to work. 
Nighttime parking for workers 
who must drive to their jobs 
every day is a critical compo­
nent of the housing product. 
The city has lost residents who 
have been 9onsistently unable 
to park near their homes. 

In addition, the needs of 
downtown residents must also 
fit within the total parking strat­
egy for the downtown area The 
Parking Authority should de­
velop a comprehensive view of 
its responsibilities to manage 
the supply of parking opportu­
nities to the diverse "users" that 
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it serves. For example, the ga­
rages should offer discounts or 
free overnight parking for resi­
dents to encourage and promote 
more efficient use of garage 
space in the city. While subur­
ban shoppers often view ga­
rages as ''unsafe" for people, 
urban residents often perceive 
them as the safest locations for 
the overnight storage of their 
vehicles. 

The success of neighbor­
hoods depends on the resolu­
tion of highly localized park­
ing conflicts. A major employer 
in an area or a larger than aver­
age number of apartments in a 
particular neighborhood may 
create severe problems that 
only affect a few blocks. Find­
ing a mechanism to discover 
these smaller areas of conflict 
and developing a response that 
includes all interests will be a 
key demand on government. 
Within the housing develop­
ments created in the southeast­
ern area of the city under Ur­
ban Renewal, lots exist that 
could be used to meet the needs 
of the surrounding neighbor­
hoods. The City should hold 
neighborhood meetings to de­
termine if this suggestion is vi­
able. Such examples may be a 
possible solution to some park­
ing difficulties near Franklin 
and Marshall College. In the 
past, City-led discussions with 
St. Joseph Hospital led to 
marked improvement in the 
Hospital's management of its 
employees' parking behavior in 
the surrounding neighborhood. 
Similar initiatives with other 

As the number of cars in Lancaster continue to increase, alternatives to on­
street parking must be developed. 

major employers and institu­
tions will be needed over time. 

A neighborhood specific so­
lution developed for the north­
central area of the city is pre­
sented starting on page 24. In 
short, there will be many alter­
natives and possibilities. Bring­
ing them to fruition will re­
quire entrepreneurial action by 
the City. 

Traffic Planning 

The conversion of city 
streets to State highways and 
major connectors has had pro­
found impacts on the quality 
of life in many residential ar­
eas. To a large extent, impacts 
have been inevitable. However, 
regional traffic planning has in­
appropriately dominated hous­
ing policies and neighborhood 
concerns. 

Examples abound of simple 

improvements that would dra­
matically improve neighbor­
hood conditions without se­
verely limiting mobility. One 
example noted by residents oc­
curred in the south-central area 
of the city. Chesapeake Street 
is a major collector, drawing 
on nearly half the city in chan­
neling traffic to the south. It 
ends at Queen Street/Highland 
A venue which is one-way 
northbound. Traffic snakes to 
the north where a left tum on a 
one-block long street through 
a residential area brings the 
traffic to Prince Street, which 
heads south. 

This traffic movement is 
damaging the neighborhood in 
two ways. First, this residen­
tial area is bounded by Prince 
and Queen Streets. The fronts 
of all homes are virtually off­
limits to children and any so­
cial gathering. The central 
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feature of the neighborhood is 
the presence of a quiet internal 
street and shared alleys. Alleys 
provide the safest north-south 
pedestrian route for many fami­
lies. The Chesapeake shortcut 
splits this route. As the light 
on Queen change~, a pulse of a 
dozen or so cars make the tum 
quickly and speed through the 
neighborhood to Prince Street. 
When traffic gets heavier, it is 
not uncommon to have eight or 
nine cars stacked at Prince. This 
blocks the alley and creates 
nasty air quality conditions. In 
the interest of a quicker short­
cut, a neighborhood has been 
sacrificed. Rerouting traffic t~ 
another street should be ex­
plored. 

Similar situations abound in 
the city. In the north-central 
area, wide cartways exist for 
streets that are no more than a 
few blocks long. These streets 
need only service locally gen­
erated traffic, yet they too have 
become shortcuts. The City 
could dramatically decrease the 
amount of traffic penetrating 
these residential streets by re­
viewing traffic patterns. Other 
areas to review are potential 
use of one-way streets, limited 
turning directions at intersec­
tions, and reducing the number 
of travel lanes. 

In some instances, the City 
should consider eliminating 
certain one-way restrictions. 
The one-way patterns may be 
channeling too much traffic 
through neighborhoods that 
could be more efficiently chan­
neled through a two-way corri-

dor. In other areas, residents 
want one-way streets to allow 
for increased on-street parking. 

To support cohesive, safe 
and pleasant residential and 
commercial neighborhoods, the 
City should form a task force 
to re-examine existing traffic 
patterns. For example, reduced 
speed limits, the conversion of 
one-way streets to two-way 
streets, and traffic origin-des­
tination should all be re-exam­
ined. 

The City must make every 
effort to work with the neigh­
borhoods in defining locally 
relevant solutions. This may be 
best accomplished through di­
rect efforts between the City's 
Planning and Traffic Bureaus 
and neighborhood groups or lo­
calized task forces than through 
a citywide task force. 

Open Space and 
Neighborhood 
Recreation 

Historically, there are many 
residential areas in the city that 
lack neighborhood open space 
and play areas. The City should 
support the Parks and Recre­
ation Plan to continually iden­
tify needs, define solutions, and 
address long-term maintenance 
responsibilities. 

Most of the need for new 
"pocket parks" occurs in neigh­
borhoods untouched by large 
scale redevelopment or post­
war new home construction. In 
these newer areas, small parks 
were included. The task facing 
the city today is to fit these 

amenities within the existing 
context of the largely built-up 
older neighborhoods. An inven­
tory of vacant lots or poten­
tially vacant lots may yield ap­
propriate locations for some ar­
eas. The discussion of the 
north-central area on page 24 
suggests alternatives based on 
the availability of wide public 
rights-of-way. 

Besides planning for new 
facilities, the City needs to 
focus on the interconnections 
between the city's open space 
resources. Many residents 
commented on the need for 
additional work on the South 
Duke Street corridor. Residents 
would like to see the 
demarcation of clear and 
pedestrian-friendly connections 
to the entrances of the County 
Park and to the Conestoga 
River. The corridor itself 
suffers in many locations from 
a lack of pedestrian orientation. 

Saying that the city needs to 
have these additional parks 
does not mean that City gov­
ernment should be the prime 
actor. The process must be bot­
tom-up, with neighborhood 
leaders taking the dominant 
role. Funding and design ex­
pertise will undoubtedly be the 
City's responsibility; however, 
location, amenities to be in­
cluded, the organization, super­
vision and maintenance must 
come from the neighborhood. 
If a neighborhood cannot pull 
together to create and present a 
credible proposal to the City 
government, the park will not 
be viable in the end. 
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In reviewing proposals for provision of necessary facili­
new construction or conver- ties. Conversions of industrial 
sions, the City should include or commercial properties to 
an analysis of available recre- residential uses can potentially 
ational opportunities and the stress the capacity of local 

parks. Contributions in-kind or 
in-fee to the parks may be nec­
essary to address the imbalance. 

The Northwest Corridor, an abandoned rail line, is an ideal 
location for a neighborhood park. Ground was broken in 
October 1993. The new park will provide much needed open 
space and recreation areas for neighborhood residents. 
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Neighborhood Planning: Examples of Local Solutions 

Two examples of a neigh­
borhood-based entrepreneurial 
action by City government 
were developed for this Plan, 
based on on the specific con­
cerns of a single neighborhood. 
These examples from the north­
central area of the city were 
not specifically endorsed by the 
residents of that area as a group 
nor by the City administration. 
They are intended to provide a 
useful illustration of the kinds 
of actions that can be expected 
from an entrepreneurial gov­
ernment. The examples involve 
neighborhood-based policies 
whose goal is to produce com­
petitive housing products and 
livable neighborhoods. 

The study area is divided by 
the very heavily traveled north­
south streets of Prince, Queen, 
Duke and Lime Streets. It is 
divided by the less traveled 
east-west streets of Frederick, 
Clay, New and Ross Streets. 
These streets have wide rights­
of-way, including two travel 
lanes and parallel parking. 

The two concerns that were 
most on people's minds in this 
area were the lack of sufficient 
parking and the total absence 
of neighborhood open space. 
Lancaster City's Parks and 
Recreation Plan identified the 
problem of open space. Both 
concerns may be addressed us­
ing the wide rights-of-way. 

+- PARALLEL PARKING -

50'RON 

Parking and Tot Lots 

The first graphic illustrates 
that a single travel lane would 
permit additional parking 
spaces by using angled park­
ing on one side. Further, for 
the sacrifice of a few spaces on 
the ends, small tot lots or sit­
ting areas can be created. These 
neighborhood comers would 
occur at the alley crossings, cre­
ating a quiet spot in the neigh­
borhood. Switching the travel 
lane from side to side at the 
alley crossings would also 
serve to slow traffic through 
the residential area and discour­
age adventuresome shortcut 
seekers. The small triangles 

~-----
cm mJ 

--- 1WO WAY STREET-

+- PARALLEL PARKING -

Existing Streetscape 

11111111111l .. ' ---
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TO REMAIN 

--b[J) +-PARALLEL PARKING TO REMAIN - cril bDJ 

Proposed Alternative Streetscape 
D~ng adapied from original art work by 
John Rahenkilmp Consultants. Inc. © JRC, Inc, 1993. 
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created between the sidewalk 
and the parking spaces would 
create the opportunity for street 
trees. Many of these blocks 
have narrow sidewalks that 
have restricted greenery in the 
street. 

This solution is cost-effec­
tive and serves as an example 
of entrepreneurship. The first 
phase can be done for the cost 
of a few cans of paint. Car stops 
and a new curb can be added at 
the time that the City needs to 
repave the street. Furnishings 
for the tot lot or sitting area 
can come from the residents, 
State grants, or the City as re-

sources and time permits. In 
short, it is not capital intensive 
nor focused on the government 
for its total execution. In pro­
viding the use of its right-of­
way, and creatively spending 
the already budgeted street 
maintenance moneys, the City 
can join in partnership with the 
neighborhood to produce a real 
change in the quality of life. 

Intersection Parks 

The second illustration is the 
result of a more aggressive pro­
residential response that would 
be more dependent upon pub-

Trash Receptacle 

Intersection Improvement 
Drawing adapted from original art wodt by 
John Rabenkamp Consultants, Inc. © JRC, Inc, 1993. 

lie action. Large intersections 
provide an opportunity to cre­
ate a park large enough for a 
basketball court or picnic area 
where traffic can be turned 
through a single travel lane in 
a single direction. Intersections 
of loca_l one-way roads, such 
as an alley could allow for cir­
culation patterns that create 
loops and further discourage 
through traffic on residential 
streets. 

These two solutions are an 
example of the kinds of solu­
tions that are possible with the 
development of neighborhood/ 
City partnerships. 

Striped sidewalk 
to a llow free movement 
of emergency vehicles 
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D. Building Neighborhood Spirit 

Lancaster has a strong tradi­
tion of local self-help, block 
parties, Neighborhood Watch 
groups, park associations, and 
locally-based civic leadership. 
For City government to have a 
positive affect on the residen­
tial quality of life during a pe­
riod oflean public resources, it 
must build upon these positive 
local traditions in ways that will 
foster, encourage and stimulate 
the continuation and expansion 
of neighborhood organizations. 

There are four components 
that the City can use to build 
effective neighborhood leader­
ship. 

Provide Access to 
City Resources 
Through 
Neighborhood 
Groups 

Clean-up days have become 
a very popular neighborhood 
organizing activity in the city. 
The most successful efforts 
have included the allocation of 
City personnel and support 
equipment or the volunteer par­
ticipation of private haulers. 
Neighborhood groups should 
submit requests for City sup­
port of such events. Lancaster 
City can then assign the public 
works staff for these events 
scheduled throughout the year. 
This will aid long term person­
nel planning and scheduling 

within City departments. In ad­
dition, it will show that groups 
have formalized access to re­
sources that are otherwise un­
available. 

Provide Access to 
City Budgeting and 
the Allocation of 
Resources 

Portions of the City budget 
and the Capital Improvement 
Program (CIP) should include 
a formal comment period for 
neighborhood groups. The al­
teration of a right-of-way, as 
discussed above, is the outcome 
of a reassignment of street 
money. In short, local partici­
pation in forming specific re­
quests will aid in the develop­
ment of a more efficient and 
cost-effective pattern of expen­
ditures. The City should ask 
neighborhood groups in ad­
vance for their ideas on the CIP 
or budget assignments. There 
should be a formal presenta­
tion to the leadership of local 
organized groups about the 
budget and the CIP before their 
final adoption by the City. In­
stead of expecting neighbor­
hood groups to fit themselves 
into the public portion of a nor­
mal agenda, they should have 
their own "work session." By 
so doing, the City administra­
tion will engage neighborhood 
groups as partners in govern­
ment. 

Provide Access to 
City Hall to Address 
Emerging Problems 

Community interviews re­
vealed that there is a broad per­
ception that "City Hall" is gen­
erally receptive yet distracted 
by its daily obligations. Sort­
ing out departmental responsi­
bilities and convincing a pub­
lic employee to ignore his or 
her daily duties to focus on the 
caller's needs should not be the 
responsibility of the caller. 

Neighborhood groups should 
have a formal first point of con­
tact in City Hall. A knowledge­
able insider with daily contact 
with the various department 
heads and key staff can get an­
swers, provide insight and 
schedule a response. This 
"neighborhood liaison" must be 
an integral part of the entire 
effort to build neighborhood 
identity. This assignment will 
serve as a mechanism for 
changing how the City views 
its mission. It will help to as­
sure that the City provides ac­
curate and timely information 
about governmental policies, 
programs and pending issues 
to citizens. A liaison could also 
enlist citizens to volunteer and 
participate in governmental ac­
tivities. It is a part of the shift 
to a pattern of entrepreneurial 
governance that is neighbor­
hood based. This will also en­
courage a "customer service" 
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environment. The liaison posi­
tion should be time-limited so 
that it serves as a catalyst and 
not a permanent fixture. This 
will require General Fund Bud­
get allocation as it is not eli­
gible for CDBG funding. 

Citizen's access to govern­
ment should also be improved 
through the many existing 
boards in the City. Serving on 
nearly a dozen separate boards, 
scores of local citizens are di­
rectly involved in the adminis­
tration of the City. Yet, resi­
dents do not view these boards 
as a resource. Selection crite­
ria should include a history of 
local involvement and visibil­
ity as well as technical exper­
tise and a willingness to serve. 
Further, the City must include 
names and numbers in a pub­
lished list of contacts. Neigh­
borhood groups should know 
how to contact their commu­
nity leaders on these groups. 
Finally, the City should encour­
age interaction among the 
boards. For example, an annual 
social event as a ''thank-you" 
for board members can create 
contacts and a fellowship that 
ease the operation of govern­
ment. Overlapping member­
ships and presentations from 
one board to another on some 
key issues can reinforce the 
notion that we are all working 
for the same goals. 

Provide Access to 
the City Planning 
Process 

The City should formally in-

The give and take of public meetings can ensure that neighborhood groups 
have access to local government. 

volve neighborhoods into the 
review process for applications 
before the Planning Commis­
sion. The notification proce­
dures should be refined to en­
sure that all groups are peri­
odically made aware of projects 
and zoning changes under con­
sideration by the Commission. 

As important as neighbor­
hood participation in the review 
is, this stage is too late if the 
process is to function smoothly. 
The demise of a project begins 
with City leaders encouraging 
the private sector to embark on 
a new project or major reha­
bilitation. The investors orga­
nize, prepare plans and submit 
the project for review. All par­
ties act surprised at the strength 
of the opposition from a neigh­
borhood. Consequently, the 
project slowly dies as "design 
changes" whittle away at the 
feasibility of the proposal and 

time erodes the support of in­
vestors. The City government 
loses credibility as a partner 
and the private sector passes 
on opportunities to invest in 
the City. 

The review phase should en­
sure that a plan fits within the 
parameters set by plans for the 
area, and applicable building 
and development codes. 
Whether a project should oc­
cur should have been dealt with 
long before the plans are re­
viewed.Neighborhood involve­
ment must begin in the plan­
ning stages. The City must cre­
ate localized future use plans 
that will involve the neighbor­
hoods in developing respon­
sible long-term strategies for 
dealing with the transitions and 
changes facing the city. 

As discussed above, the city 
is subject to several strong 
trends in market demand. In 
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particular, surplus industrial Locally based, detailed plans erwise, Lancaster will be placed 
and commercial properties will that are worked out ahead of at a serious competitive disad­
bring changes in land use pat- time will be critical in efforts vantage. 
terns to many areas of the city. to attract private investors. 0th-

Conclusion 

By building a system of gov- organization, and organizes and age the enhancement of the 
emance that routinely displays channels neighborhood respon- civic spirit. This is a necessary 
the benefits of neighborhood sibilities, the City will encour- component of a successful city. 
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E. Direct Consumer Assistance 
Historically, City govern­

ment's responsibility for hous­
ing issues involved efforts to 
create an affordable supply and 
manage the maintenance of the 
housing stock. In the coming 
decade, the City's participation 
in direct consumer support will 
need to include a strong role in 
providing education and coun­
seling. Additionally, financial 
support will be needed to meet 
the needs of low- and moder­
ate-income residents who are 
struggling to make the transi­
tion to home ownership. 

Information to Assist 
the Marketplace 
Function Smoothly 

Credit counseling, home 
ownership training, renter me­
diation and other forms of edu­
cational assistance are impor­
tant components of the public 
services needed to enhance resi­
dential communities. For ex­
ample, both Tabor Community 
Services and Neighborhood 
Services of Lancaster provide 
intensive credit counseling. The 
City must continue to support 
the nonprofits and public sec­
tor agencies that provide these 
important services. 

stimulate interest in home own­
ership in the city. Support for 
housing fairs, neighborhood 
tours and holiday open houses 
will increase the visibility of 
the city's housing products to 
current and future residents. 

Many realtors, civic leaders 
and developers expressed a 
willingness to participate in a 
standing task force and pool 
resources to ensure a success­
ful marketing program. For a 
small investment of time to or­
ganize and initiate a partner­
ship and a modest investment 
on a printing budget, the City 
can create a vibrant and active 
voice in the community. This 
would require a General Fund 
Budget allocation. 
a loan program backed by a 

Home buyer 
Assistance Strategy 

Many current homeowners 
were the middle income buy­
ers of the 1950's and 1960's 
when Federal credit policies 
and a growing economy made 
home ownership easily attain­
able. Since that era, we have 
seen interest rates and closing 
costs rise (although interest 
rates dropped in the early 
1990's). We have seen mort­
gage companies and banks 
tighten credit reviews. In short, 
we have experienced fewer 
home ownership opportunities. 
Faced with this new reality, lo­
cal governments and major em­
ployers have begun to view 
solid guarantee, the City is not 

A second form of assistance 
through information is the mar­
keting of the city and its neigh­
borhoods. Realtors who high- A lease-purchase arrangement, arising out of a partnership between 
light the benefits of city life SAGA Development Corporation (a nonprofit housing agency), the 
and the positive attributes of Pennsylvania Department of Community Affairs, and the City, has 
the various neighborhoods can made hom9C?wnership possible for a happy city resident. 
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Lancaster's diverse housing stock can meet the needs of many different 
homebuyers. · 

homebuyer assistance as a 
missing part of their housing 
and personnel strategies. 

Unfortunately, many have 
interpreted homebuyer assis­
tance as an attack on renters or 
on landlords as inherently bad 
neighbors. Neither is true nor 
central to the desire for a home 
ownership policy. The purpose 
of the policy is to overcome 
the hurdles that stand in the 
way of ownership opportuni­
ties. The goal is to help urban 
renters become urban home 
owners and to bring suburban 
renters into urban home own­
ership. The affordability gap in 
the county's suburban areas and 
the reasonable prices of qual­
ity homes in the city provides 
a strong opportunify to meet 
the needs of moderate income 
families for permanent homes 
in the City of Lancaster. The 
following aggressive three-part 
program to help homebuyers 

will provide a competitive ad­
vantage for the city. 

a. Create and 
Sponsor an Employer­
Assisted Housing 
Program 

Although retaining employ­
ees in high housing cost re­
gions in the 1980's was a criti­
cal problem for many employ­
ers, Lancaster's employers have 
not experienced dramatic diffi­
culties in recruiting employees. 
However, many have con­
cluded that supporting a home 
ownership program in the city 
will both benefit their employ­
ees and serve to strengthen the 
neighborhoods in which they 
are property owners. Given that 
the motivation is largely civic 
and personnel-benefit based, 
the program cost must be mod­
est for employers. 

The City is currently explor­
ing a program based on a "3/2 
mortgage." This mortgage per­
mits a home purchaser to in­
clude a 2% "gift" with their 
own 3% contribution to meet 
the required 5% down payment. 
The closing costs can also come 
from the "donor." The program 
is based upon the ability of the 
City to grant a loan for the 2% 
and closing costs that is unse­
cured by the property. Just like 
any other consumer loan, the 
home purchaser repays this loan 
monthly. The City would be 
protected by an insurance fund 
supported by an employer 
based fee. As each employee 
takes a loan, the employer 
would be asked to make a one­
time payment into the fund. The 
current proposal would require 
a $500 contribution from the 
employer that would give the 
employee a $4,000 - $6,000 
loan from the City. The loan 
amount would depend on the 
cost of the property and clos­
ing costs. As the program 
evolves and develops a track 
record, larger employers could 
be permitted to offer their "full 
faith and credit" as a guarantee 
of the employee's loan rather 
than pay the premium. 

Creating a pool of money to 
lend out is the key to building 
an employer-assisted housing 
program. For income eligible 
applicants, the City could use 
HOME funds. To provide loans 
to middle-income buyers, the 
City could include the program 
in its bonded indebtedness. As 
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at financial risk. It serves as 
the intermediary between the 
capital markets and individual 
buyers. 

b. Build a Moderate­
Income Down 
Payment Assistance 
Plan 

The Partners for Affordable 
Housing and the Lancaster· 
City/County Housing Task 
Force have both set priorities 
for the need for some form of 
down payment assistance. This 
assistance would increase the 
home ownership opportunities 
of moderate income house­
holds. These are households 
that are currently paying rent 
at a level that can support a 
mortgage, yet cannot become 
homeowners without an ad­
equate down payment. 

The Partners and the City/ 
County Housing Task Force 
have identified the necessary 
components of a down payment 
assistance program. At this 
time, the Partners are develop­
ing their approach to funding 
and creating operational details. 
This Task Force will look to 
the City for support, including 
significant financial contribu­
tions. The City should be an 
active participant in the pro­
gram which will make residents 
the recipients of grants and 
loans, making ownership a re­
alistic possibility. Like all part­
nerships, the City must com­
pare the contributions expected 

from it to the benefits that its 
residents are likely to receive. 

c. Use CRA-Based 
Leverage with Private 
Financial Institutions 

The Lenders' Profile of 
Lancaster, published by the 
Federal Reserve Bank of Phila­
delphia, reported that two 
credit needs were most fre­
quently identified by residents 
as deficient. They are mort­
gage financing for low- and 
moderate-income buyers and 
small business loans for start­
up and growing companies. 
New opportunities for lenders 
to improve their performance 
in these areas were suggested, 
including additional loans re­
quiring low down payments 
and providing combination ac­
quisition and rehabilitation 
loans. In addition, the authors 

suggest increased participation 
in FHA, VA and PHF A loan 
programs, and reduced fees or 
lower rates to homebuyers who 
had completed credit counsel­
ing courses. CoreStates, Mellon 
and PNC successfully captured 
a larger share of the mortgage 
market in lower income areas 
than their respective share of 
citywide lending. Again, the 
flux in the banking industry 
enhances the importance of the 
CRA in stimulating lending in 
urban areas. The City should 
continue its efforts to induce 
banks to provide sufficient 
credit on reasonable terms to 
the city's residents. 

The reasonable prices of quality homes in the city provide homebuyers with 
the maximum housing for the dollar. 
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11. Goals and Methods: 
A Framework for Governance 

This Housing Plan is a continuing transition to a new approach to 
City governance. Policies in the postwar period sought aggres­
sively to change the face of the city through public action and with 
substantial public resources. As those resources slowly disap­
peared, so too did the commitment of government to work for 
change, moving the city to the other extreme. Success in the city's 
immediate future will require the reawakening of public action 
toward aggressive goals, yet will rest on strategies that draw on 
resources outside government. 

As discussed above, the 
Baker Plan of 1945 set the 
foundation for housing poli­
cies for nearly 40 years. The 
City eliminated substandard 
housing through demolition 
and reconstruction. The 
Lancaster City Redevelopment 
Authority (RACL) was formed 
in 19 5 7 to carry out this ap­
proach. The RACL spent over 
$14 million in Federal funds 
in acquiring land and build­
ings. A total of $30 million 
eventually passed through the 
hands of the Authority. Major 
projects included Church­
Musser, Crosstown, Higbee, 
North Queen Street, Duke 
Street and Adams. The Author­
ity demolished over 1,000 
structures, and relocated more 
than 1,000 families and 200 
businesses. 

A the same time, the Baker 
Plan identified rehabilitation in 
"stable" neighborhoods as 

critical to maintaining the hous­
ing stock. Funding through the 
Authority supported the reha­
bilitation of over 1,500 homes. 

A third leg of the Baker Plan 
was the construction of new 
units on vacant lands created 
by demolition. As a result of 
the plan, successful develop­
ment of thousands of new units 
through private sector construc­
tion of new "in-the-city" hous­
ing successfully competed with 
construction in the suburbs. In 
addition, the Lancaster City 
Housing Authority played a 
major role in producing afford­
able housing during this period. 
The Hickory Tree Heights com­
plex was its first project, com­
pleted in 1950. Subsequently 
the Housing Authority com­
pleted Susquehanna Court 
(1963), Franklin Terrace 
(1965), Church Street Towers 
(1967), and Farnum Street East 
(1978). Smaller, scattered site 

developments occurred from 
1972 through 1975. In total, 
the Housing Authority had cre­
ated 562 affordable units in the 
city. 

By 1978, changes in Federal 
funding put the Housing Au­
thority out of the construction 
business and into rent subsidi­
zation through the Section 8 
program. Similarly the Rede­
velopment Authority lost its di­
rect funding by 1974, when 
Federal funds shifted into 
Block Grants. In essence, the 
period of aggressive interven­
tion by the City's authorities 
halted with the loss of direct 
Federal support. 

City government played a 
small role in the administra­
tion of these policies. Histori­
cally, Lancaster's City govern­
ment has had an emphasis on 
public works maintenance. City 
policies for housing were lim­
ited to those contained in the 
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Housing Management Plan of 
1981. The focus of this plan 
was the continuation of aggres­
sive inspection efforts coupled 
with funding for rehabilitation 
loans and grants. The City also 
channeled some of its Federal 
dollars to nonprofits that, at the 
time, were primarily engaged 
in the provision of social ser­
vices such as counseling, em­
ployment training and day care. 

Momentum in the housing 
sector was lost. Active leader­
ship had been based in the au­
thorities, and with their dimin­
ished role, a leadership vacuum 
was created and City Hall was 
slow to respond. In fairness, 
the City government histori­
cally had never provided such 
leadership. Developing an in­
stitutional shift in focus and 
purpose would take time. Time 
was also necessary to allow the 
scars of aggressive redevelop­
ment to heal. Many in the city 

had developed an aversion to 
heavy-handed public actions 
that destroyed buildings, 
changed neighborhoods, and re­
located people and businesses. 
It is not surprising that a new 
consensus and a new style of 
governance have taken time to 
develop. 

Today Lancaster faces new 
challenges, needs and opportu­
nities. Through the develop­
ment of the New Comprehen­
sive Plan and this Housing 
Plan, the people of the city 
have identified an agenda. The 
task that now faces the City is 
to govern in a style and form 
that can carry out these goals 
in a time of limited public re­
sources. The issues and goals 
identified by the citizens of 
Lancaster can best be tackled 
through partnerships between 
the City's government and its 
citizens. Seeking out appropri­
ate partnerships will require an 

entrepreneurial government. 
The essence of the entrepre­

neurship is risk-a willingness 
to expend current effort to 
achieve a future goal. The en­
trepreneur in the private sector 
uses knowledge to actively un­
cover an opportunity, organizes 
investors behind an action plan, 
and is measured by his/her re­
sults in the marketplace. The 
combination of risk acceptance, 
alertness and leadership are also 
the basis for successful gov­
ernment. Lancaster's govern­
ment must be active in search­
ing out solutions, both small 
and large. It must organize 
stakeholders (corporations, 
merchants, residents, and other 
governments) around action 
plans to produce results. Busi­
nesses locating in Lancaster, 
expanding in the city, and resi­
dents choosing to live in the 
city will decide Lancaster 
City's success. 
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Lancaster City Housing Philosophy 
This Housing Plan is based on a "housing philosophy" that can, in 

concert with an entrepreneurial orientation of government, produce 
ongoing decisions and actions that will result in a better Lancaster. 
The "philosophy" or policy shall be: 

PROVIDE ADEQUATE SHELTER THAT IS: 
MARKET-DRIVEN 

NEIGHBORHOOD BASED, 
LEVERAGED THROUGH PARTNERSHIP, 

TO ACHIEVE 
DIVERSITY IN OUR CITIZENRY, 

A STRONG FISCAL FOUNDATION AND 
A HIGH QUALITY OF LIFE. 

This policy divides in the middle between the things that the 
City wants to achieve-its goals, and the way in which those 
goals should be achieved-its methods. 
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A. The Goals: Measuring Achievement 

Provision Of Shelter: 
Housing Diversity 

Section 301 of the Pennsyl­
vania Municipalities Planning 
Code (MPC) provides the le­
gal framework for the prepara­
tion of a Comprehensive Plan. 
A necessary element of any 
comprehensive plan is: 

.A Plan to meet the hous­
ing needs of present resi­
dents and of those indi­
viduals and families an­
ticipated to reside in the 
municipality, which may 
include conservation of 
presently sound housing, 
rehabilitation of housing 
in decline and the accom­
modation of expected new 
housing in different dwell­
ing types and at appro­
priate densities for 
households of all income 
levels. 
This legal framework pro­

vides guidance in two direc­
tions. 

First, the City's responsibil­
ity to provide "different dwell­
ing types ... at appropriate den­
sities" applies to "all income 
levels." The City of Lancaster 
has a responsibility to plan for 
the needs of middle and upper 
income households as an 
equally important component 
of this Housing Plan. 

Second, the MPC requires a 
plan for the housing needs of 
those "individuals and families 

anticipated to reside" in the city 
in the future. 

The needs of all income 
groups and a fairness to the 
next generation should guide 
decision-making within City 
government. The diversity of 
housing values, neighborhoods 
and architectural types provides 
opportunities for households 
that grow, adapt, change and 
give birth to new households 
over generations. 

Fiscal Diversity 

A government functions in 
many ways like any private cor­
poration. It receives income 
from a variety of sources and it 
must efficiently use that income 
to provide a "product." For pri­
vate industry, there is a direct 
and immediate link between the 
quality and value of the prod­
uct and the income that the 
company receives. Government 
is not motivated by the singu­
lar desire to increase its rev­
enues. Government seeks to 
meet the needs of citizens as 
its highest motivation. Yet, 
there is a stronger link between 
government's product and its 
income than observers recog­
nize. 

Lancaster City's government 
depends on revenue from many 
sources. Many of those sources 
are other levels and agencies 
of government, primarily State 
and Federal. As important as 

these sources are, they are not 
the entire budget. A review of 
the City's 1992 General Fund 
Budget revealed that 39% of 
the City's total operating bud­
get comes from local real es­
tate taxes, and 11 % comes from 
the Earned Income Tax. Com­
bined, nearly 50% of the City's 
resources are determined di­
rectly by the city's own demo­
graphics. Many miscellaneous 
sources of income are locally 
derived as well, including fines 
and fees. 

City leaders should continue 
to discuss policies in terms of 
moral, legal and political ob­
jectives. They must also view 
City programs and expenditures 
as investments in the "prod­
uct." A 10% increase in real 
estate assessments citywide 
would create $1 million in ex­
tra resources. Lancaster City 
could use these resources to 
support City initiatives or re­
duce the tax burden on resi­
dents. Similarly, expanding 
employment increases the 
Earned Income receipts. 

The reverse is also true. Cur­
rently, the City is being 
pounded by tax appeals on in­
dustrial properties, many of 
which are no longer the sites of 
highly productive companies. 

Investments, both public and 
private, in housing quality, 
neighborhood improvements, 
or public safety can increase 
City resources. The failure to 
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intervene in . declining 
neighborhoods will result in 
declining resources for all city 
residents. 

Quality of Life 

To enhance the "Quality of 
Life" is the ultimate goal of 
every plan. "Quality of life" 
stands for the principle that 
housing and housing needs are 
part of the larger context of the 

New Comprehensive Plan. 
Housing goals must fit within 
the broader context of the 
City's overall objectives, such 
as strengthening neighbor­
hoods, increasing employment, 
improving public safety, and 
enhancing the human environ­
ment. 

In addition, "quality of life" 
conveys that housing is more 
than shelter. Today, housing 
provides a haven, while remain-

ing open to community in­
volvement and neighborliness. 
Housing also provides for our 
long term financial security 
and, increasingly, provides the 
location for our primary enter­
tainment activities. Housing is 
part of our social fabric. When 
housing is deficient, it becomes 
a central part of our social ser­
vice needs. 

Friendly, helpfal neighbors strengthen Lancaster's quality of life. 

The Housing Plan 
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B. Methods: How To Achieve Our Goals 
The two key issues that de­

fined the various approaches 
have been the amount of pub­
lic resources available and 
whose vision guided the pro­
cess. 

The best-known approaches 
were the large scale urban re­
development/renewal strate­
gies. These approaches to plan­
ning formed the basis for hous­
ing policy in Lancaster from 
the 1940's through the 1980's. 
These approaches were very 
much government driven. 
Neighborhood groups were 
typically not consulted, nor 
were potential consumers of the 
new structures consulted in 
planning efforts. This approach 
to housing issues stands as the 
opposite to the approach taken 
by this Plan. 

To be successful through the 
1990's and into the next cen­
tury, Lancaster's housing strat­
egy must be Market-Driven, 
Neighborhood Based, and Le­
veraged through Partnerships. 

Market Drive: 
Meeting Consumer 
Needs 

Following the urban renewal 
approach came the "Neighbor­
hood Preservation" approach. 
The Neighborhood Preserva­
tion approach has succeeded in 
blocking the significant and 
overreaching changes caused 
by urban renewal. However, 
both urban renewal and neigh-

borhood preservation are based 
on a war over things-the 
physical artifacts that define 
daily life-and fail to empha­
size the needs of the people 
that occupy those spaces. Be­
yond the preservation of struc­
tures, the people within them 
and their needs must be the fo­
cus of public intervention in 
the housing market. Both ap­
proaches have broken their con­
nection to the fundamental pur­
pose of planning: meeting the 
real needs of people. 

Public involvement is criti­
cal to a successful plan. Simi­
larly, the need for political con­
sensus and the leveraging of 
private resources to public 
goals requires that meaningful 
involvement be at the root of 
any planning process. 

Fortunately, we have data 
and insight into the real needs 
of Lancaster's citizens. The 
marketplace provides a current 
assessment of the desirability 
of housing within the city. We 
can readily compare the "prod­
uct" that sells quickly to the 
house that sits vacant. Real es­
tate transfer records show that 
over 600 homes were sold in 
1992. Census data shows that 
there are more than 2,500 
moves each year, including 
renters. Just to maintain cur­
rent population levels and real 
estate values, the city needs to 
attract a minimum of 600 new 
households. To increase home 
ownership or to improve real 

estate values, demand must in­
crease beyond this level. The 
large number of elderly home­
owners also means that the City 
must attract increasing numbers 
of buyers in the long term. 

In prioritizing its actions, the 
City must fulfill the needs of 
its citizens as consumers be­
fore addressing their prefer­
ences as residents. Success 
comes one household at a time. 
The nature of the city in 2050 
will be decided by literally hun­
dreds of thousands of indi­
vidual household decisions. To 
be successful, the City must 
act like a developer marketing 
a large scale new community 
or the landlord of a shopping 
mall in seeking the mix of ele­
ments/components that can pro­
duce successful "products." To 
achieve this, the City must in­
clude partners such as the 
Lancaster County Association 
of Realtors (LCAR), the Build­
ing Industry Association of 
Lancaster County (BIA), and 
the Real Estate Investors of 
Lancaster (REIL). 

Assessing Consumer 
Demand: The Need 
for a New Approach 

The single most important 
source of housing demand is 
local employment. Of key im­
portance is the number of jobs, 
average wages paid, and loca­
tion. Second in importance are 
sources of housing demand that 
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are not tied to local employ­
ment opportunities, such as re­
tirees, commuters to other ar­
eas, or "special needs" popula­
tions. Finally, the third aspect 
is the market share that the new 
community can expect to 
achieve. Can it capture more 
than already exists? These same 
factors drive housing demand 
within the City of Lancaster. 

In the post-World War II era, 
high wage manufacturing jobs, 
coupled with favorable mort­
gage lending practices, enabled 
many to become homeowners. 
Incomes derived in manufac­
turing supported nearly 68% of 
the city's housing stock in an 
era of single-worker house­
holds. By 1990, no more than 
31 % of the stock was supported 
by that source. 

The change in employment 
patterns would not be impor­
tant if wages in the expanding 
sectors were equivalent. How­
ever, the most rapidly growing 
employment sectors, retail 
trade and services, provide sig-

nificantly lower wages. Retail 
trade provides only 54% of the 
county's average worker's 
wage. Services provide only 
88% as compared to manufac­
turing which still provides 
126% of the average wage in 
the county. The city cannot ex­
pect high incomes generated by 
manufacturing jobs to fill its 
housing demand. 

Finally, employment growth 
has been most rapid in the sub­
urban areas surrounding the 
city. Increasing numbers of city 
residents are working in retail 
and service jobs. in the suburbs 
(reverse commuting). 

In short, the city's neighbor­
hoods are competing on a daily 
basis with new home produc­
tion in the surrounding areas. 
Meeting the competition will 
require a renewed focus on 
neighborhood enhancement, 
centered on issues such as park­
ing availability, usable open 
space, lack of traffic noise, etc. 
Housing in the city must offer 
a true value to these knowl-

edgeable consumers in terms 
of affordable prices and accept­
able amenities. 

Neighborhoods: 
Building Blocks of 
Public Policy 

With over 55,000 citizens 
and over 21,000 households, 
the City of Lancaster is a large 
political jurisdiction. Yet 
within the city lies a variety of 
smaller communities with very 
diverse characteristics and 
needs. To be successful, the 
City's housing goals and poli­
cies must be both sensitive and 
responsive to this diversity. 

An entrepreneurial approach 
to governance requires that City 
government have a regular 
mechanism to learn about the 
needs oflocal areas and, in tum, 
to communicate the City's re­
sponse. Strong and cohesive 
neighborhood organizations are 
the focal point for effective 
governmental intervention, 
public opinion determination, 

Manufacturing Employment Base 
As A Source of Housing Demand 

1950 

Total Jobs 29,374 

Manufacturing Jobs 13,036 

Manufacturing Jobs as a Percent of Housing 
44% 

Units 

Housing Units 19, 157 

Manufacturing as a Percent of Housing 68% 

1990 

25,188 

6,842 

27% 

22,468 

31% 

Net 

-4,186 

-6,194 

3,500 
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consensus building, and imple­
mentation. Such neighborhood 
groups can serve as the point 
of first contact for newcomers, 
ongoing intermediaries be­
tween citizen needs and City 
departments. Neighborhood 
groups can serve as the source 
of public consensus on neigh­
borhood improvements and 
funding priorities. Neighbor­
hood groups can also serve as 
the prime organizers of the 
community's volunteer labor. 

Neighborhood enhancement 
rates among the top five goals 
presented in the Introduction 
to the Comprehensive Plan. 
The Citizen's Agenda outlined 
in the Introduction, stresses the 
need to encourage the forma­
tion of neighborhood associa­
tions to deal with the issues of 
property maintenance, home 
ownership, and neighborhood 
appearance. 

Every report on the city, 
from resident task forces and 
outside consultants alike, iden-

Lancaster's Neighborhood Watch 
Program helps build neighbor­
hoods by bringing people together 
to fight crime. 

tifies functioning neighbor­
hoods as central to any set of 
solutions. 

What is Neighborhood: 
Where is Your 
Neighborhood? 

While "neighborhood" is 
clearly Lancaster's buzzword 
for the 1990's, many citizens 
are currently unable to identify 
the neighborhood to which they 
belong. By far, the "neighbor­
hood" most often described by 
individual Lancastrians during 
workshops throughout the city 
is their block. 

The City of Lancaster has 
over 1,000 blocks. A system of 
community involvement and 
governance based on such a 

the assurance that housing poli­
cies, housing improvements 
and construction, and infra­
structure improvements are re­
sponsive and appropriate to 
neighborhood needs. Realistic 
goals can be established based 
on the characteristics of each 
neighborhood. For City gov­
ernment, this becomes an ef­
fective means for delivery of 
services and measuring the suc­
cess of policies. For citizens, it 
encourages community identi­
fication, political involvement 
and empowerment. 

Leverage Through 
Leadership and 
Partnerships 

fragmented structure would be With diminishing public re­
unworkable. A central theme sources and the increasing need 
for the City must be the en- for action, the public sector has, 
couragement of new neighbor- · by necessity, discovered the 
hood identities. 

Critical to sustaining neigh­
borhoods is the willingness of 
the citizens to take a stake in 
the central organizing "idea." 
Citizens need to claim the park, 
the historic district, the school, 
or the market as their own. This 
not only breeds an identity for 
the neighborhood, but also im­
plies responsibility. While City 
government can provide a fer­
tile environment for such 
groups to form, the geographic 
bounds of each neighborhood 
organization must come from 
within. The City cannot force 
citizens, or areas to accept 
boundaries created by others. 

The benefit of a neighbor­
hood based housing strategy is 

value of working with the pri­
vate sector. Similarly, with 
financinng becoming more dif­
ficult, the private sector has dis­
covered the value of a public 
sector partner. 

Although there are many 
successful partnerships, the 
vast majority of self-identified 
public-private partnerships in 
this country languish. The key 
to achieving success lies with 
the level and type of leader­
ship that takes on the responsi­
bility for a successful outcome. 

A true partnership is an or­
ganization that is formed to 
achieve certain specified ends. 
Therefore, the partners must 
have a common agenda to al­
low the separate resources of 
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the partners to be used together 
toward a single goal. Further, 
the partners must bring ad­
equate resources to the table. 
Sometimes, partnerships can 
provide the tools necessary to 
leverage the needed resources. 

In forging partnerships, the 
City must move beyond the 
simple joint venture with a de­
veloper-partner. Besides devel­
opers and real estate profession­
als, potential partners could in­
clude major employers, banks, 
hospitals, colleges, and other 
levels of government in the 
right venture. These actors can 
be effectively drawn to com­
mit their energies and resources 
behind ventures that will result 

in public benefit. 
The primary purpose that 

government seeks to achieve 
in joining or forming a part­
nership is to leverage its re­
sources. A partnership that can­
not get more for the city than 
the City invests, is simply a 
waste of public resources. To 
be successful in the 1990's, the 
City must seek to engage in 
partnerships that are organized 
toward realistic ends. Success­
ful partnerships must include 
partners that can muster the 
needed resources, and that con­
tain an individual willing and 
able to provide the leadership 
spark necessary to pull the en­
terprise together. 

Not all partnerships must be 
grand efforts with the tradi­
tional private sector. In work­
ing with neighborhoods, the 
City can provide the leadership 
and start-up capital that can 
produce self-sustaining long­
term results. 

Providing access to City 
government and its decision­
making processes for formal 
neighborhood groups creates a 
partnership of governance that 
can be very powerful. Neigh­
borhood partnerships are built 
on citizen directed local action 
in full partnership with City 
government. 
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Ill. Demographics and 
Housing·: Challenges and 
Opportunities 

A. Demographic Trends 

Population and 
Household Size 

The population of the City 
of Lancaster grew steadily dur­
ing 1890 through 1950, when 
the population peaked at 
63,774. The most rapid increase 
occurred during the 19 3 0' s as 
rural poverty drove millions 
into our nation's cities. This 
trend continued into the 1940's 
and early 1950's. However, the 
1950 population figure includes 
an increase due to annexations, 
making long term comparisons 
problematic. A modest decline 
followed during the succeed­
ing three decades. In 1980, the 
population stood at 54, 725. The 
1990 U.S. Census reported that 
population has begun a slight 
rebound over the last decade, 
reaching 55,551. In fact, 
Lancaster is one of only five 
cities in Pennsylvania that has 
experienced an increase. 

Lancaster's population de­
crease during the 1950's and 
1960's was the result of con­
scious policy. The Comprehen­
sive Municipal Plan of 1945 

called for the elimination of is the combination of wealth 
urban overcrowding and 
blighted conditions. These con­
ditions were assumed to be a 
result of the mass migration of 
the "rural surplus" into the city 
in the 1930's and 1940's. These 
areas contained large families 
in small spaces. Their elimina­
tion and replacement by newer 
dwellings that provided more 
living area per person led to a 
reduction in the "holding ca­
pacity" of each acre of land 
effected. 

While redevelopment typi­
cally reduced the number of 
dwelling units, the develop­
ment of some vacant lands per­
mitted the city to continue its 
constant increase in the total 
number of units. As this source 
of new supply began to dimin­
ish, conversions of nonresiden­
tial structures and lands to resi­
dential uses have increased. 

A reduction of household 
size caused Lancaster's con­
tinuing increase in number of 
dwelling units and a 30-year 
decline in population. A final 
trend impacting household size 

and family ties. As incomes rise 
and ethnicity is lost, family size 
tends to decrease as the grand­
parents no longer live with their 
children. Extended families 
have become a rarity. However, 
recent immigrants have re­
tained the extended family. As 
recent immigrants of modest 
means expand, the population 
will rise within the same hous­
ing stock. 

Small area population pro­
jections are very difficult to 
calculate. While planners can 
estimate birth rates, family size, 
death rates, and even migra­
tion patterns, in the end the 
supply of housing and its con­
dition is often the greatest de­
terminant of where people 
chose to live. The County's 
Draft Growth Management 
Plan suggests that Lancaster 
City should experience a rate 
of population increase of 7%. 
This translates to 3, 705 new 
people living in the city by the 
year 2010. The County plan­
ners also analyzed vacant lands 
with the potential for in-fill 
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development during the period. 
To the extent that this projected 
increase is anticipated due to 
new construction, it is safe to 
expect that the actual popula­
tion increase will exceed this 
estimate as family size re­
bounds in the city. 

In short, the city has shown 
a remarkable strength in sus­
taining an increase of house­
holds throughout its history. 
The city's ability to sustain that 
growth is dependent on the con­
tinuing ability of the city to 
provide desirable places to live, 
work and play. 

Race and Ethnicity 

The ethnic origins of Lan­
castrians have reflected the vast 
migrations that served to popu­
late our nation. At its found­
ing, the city was refuge to Ger­
mans and Scotch-Irish. 
Through the 19th and early 20th 
Century, the city was home to 
waves of Irish, southern Euro­
peans, eastern Europeans and 
others in succession. In the 
1930's and early 1940's, the 
city was the destination of sec­
ond and third generation 
Americans, euphemistically 
called "rural surplus." South­
ern Blacks were also part of 
the great rural to urban move 
of this period and became a 
significant and steady part of 
the city's population. 

For nearly 30 years, 
Lancaster's pattern of ethnic 
origin and race remained con­
stant as mass migrations to cen­
tral Pennsylvania diminished. 

However, Lancaster is again 
part of a great migration. Dur­
ing the 1950's, a large migra­
tion from Puerto Rico began. 
The primary destination for the 
first generation immigrants had 
been to the industrial cities of 
the northeastern coastline. With 
the collapse of industrial em­
ployment in the northeast over 
the last decades, internal mi­
gration began. Immigrants have 
begun to migrate to cities that 
have been more successful in 
retaining industry. 

In their search for new loca­
tions, Puerto Ricans have 
largely favored the northeast to 
maintain the separateness of 
their culture. While the Census 
treats "Hispanic" as a category, 
national origins are important 
to the people themselves. Given 
that Cuban culture dominates 
Florida and Mexican/Central 
American culture dominates the 
southwestern areas of the 
United States, Puerto Ricans 
have tended to stay in the north-

east rather than follow jobs to 
the south and southwest. 

According to Latinos in 
Pennsylvanilz: Summary Report 
and Recommendations, pub­
lished by the Pennsylvania 
Governor's Advisory Commis­
sion on Latino Affairs, 
Pennsylvania's Latino popula­
tion will continue to increase 
due to high birth rates and early 
family formation. Additionally, 
continuing migration from the 
coastal cities will add to the 
Latino population. At this time, 
Reading and Lancaster have the 
highest proportion of Latino 
residents. Allentown and 
Bethlehem have the highest 
growth rates and Philadelphia 
contains the largest Latino 
population. 

The table below reports the 
Census breakdown for race and 
ethnicity in 1990. For 1990, 
the Census adopted new ethnic 
classifications, distinguishing 
"Hispanic" from "race." This 
has made comparisons from 

Race and Ethnicity 
in Lancaster City 

Lancaster City Percent of City 

White 39,368 70.87% 

Black 6,802 12.24% 

American Indian, etc. 137 0.25% 

Asian/Pacific Islander 1,091 1.96% 

Other 8,153 14.68% 

Hispanic (any race} 11,420 20.56% 
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0 Less than 29.9% 
trn 30.0% to 59. 9% 
~ 60.0% to 89.9% 
1111 More than 900/b 

* Unpopulated Area 
Part of a Whole Census Tract - TOIM1Ships not induded in 
City Census Tracts 

+The majority of minorities continue to reside 
in the Southeast area of the city (Census 
Tracts 8, 9, 15 & 16) 

White opulation by 
Census Tract, 1990 

Bureau of Planning and Community Development 
Depattment of Housing and Community Development 

Oty of Lancaster, P~nia 

one Census to the next prob­
lematic. Further, it is likely that 
any under-counts of population 
fall disproportionately among 
the Hispanic and Black popu­
lations. 

trians is White. Black Lancas­
trians make up 12% of the 
population, and other races 
combine to make up 17%. Fur­
ther, two of every ten are His­
panic. The city houses most of 
the county's racial and ethnic 

minorities as do most cities. 
On pages 44, 45, and 46 are 

maps that illustrate the racial 
composition of the city by tract. 
While the category patterns are 
consistent from map to map, 
the keys that show the range Seven of every ten Lancas-
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1111 More than 20% 
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African-American 
Population by 
Census Tract, 1990 

Bureau of Planning and Communfy Developmenr 
Department of Housing and Communfy Development 

City of Lancaster. Penn.syfvania 

represented by each pattern var­
ies. The darkest pattern on the 
"White Population" map indi­
cates an area in which Whites 
represent more than 90% of the 
tract's population. The darkest 
pattern on the "Female-Headed 

Households" map signifies that 
more than 25% of the tract is 
female-headed. 

Age distribution indicates 
that Lancaster is a city that is 
very young. Simultaneously, 
"age of head of household" sta-

tistics show that older residents 
have a very strong effect on 
the city's housing markets. The 
table on page 47 presents the 
age characteristics of the popu­
lation of the City of Lancaster 
and Lancaster County. 
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0 Less than 4. 9% 
El 5.0% to 19. 9% 
~ 20.0% to 39.9% 
• More than 40% 

+The percentage of Hispanics in the City has 
increased dramatically from .9% in 1960; 
3.6% in 1970; 12% in 1980 and 20.6% in 
1990. N 

A 

. \ .,,..- - ~ 
1:3:3.01 .. (: 

1M=~ 
* Unpopulated Area 

Part of a Whole Census Tract 

Hispanic Population 
by Census Tract, 1990 

- Townships not induded in 
Or;y Census Tracts 

Bureau of Planning and Community Development 
Department of Housing and Community Development 

· Or;y of Lancaster. Pennsylvania 

The city is most atypical in 
the number of 18 to 24 year 
olds. Due to the typical life­
cycle of housing consumption, 
this is to be expected. The city 
is the primary location in the 
regional housing market for a 

young person's first apartment, 
and often, first home. 

The surprise is the dispropor­
tionate number of young chil­
dren. The map on page 48 illus­
trates the distribution of young 
children by tract. Across all eth-

nic and racial lines, there are 
more young families in the city 
than there have been for a long 
time. 

While less surprising, there 
is a rising share of the elderly 
in the city. Those aged 65 and 
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older comprise over 12% of the 
city's population; those age 55 
and older comprise nearly 20% 
of the total population. While 
this trend is occurring nation­
ally, it is a notable result in an 
urban area. Before the baby 
boom, the largest demographic 
surge was generated by the re­
turning veterans of the First 
World War and the affluence 
of the 1920's. However, in 
most urban areas nationally, 
this group led the "white flight" 
or rush to the suburbs. Lancaster 
City has been able to retain 
many older residents due to its 
quality of life. Other success­
ful smaller cities have experi­
enced this demographic pattern. 

Beyond demanding unique 
and increased services, this 
population also has distinct 
housing needs, as well. House­
hold size for these "empty nest­
ers" is much smaller, while dis­
posable income tends to in­
crease for a time. As the house­
holders age beyond 65, house­
hold size decreases rapidly, re­
ducing to one person per house­
hold; income drawn from so­
cial security and pensions lev­
els off; and demand for medi­
cal and other specialized ser­
vices increases. This older 
population is largely concen­
trated in the north-central part 
of the city from Walnut Street 
to Liberty Street, and in the 
area southwest of Fairview Av­
enue. Additional concentrations 
occur from the center of the 
city radiating north along New 
Holland A venue, and west 
along King Street. 

The age distribution of the 
population has a great impact 
on the need for parks, schools 
and other services. The pres­
ence of children in larger fami­
lies influences housing demand 
as well. However, a key indi­
cator of housing demand is not 
the distribution of ages, but the 
age of the head of household. 

The age of the head of house­
hold often determines the hous­
ing unit preferences. In gen­
eral, as households mature, they 
go through stages. The first 
stage is young couples, then 
the addition of children, the 
emptying of the nest, and the 
eventual downsizing of the ag­
ing parent's household. Even-

tually, the household usually 
consists of a single occupant. 
Different housing consider­
ations emerge with each of 
these stages. 

As one would expect from 
the distribution of age in the 
population, the number of 
households peaks in the 25 to 
34 age range. Two-thirds of 
these households are renters. 
The number of owner-occupied 
households peaks in the 35 to 
44 age range. Of note, the per­
centage of home ownership in­
creases with age until 75. Even 
in this high age category, the 
ownership rate remains over 
50%. 

Nearly 30% of all owner-

Age Distribution 
in Lancaster City 

Age of Group Lancaster City Percent of City 

Less then 6 4,692 8.45% 

6to 17 9,859 17.75% 

18 to 20 3,515 6.33% 

21to24 4,429 7.97% 

25 to 44 17,758 31.97% 

45to 54 4,457 8.02% 

55 to 59 1,956 3.52% 

60 to 64 2,091 3.76% 

65 and over 6,794 12.23% 

75 and over 2,853 5.14% 

Total 55,551 100.00% 
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+ 26.2% of City Residents are under 18. 
+ 12.29 % of City Residents are over 65. 
+The median age for the City is 29. 7. 
+ Census Tract 14 contains the highest 

number of children under 5. 
+ Census Tract 4 contains the highest 

number of residents over 65. 
+ Census Tract 13 contains the highest 

r · \ percent of residents over 65. ' / . . - -. / . 
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Residents Under Age 5 
by Census Tract, 1990 

Bureau of Planning and Community Development 
Department of Housing and Community Development 

Oty of !.ancaste: Pennsylvania 

occupied units, and 14% of all about to happen in many areas retained as city residents. Sec­
units are owned by households of the city. This has three im- ond, current renters need to be 
headed by someone over 65 plications for the Housing convinced to purchase in the 
years of age. This clearly shows Plan. First, the elderly need an city. Third, financing for mort­
that substantial turnover from age appropriate place to locate gages needs to be in place. 
one generation to the next is within the city if they are to be 
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+ Census Tract 16 has the highest per­
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Census Tract 8 had the highest number 
of female-headed households. 
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City of Lancaster. Pennsylvania 

Family Type 

In addition to household size 
and age, the composition of the 
family is a more subtle deter­
minant of housing need. As 

defined by the Census, a faro- adoption. Families are neces­
ily consists of a householder sarily subsets of households. 
and one or more other persons In the City of Lancaster, fami­
living in the same household lies number 12,534 and repre­
who are related to the house- sent nearly 60% of all house­
holder by blood, marriage, or holds. Families can be headed 

Tbe Housillg Plan 

49 



by a married-couple, or headed 
by either a male or female 
householder. Across the nation, 
the number of families with fe­
male heads of household, many 
with children, is increasing, and 
this trend is a:ff ecting Lancaster 
as well. 

The map on the previous 
page illustrates the distribution 
of female-headed households 
by census tract. Over 16% of 

all families in the city are f e­
male-headed. However, they 
are highly concentrated in the 
southeastern area of the city. 
More than 25% of the families 
in this area are headed by fe­
males, with one tract having 
over 40%. These Census tracts 
also have the greatest concen­
tration of children under the 
age of five. Clearly, housing 
policy in this area must focus 

on the special needs and limi­
tations of this family type. 

While the incidence of fe­
male-headed households is 
highest in the southeast, the 
phenomenon is growing 
throughout the city. Many real 
estate sales people specialize 
in the relocation ofrecently di­
vorced, suburban women into 
affordable homes in the city. 
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B. Conditions of the Housing Stock 
According to the 1990 Cen­

sus, the City of Lancaster's 
housing stock consists of 
22,468 units. This represents 
an increase of 2.35% over the 
1980 figure of 21,952. The 
city's rate of growth peaked in 
the 1930's. During that decade, 
the city experienced an increase 
of 26% in its housing stock. 
The slowing of the growth rate 
has been due in most part to 
the geographical constraints of 
the city itself. Through the early 
1940 's, the city provided ample 
vacant land for new homes. An­
nexations up through the late 
1960's also served to increase 
the capacity of the city to grow. 
While new construction con­
tinued through the 1960's and 
1970's, the loss of units 
through urban renewal attenu­
ated the growth in the total 
number of units. 

As discussed, there has been 
a continuing increase in the 
number of units and house­
holds. Changing household 
sizes created the population 
fluctuations of the last decades. 
Further, market conditions that 
affected the supply of housing 
and its detailed characteristics 
have impacted the nature of the 
population living in the city. 

There has been a tendency 
among the civic leadership in 
the city to accept and adopt 
"big city" sociological expla­
nations for local phenomenon. 
Yet, "white flight" makes little 
sense as a causal explanation 

when the Black population re­
mained relatively small and 
quite constant throughout the 
period of rapid suburban­
ization. The surge in the His­
panic population is quite re­
cent and followed the 
suburbanizing trends. The in­
ability of the geographically 
constrained city to provide liv­
ing space for a rapidly expand­
ing population has mea~t that 
suburban growth has been in­
evitable. Proportionally, new 
construction in the marketplace 
has increasingly occurred out­
side the city. As they were first 
marketed, communities of 
twins, townhouses and de­
tached homes in the southwest­
ern part of the city competed 
favorably with equivalent prod­
uct in suburban townships. It 
must be concluded then, that it 
is not the "city" which cannot 

compete, but the lack of avail­
able and competitive products. 

For all of the nostalgia about 
older homes, housing stock be­
comes obsolete over time. The 
modem need for larger closets; 
the desire for larger and more 
bathrooms; the trends toward 
increased glass surfaces and 
vaulted entries are all part of 
the housing demand. Neighbor­
hoods, too, become obsolete. 
As our wealth as a society has 
increased, we have increased 
the amount of living space per 
capita (room sizes) and the 
amount of private open space 
(yard and common play areas) 
that we demand. Those with 
the economic means tend to lo­
cate in areas where housing is 
being built to acquire the latest 
trends in housing. 

Fortunately, tastes change 
and are never uniform among 

Row homes make up 51% of Lancaster's dwelling units. 
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all consumers. Increasingly, 
studies are finding that the cur­
rent generation is attracted by 
a more urban feel. The materi­
als and craftsmanship of the 
past are highly valued. The cost 
of owning and operating mul­
tiple automobiles in a family is 
increasing. In addition, the 
housing stock is not static. 
Renovations can add closets 
and bathrooms. Appropriate in­
vestments in neighborhood­
based amenities-parking and 
play areas chief among them­
can make the existing "prod­
uct" more competitive. 

Housing Conditions 

The combination of a chang­
ing and changeable stock, shift­
ing tastes, and entrepreneurial 
action by City government cre­
ates the opportunities for home 
ownership and neighborhood 
revitalization. Unfortunately, 
the Census does a poor job of 
describing the market-relevant 
features that would help to form 
a picture of the competitive­
ness of the housing stock with 
new communities. The Census 
attempts to measure the pres-

ence or absence of critical 
building systems but fails to 
evaluate the condition of those 
systems or their adequacy. 

According to the 1990 Cen­
sus, the housing stock in 
Lancaster City is generally 
sound. Less than 2% of units 
in the city lack complete 
plumbing or complete kitchen 
facilities. The 1990 Census 
records 168 units lacking com­
plete plumbing, and 267 units 
lacking complete kitchen facili­
ties. Nearly all (99%) of the 
housing units in the city are on 
community water and sewer 
systems. Another "quality" in­
dicator is the number of units 
heated and fueled by either util­
ity gas, electricity, or fuel oil. 
These units total 20,545 and 
represent 91 % of the housing 
units. 

The Census misses not only 
those consumer features that 
can aid in building a marketing 
strategy for city homes, it also 
misses the slow deterioration 
of major building systems in 
an aging housing stock. The 
City's ongoing need to fund 
rehabilitation programs is tied 
to the ongoing need to refresh 

Housing Types in the City 

Row homes 51 .3% 

Semidetached 
24.1°/o 

Detached 12.1 % 

Two family 
Dwellings 4.5% 

Multifamily 
Dwellings 8.0% 

and replace existing building 
systems, such as roofs, electri­
cal wiring, plumbing, etc. 

Sixty percent of the city's 
housing stock is single-family, 
either as detached homes or at­
tached in twin or row homes. 
Single-family detached units 
comprise 10% of the stock. The 
remaining 40% of the units ex­
ist in a multi-family arrange­
ment of two or more units per 
structure, while a small num­
ber (1.2%) are mobile homes 
or trailers. 

Single-family units are the 
predominant unit type through­
out the city. However, multi­
family housing dominates the 
central commercial and trans­
portation corridor, especially 
from Vine Street north to Lib­
erty Street and west along King 
Street. Not surprisingly, this 
area contains the greatest num­
ber of structures with 10 or 
more units. 

Similarly, the City of 
Lancaster offers a variety of 
unit sizes and numbers of bed­
rooms per unit. Most units are 
three-bedroom, followed by a 
nearly even mix of one- and 
two- bedroom units. The city 
also contains a high proportion 
( 17%) of larger homes that of­
f er four or more bedrooms. 

Overcrowding 
Crowded conditions exist 

when a household includes 
more than one person for each 
room. As would be expected, 
the average household size for 
renters is smaller than for home 
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owners. Yet, while household 
sizes are smaller for renters, 
renters are likely to have less 
living space per person and are 
more likely to live in over­
crowded conditions. 

Reported overcrowding im­
pacts a very small percentage 
of the city's housing stock. Yet 
it is likely that any under-re­
porting of population in the city 
by the Census would have oc­
curred in the areas most likely 
to be overcrowded. Knowl­
edgeable social service provid­
ers suggested that as many as 
15,000 people may have gone 
uncounted by the Census. As 
overcrowding can significantly 

affect neighborhood quality, al­
leviating overcrowded condi­
tions will remain a central fo­
cus of housing policy. 

Public Supply of 
Housing 

Because of the National Af­
fordable Housing Act of 1990, 
cities and counties are required 
to prepare a Comprehensive 
Housing Affordability Strategy 
(CHAS). Published in 1991, the 
Lancaster Consolidated CHAS 
includes a full itemization of 
public support for housing 
maintenance and production in 
the city. An Assessment Report 

on Housing Needs, Programs 
and Public/Private Partnership 
Opportunities, prepared by the 
Enterprise Foundation in 1991 
includes a full listing of the 
various initiatives led by 
nonprofits in the city, includ­
ing their roles in housing pro­
duction. 

This Housing Plan does not 
seek to duplicate the extensive 
ongoing efforts of the CHAS. 
However, the City faces policy 
choices in allocating its very 
finite resources that impact 
upon the policies incorporated 
in the CHAS. . 
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C. Employment Characteristics 
As employment trends drive 

incomes, and incomes deter­
mine housing affordability, a 
brief review of significant eco­
nomic trends is warranted. The 
1990 Census reported total em­
ployment for the City of 
Lancaster to be 25,188. After 
three decades of declining em­
ployment, this figure represents 
an increase of8% over the 1980 
total of 23,308. The decrease 
in jobs provided in the city mir­
rors the population trends, in­
cluding the positive shift in the 
1980's. In fact, the ratio of the 
total number of persons in the 
population per job in the city 
has remained quite constant. 

The city has matched popu­
lation changes to the number 
of jobs in the city. However, 
the significant increase in la­
bor force participation rates, 
primarily due to the increase in 
working women, has largely 
been absorbed through employ­
ment gains outside the city. The 
city has been remarkably suc­
cessful in replacing jobs lost; 
however, fully 90% of the net 
increase in county employment 
has occurred outside of the city 
in the past decade. Hence, the 
city has shifted from a "net 
imp<?rter" of workers from the 
suburbs to a "net exporter'' of 
workers to jobs in the surround­
ing municipalities. 

Even more significant than 
the location of employment has 

been the shift in the types of 
jobs that have been growing. 
Employment in nondurable 
manufacturing plummeted in 
the 19 5 0 's and has remained 
steady. Durable manufacturing 
grew through 1960 and has 
fallen significantly in every de­
cade since. The sectors that ex­
perienced the largest gains 
since 1980 are the following: 
agriculture, forestry and fish­
eries, construction, retail trade, 
and the service sector. The ser­
vice sector includes business 
and repair services, health ser­
vices, educational services and 
other professional and related 
services. 

Unfortunately, the expand­
ing services do not support the 
same level of average wages 
traditionally supported in 
manufacturing. The average 
wage in manufacturing has sig­
nificantly exceeded the county 
average. In contrast, wages in 
retail sales have been lower 
than the average since 1953, 
and have been decreasing rela­
tive to the average. Services 
also remain below the average, 
although the average wage in 
the service sector has been ris­
ing over time. Unfortunately, 
this rise in the average is anec­
dotally believed to be based on 
increasing salaries for lawyers, 
doctors, etc. and not for secre­
taries, janitors, etc. 

As a result of this informa-

tion, the housing policy must 
address three issues. First, to 
maintain household incomes, 
more people in each family are 
now working, which results in 
fewerparents at home, or avail­
able for community activities. 
Second, increasing numbers of 
city residents commute to the 
suburbs. Transportation poli­
cies must reflect this need for 
the city to retain these house­
holds. Third, incomes available 
per household and the length 
of time at a particular job are 
both decreasing. This nega­
tively affects the ability of 
families to. obtain mortgages. 

Building on the employment 
rebound of the 1980's and capi­
talizing on the emergence of 
new employers, employment 
must remain an important goal 
of the City's New Comprehen­
sive Plan. Providing a supply 
of suitably located land that can 
meet modem site planing de­
mands for industrial, ware­
house, and flex/office uses 
should remain a priority. Con­
versely, the City should set a 
lower priority for the use of 
large, vacant tracts for residen­
tial development. Residential 
conversions of commercially 
obsolete structures in the more 
built-up areas of the city will 
continue to provide the most 
significant share of new hous­
ing units in the city. 

A Neu1 Con1prebensive Planfor the Ci~V qlLancaster 

54 



D. Income, Values and Affordability 

Household Income 
The net effect of job avail­

ability, wage rates, and the 
number of workers in each 
household is the income avail­
able to the household for shel­
ter and other needs. The city's 
median household income in 
1990 was $22,210. This repre­
sents an increase of 78% over 
the past decade, rising from 
$12,507 in 1980. Of note, one 
in three households earns an 
income less than $15,000 and 
one in five households earns 
an income below $10,000. This 
proportion remains a signifi­
cant indicator of poverty; how­
ever, the presence of many 
older households prevents the 
simplistic use of this statistic. 
There are many older house­
holds in the city with limited 
incomes that own their homes 
and/or have other assets that 
are not reported as "income." 
As important as these sources 
of income are, Lancaster must 
continue to deal with many 
families in need of public as­
sistance. 

At the other end of the in­
come distribution, more than 
one in four households have 
incomes over $35,000 and 
nearly half have household in­
comes more than $25,000. 
While poverty is a key issue for 
the ci'ty, it does not define the 
ci'ty nor most of its neighbor­
hoods. 

1990 Census data shows that backs, such as layoffs or ill-
poverty in the city is not pre­
dominantly a "minority" issue. 
Also, there is a very substan­
tial minority middle class in 
the city. 

Income statistics are relevant 
to housing policy in two ways. 
First, the Census reports the 
number of households spend­
ing "too much" for housing. 
By definition, households 
spending more than 29% of 
their income for a home that 
they own or more than 30% of 
their income for rent are pay­
ing ''too much." The number 
of households that own thefr 
home and that spend over 29% 
of their income on housing is 
1,418, representing 15.5% of 
homeowners. Renters in the 
same situation number 4,659 
and represent 41.8% of rent­
ers. Historically, planners use 
these statistics as an indicator 
of the number of households 
that may be at risk of becom­
ing homeless. Recent statistics, 
however, have begun to track 
the increasing number of 
middle- and upper-income 
households choosing to spend 
more than the traditional limits 
or are currently receiving less 
income than they once did. By 
directing a disproportionate 
amount of household income 
toward housing, these house­
holds have difficulty establish­
ing savings, and become vul­
nerable to even temporary set-

ness. 
The striking percentage of 

renters in this situation shows 
that while the median rent puts 
the renter within reach of the 
median priced unit in the city, 
obstacles to home ownership 
will continue to exist for many. 
These obstacles include saving 
a down payment and keeping 
up with necessary repairs. 

Rooted in this housing cost/ 
income gap is the increasing 
demand for the city's shelters, 
for rental assistance and for af­
fordable senior housing. 
Thankfully, the city does not 
have a highly visible street­
bound homeless population. 
However, the School District 
of Lancaster notes an increas­
ing number of students that ~t 
classifies as homeless, such as 
students living in shelters, 
doubled up with extended fami­
lies, or living with non-related 
individuals. 

Values and 
Affordability 

The median value of owner­
occupied units in the City of 
Lancasterin 1990was $59,200. 
An annual income of approxi­
mately $19,000 is required to 
purchase the median priced 
home, assuming an interest rate 
of 8% and a down payment of 
10%. The median household 
income for the city was 
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$22,210, well within qualify­
ing range of the median priced 
owner-occupied house. Accord­
ing to the Lancaster County 
Association of Realtors, the 
sales price of units sold in the 
city in 1992 averaged $65,300. 
At this price, given the same 
assumptions, an income of 
$20,880 would be required to 
qualify. 

The median monthly rent for 
the renter-occupied units in the 
City of Lancaster was $390 per 
month. Renting is often the 
only option for many of the 
nation's urban population. 
However, a quick calculation 
translating the median monthly 
rental payment into a monthly 
mortgage payment at 8% fixed 
for 30 years results in an af­
fordable mortgage of $53, 150. 
This mortgage is 90_% of the 
median priced owner-occupied 
unit; with a down payment of 

10%, the median monthly rent 
equates to the median priced 
unit. These statistics show that 
there is a very real prospect of 
turning current urban renters 
into urban homeowners. 

In recent decades, housing 
affordability has suffered 
throughout the nation. The 
coming of age of the baby 
boom generation has increased 
housing demand. Simulta­
neously, the cost ofland avail­
able for more affordable hous­
ing in most suburbs has resulted 
in higher costs. Increasing ma­
terial costs for new construc­
tion have also caused an in­
crease in housing prices and 
rents. This rise in cost has been 
significantly greater than the 
rise in incomes over the same 
period. Housing affordability 
has become the most critical 
shelter issue in many regions. 
Yet, in Lancaster the differen-

The cost of housing has been increasing faster than household income. 
While household income has increased 78% since 1980, the median 
housing price has increased 92% and the median rent 101 %. 

tial in increases is more muted. 
The median household income 
increased by 78% since 1980. 
The median housing price has 
increased 92% over the past de­
cade, and the median rent has 
increased 101%. SomeLancas­
trians have been priced out of 
the market, and that is a trag­
edy for those households. How­
ever, the city remains one of 
the most affordable housing 
markets in the northeast, with 
a close match between the me­
dian income and median house 
values and rents. 

The increase in housing val­
ues demonstrates that invest­
ments in the city have yielded 
long term gains, either in the 
value of individual homes or 
the value of rental units. This 
increase in values contrasts 
with the fears expressed by 
mortgage bankers that there are 
recent declines in housing 
prices in some areas of the city. 
Some areas of the city have 
seen decreases of 30% in the 
past several years. Statewide, 
the current recession has de­
creased housing values by 5% 
to 10%. For the most part, the 
shifts experienced within 
Lancaster are part of this larger 
economic dislocation. How­
ever, there are areas of the city 
that are experiencing decreases 
in home value based upon the 
decline of the neighborhoods. 
Stemming these place-specific 
trends is a central goal of this 
Housing Plan. 
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Home Ownership 
Rates 

Currently, the owner-occu­
pied/renter-occupied split is 
47.2% to 52.8%. The ratio of 
owner-occupied to renter-occu­
pied units peaked at the end of 
the 1920's at 54.9%. During 
the 1930's, ownership rates fell 
dramatically, reaching their his­
torical low of 41.9% in 1940. 
With Federal support for inex­
pensive mortgages and the 
postwar prosperity, ownership 
rates began a two-decade long 
climb, peaking in 1960 at 
54.6%. The rate has slowly 
eroded over the last three de­
cades, falling to 51.9% in 1970, 
49.8% in 1980 and finally, 
47.2% currently. Diminishing 
Federal supports, the slowly in­
creasing gap between incomes 
and values, soaring interest 
rates, and sequential recessions 
slowly brought the rate down. 

The total number of owned 
dwellings has remained essen­
tially constant from 1960 to 
1990. The ratio has slipped as 
the total number of units in the 
city has increased, primarily in 
the rental category. This effect 
can be explained in one of two 
ways. New units built in the 
city have been largely owner­
occupied which masks the fact 
that some areas are undergoing 
a transition to increased 
rentership. It is likely that this 
was the case in the earlier pe­
riod. In the alternative, the new 
units developed have been 
largely rental. It is likely that 
this has been the case in the 

recent decade as conversions 
of industrial and commercial 
structures have dominated the 
supply of new housing. 

As previously indicated, 
home ownership rates rise dra­
matically with age. In the city, 
the rate rises to nearly 55% of 
households with a head of 
household between ages 45 and 
54. Above age 55, the rate 
climbs to nearly 65% and 
erodes slightly after age 75. 
Similarly, ownership rates are 
expected to increase with in­
comes. 

The ownership rate also 
shows a significant variance 
among races and ethnic groups. 
White households of all ages 
and incomes are in an owner­
occupied unit 52. 7% of the 
time, compared to only 32.2% 
of Black households. Addition­
ally, 45.3% of Asian or Pacific 
Islander households are home­
owners, and 22.1 % of Hispanic 
households own their homes. 
Realizing the goal of home 
ownership in the city for the 

growing minority middle class 
will be critical in the City's 
efforts to increase the total rate. 

The map on page 59 pro­
vides a geographic look at 
home ownership rates in the 
city. The center swath of the 
city, from Vine Street north to 
Liberty Street, east to Lime 
Street and west to Mulberry 
Street, exhibits less than 25% 
home ownership. The demo­
graphic composition of this 
largely rental area includes a 
large 65+ population in rental 
units. The population is pre­
dominantly White, and struc­
turally contains a predominance 
of multi-family units (two or 
more units at one address). 

At the other end of the spec­
trum, the goal of greater than 
50% home ownership is a real­
ity in the southwestern and 
northeastern parts of the city. 
Again, these areas have sizable 
populations of 65+ persons and 
are predominantly White; yet 
well over two-thirds of the 
structures here are either single-

City Home Ownership Rate 
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family detached or attached Half the Census tracts making home ownership goal is not out 
homes. The northwestern and up these areas (tracts 5, 7, 14 of reach for most of the city, 
southeastern quadrants of the and 15) have home ownership and can be targeted based on a 
city have home ownership rates rates between 44% and 48%, neighborhood-based approach 
that range from 25% up to 50%. near the citywide rate. Thus, a to appropriate areas. 
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- Townships not included in 
Cfy Census Tracts 
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Hom Ownership by 
Census Tract, 1990 

Bureau of Planning and Community Development 
Department of Housing and Community Development 

Cfy of Lancaster. Penruytvanla 

+ Census Tract 13 had the highest percent of home 
ownership, Tract 1 had the lowest percentage. 

+ Census Tract 8 had the highest percent of vacant 
units. Tracts 1 and 6 followed close behind. 

+ Census Tract 4 had the highest number of vacant 
units, followed by Tracts 6, 5 and 14. 
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IV. Future Markets: 
Constructing A Housing 
Strategy 

Age, family size and com- Census data to create broader "typical" consumers can be de­
position, income, stability of socioeconomic descriptions of veloped. Combined with pro­
employment, education, and "typical" consumers, which de- jections, this Plan can then ful­
cultural expectations all influ- fine the characteristics of fill the requirement to plan for 
ence the kinds of housing "submarkets." By combining those "anticipated to reside" in 
people seek and the neighbor- basic demographics with inter- the city' s future. 
hoods they choose. To be use- views and other sources, a 
ful, planners must analyze the rounded picture of the needs of 

A. Assessing Consumer Needs: Meeting 
The Competition 

The most direct way to un­
derstand the consumer's choice 
is to compare what they sold to 
what they bought. Further in­
sight can be gained by simply 
asking a recent buyer what fac­
tors made their choice for them. 
As part of the process of devel­
oping the Housing Plan, the 
consultants interviewed many 
community leaders. Some were 
recent arrivals, whose attrac­
tion to the city confirmed a 
number of assets in the city's 
favor. Surprisingly, a number 
of these community leaders had 
moved out of the city in the 
last several years. All recited 
the same list of mban ills. How­
ever, each had their own spe-

cific reason that actually trig­
gered their individual decision 
to move. 

Crime was certainly key in 
several moves. Yet, while im­
portant in a few instances, and 
cited by all as part of the back­
ground causes, crime was not 
typically the motivating factor. 

Several families simply got 
tired of trying to find conve­
nient parking. Lancaster lost 
several community leaders due 
to the long term lack of atten­
tion paid to this problem. If 
several key leaders whose lives 
are committed so strongly to 
the city were lost in this way, 
then how many more had the 
same motive? 

Convenient play areas for 
their children lured at least 
three families interviewed in 
suburban townhouse commu­
nities. These were not families 
that could afford the typical 
large lot single-family home in 
an exclusive suburb that one 
typically thinks pulls families 
from the city. They were at­
tracted by the availability of a 
usable tot lot, not the need to 
privately own a large yard. 
Again, the city lost key people 
because its recreational pro­
grams are deficient in this re­
gard. Ever since 1929, the city 
has known that there are too 
few small parks available to 
residents close enough to their 
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homes. This provides an op­
portunity to form an attachment 
or a feeling of collective own­
ership. Implementation of the 
City's Parks and Recreation 
Plan will play an important role 
in making neighborhoods com­
petitive. 

All of the people interviewed 
quoted the impact of traffic on 
neighborhoods. The heavy flow 
of vehicles- on some routes 
makes streets feel unsafe for 
young parents and 
"unsleepable" for adults. Sin­
gular among the priorities that 
must be developed to support 
neighborhood housing is the 
protection of neighborhoods 
from transportation impacts. If 
transportation oriented policies 

. dominate governmental action, 

allowing the City's housing 
goals to be secondary consid­
erations, the city will fail to 
achieve the quality of life for 
its residents. It is only by mak­
ing neighborhood concerns 
equal to or more important than 
moving people from suburb to 
suburb that progress can be 
made. 

Two couples were what real 
estate agents call "new house 
people." They wanted the lat­
est in housing features and de­
sign, and finally reached a point 
in their life that they had the 
resources to do it. And several 
were following the life-cycle 
pattern that is generally ex­
pected. They came to the city 
for their first apartment, mar­
ried and bought homes or con-

tinued renting, had a child, and 
moved to the traditional single­
family home in the suburbs by 
the time the first child reached 
school age. Half of these fami­
lies intended to return to the 
city once the kids left and the 
other half thought they would 
remain in the suburbs through 
retirement. 

These interviews suggested 
that there will be some house­
holds that could afford a move 
to the suburbs and want a sub­
urban lifestyle. However, the 
city could have retained many 
of these families. Many more 
new families will be attracted 
to the city, if the City looks 
through the eyes of the con­
sumer in setting policy. 
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B. Housing Markets of the Future 

The Traditional "Blue 
Collar" Base 

Employment in manufactur­
ing has dropped while housing 
supply has increased. Although 
the number has dropped, manu­
facturing based employment 
will continue to sustain a third 
of the households in the city. 
There will be changes in many 
neighborhoods in the city, but 
the size and strength of the re­
maining third means that the 
city will continue to benefit 
from the presence of solid, 
working class neighborhoods. 

The Urban Dwellers 

Every city lures its share of 
well-to-do professionals that 
are attracted by the architec­
ture, or are motivated by social 

philosophies. This group is a 
critical component of a vibrant 
city. Their needs must remain 
a high priority as they have high 
discretionary incomes and 
could choose to live anywhere. 

Young Renters 

The city is the prime loca­
tion in the region for a young 
person's first apartment. The 
availability of an affordable 
housing stock, several theater 
companies, and restaurants at­
tract the youth of the region. 
The city's greatest asset is the 
new renters. Today's young 
renters must become 
tomorrow's homeowners and 
investors if the city is to con­
tinue to be a vibrant and suc­
cessful community. That rent­
ers continue to come to the city 

Rosewood Square, in the southwest area of the city, is an example 
of successful housing development in the city. 

for their first adult residential 
experience gives the city the 
opportunity to retain them. Cit­
ies in decline have lost their 
connection to a continuing in­
flux of future citizens. 

The Elderly: Demand 
In Transition 

In 1990, over 12% of the 
city's population was over age 
65. Another 20% was over 55. 
While some of these house­
holds have moved to smaller, 
more easily managed dwell­
ings, many are still in large, 
single-family homes. This sug­
gests two sets of appropriate 
policies for Lancaster. 

Increasing services available 
to the elderly in their neigh­
borhoods, including local se­
niors' centers, medical services 
and social outreach activities, 
will be needed to retain them 
as residents. Without these ser­
vices, they may be forced into 
premature decisions to leave 
the city for retirement oriented 
communities or health care fa­
cilities outside the city. Meet­
ing their immediate needs in 
and near their existing homes 
will allow them to defer such a 
move. 

Ultimately, age-appropriate 
housing types will be needed. 
Long time city residents who 
will be in need of age-appro­
priate housing types present an 
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opportunity for the city. Often, pete successfully in this re­
they have been life-long sup- gional marketplace. With com­
porters of the city and are com- petitive products at affordable 
mitted to it. The availability of prices, the city can expect to 
age-appropriate housing near capture the share of this migra­
their old neighborhoods and tion for a more urban setting. 
friends will allow them to re-
main productive residents of First Time 
the city. Ignoring these needs Homebuyers 
will result in the loss of this 
tremendously valuable re­
source. 

With a strong internal mar­
ket to justify the development 
of age-appropriate housing, ex­
panded marketing opportunities 
may then be pursued. The sur­
rounding suburbs are aging as 
well. There is a strong under­
current of doubt among many 
Lancastrians about whether 
"suburbanites" would ever 
choose to retire to the city. Yet, 
the same pattern is happening 
throughout the country in small 
cities. A strong magnet for 
many "empty-nesters" is the 
ability to walk to services and 
amenities. 

The city's reach can extend 
beyond the immediate area as 
well. Currently, there is strong 
"Florida rebound." Many retir­
ees who fled the cold North for 
the warmth of the Southeast 
have discovered that leaving 
friends and family was not 
wise. These realizations are 
prompting many to return. Yet, 
many retirees in the Northeast 
do want to m.ove some distance 
away from their original homes. 
Lancaster, as a very pleasant 
and walkable community, with 

The city contains many 
middle income renters who 
have been long term residents 
of the city and are finally look­
ing to get off the rental tread­
mill. Their rents are generally 
sufficient to become home­
owners in the city. If the City 
can successfully provide a 
mechanism to get them over 
the down payment hurdle, the 
city can attract these families 
as city residents. In urban ar­
eas with a deteriorated housing 
stock, sweat equity programs 
have been very successful. The 
quality of Lancaster's housing 

stock, however, is too good to 
be given away! Programs such 
as employer-assisted mort­
gages, together with credit 
counseling services, will be 
needed to help these potential 
buyers to get over the hurdle. 

The availability of enhanced 
mortgage packages or reduced 
closing costs will enable the 
city to attract a growing num­
ber of suburban renters to ur­
ban home ownership. Exclu­
sionary zoning, the increasing 
cost of building materials, and 
the hidden real estate taxation 
buried in condominium dues 
continue to make ownership 
opportunities in the city more 
competitive. In 1992, the aver­
age city home sold for $65,300. 
The average value of attached 
single-family homes (town­
house or rowhouse) in the mu­
nicipalities nearest the city was 
approximately $85,000. New 
townhouses had starting prices 

excellent health care, can com- Lancaster's housing stock will continue to provide haven and security 
for future generations. 
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of approximately $90,000, and 
required substantial monthly 
condominium fees. 

An "Ownership Strategy" 
that seeks to capture renters as 
long term owners produces 
both public and private ben­
efits. Individual wealth accu­
mulation through home own­
ership can help these house­
holds build an asset base. It 
also generates a tax savings and 
allows the household to par­
ticipate in potential apprecia­
tion. From a public perspec­
tive, an owner is much less 
likely to move. They have 
proven to be more likely to get 
involved in community activi­
ties and become community 
leaders. 

The opportunity to use home 
ownership as a marketing tool 
to attract and keep residents is 
not an "anti-renter" campaign. 
The goal is to provide owner­
ship opportunities for those 
who are ready for the responsi­
bility of home ownership. 

Young Families 

tunities for many young fami­
lies. However, the product must 
meet their needs to convince 
them to stay. The community 
must work diligently to intro­
duce small parks into family 
oriented residential areas, pro­
vide streets safe for pedestri­
ans, and meet their needs for 
neighborhood based amenities. 

The Minority Middle 
Class 

Racism has not been a ma­
jor issue in the politics of the 
city, but it is affecting the city's 
ability to retain this important 
group of people. Pointing out 
middle class "flight" in the mi­
nority community is not meant 
as a criticism of these families. 
It is a call for increased efforts 
to provide ownership opportu­
nities in quality neighborhoods 
for the growing population of 
successful minority business 
and professional people. 

The Hispanic/Latino 
Migration 

Favorable pricing and mort- Latino migration to 
gage incentives will provide Lancaster is expected to con­
earlier home ownership oppor- tinue. Expanded job prospects 

and housing availability will 
stimulate greater immigration. 
In the future, Latinos will rep­
resent a larger proportion of 
property owners, both as home­
owners and landlords. Fewer 
economic opportunities and 
housing affordability will re­
duce immigration. 

Lower Income 
Households 

These strategies mentioned 
above will not be enough to 
meet the special needs of the 
economically disadvantaged. A 
central part of the City's over­
all involvement in housing 
must continue to be directed 
toward the implementation of 
the Comprehensive Housing 
Affordability Strategy (CHAS). 
This must include the contin­
ued support of neighborhood­
based nonprofit developers and 
counseling groups, support for 
shelters, and production initia­
tives. 
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Conclusion 

The Lancaster Community is faced with the choice of taking 
positive action to address its housing issues and to protect and 
enhance its desirable community character or permit the begin­
ning signs of socio-economic decline without intervention. The 
citizens of Lancaster have made it clear throughout the citizen 
participation process of the New Comprehensive Plan that they 
care deeply about their community. Attendance at the various 
neighborhood meetings and public forums during the process 
illustrated that many people want to see Lancaster continue to 
grow and prosper. The Housing Plan for the New Comprehen­
sive Plan for the City of Lancaster serves as a guide to ensure 
that the community works as partners with an entrepreneurial 
spirit to protect and preserve Lanca~ter's special qualities. 
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Glossary · 
Buildin& Industry Association of Lancaster County (BIA): The trade association 

for home builders in Lancaster. 

Buildin& Officials and Code Administrators (BOCA) International: Founded in 
1915, BOCA is the .original professional association of construction code officals. 
It publishes model codes and provides training to members. 

Capital Improvement Proi:ram: Lancaster City's budget for capital (long-term) 
expenditures. It includes items such as vehicles, buildings, and other major pur­
chases. 

Community Action Proeram (CAP): A public nonprofit 501 (c) (3) corporation 
whose mission is to ensure access to essentials for people who are in the lowest 
end of the economic spectrum. CAP runs a variety of programs, including the 
Child Development Program, Child Care, Outreach and Transportation, Adult 
Socialization and Recreation, Housing Development, Food and Nutrition Ser­
vices, the WIC program, and the Shelter for Abused Women. 

Community Development Block Grant Prop-am (CDBG): A Federal Program 
which provides funds for local programs and improvements. These programs 
must primarily benefit low and moderate income people. · 

Community Reinvestment Act (CRAl: A Federal law which requires banking in­
stitutions to make credit available in rough proportion to the amount of deposits 
drawn from an area. 

Comprehensive Housin& Affordability Stratec (CHAS): A comprehensive plan­
ning document that identifies the City's overall needs for affordable and support­
ive housing and outlines a strategy to address those needs 

Comprehensive Resource Inventory: A listing of all historic structures, which 
classifies historic structures by levels of historic significance. 

Easement: A grant by a property owner to the general public, a municipality, a per­
son or a specific group of persons to use a designated strip or parcel of land for 
specific purposes. 

Enterprise Foundation: A private, nonprofit institution which assesses low­
income housing and community service needs, resources and existing programs in 
communities across the country. The Enterprise Foundation is located in 
Columbia, Maryland. 
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Entrepreneur: One who begins an enterprise. An entrepreneur demonstrates a will­
ingness to expend current effort to achieve a future goal. 

Federal Reserve Bank: A Federal institution which provides financial services to 
member banks. 

Habitat For Humanity: A nationwide organization which helps low-income 
people purchase homes. Habitat's trademarks are the use of volunteer labor to 
build and rehabilitate homes and the use of "sweat equity," the practice of requir­
ing the future homeowner to help with the building or rehabilitation project. 
Habitat is active in the Lancaster area. 

Historic District - Local: A designated area where exterior improvements, signage 
and facade changes are reviewed by the Historical Architectural Review Board 
and City Council with the intent of protecting neighborhoods that have been de­
termined to be architecturally and/or historically significant. 

Historic District - National Re&ister: An area designated by the federal govern­
ment possessing historical and architectural qualities worthy of preservation and 
eligible for special incentive programs aimed at preservation. 

Historical Architectural Review Board <HARB): A seven member advisory body 
appointed by City Council empowered to review the impact of planned exterior 
changes to a building on the architectural and/or historical character of the build­
ing and the Historic District. 

Home Mort&a&e Disclosure Act of 1975: A law requiring certain financial institu­
tions to report on the number of mortgage and home improvement loans they 
originate by census tract. The purpose of the law is to determine if financial insti­
tutions are providing loans in all parts of their service areas. 

HOME Investment Partnership (HOME) Pro&ram: A federal funding program 
which allocates funds to State and local governments to enable public-private 
partnerships to provide more affordable housing. Under the HOME Program, 
money is channelled to developers who produce low-income, primarily rental, 
housing. 

Homeowner Rehabilitation Assistance Pro&ram: A program which makes avail­
able financial and technical assistance for the rehabilitation of eligible substan­
dard owner-occupied housing units in the City of Lancaster. 

Housina: Development Corporation <HDCl: A private, nonprofit, Lancaster­
based housing corporation. HDC provides a wide range of services, from devel­
opment ventures to property management. It is the largest landlord in Lancaster 
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County and focuses particularly on low- and moderate-income housing and hous­
ing for the elderly. 

Housin& Manaeement Plan (HMP): A Lancaster City housing plan which was in 
effect from 1981 to 1991. The HMP was developed at the end of active urban 
renewal in Lancaster. It provided both housing inspections and housing rehabili­
tation. 

Initll: The practice of building new housing on small vacant lots in already devel­
oped areas. 

Lancaster City/County Affordable Housin& Task Force: A coalition of public 
and private agencies and organizations concerned about the supply of low-income 
housing in Lancaster City and County. 

Lancaster City Housin& Authority: The Authority which owns and manages 
Lancaster's publicly owned housing. It is a separate entity from the City govern­
ment. 

Lancaster City Plannin& Commission: An official body of Lancaster City, ap­
pointed by the Mayor, that acts upon subdivision and land development plans and 
is responsible for the ddevelopment and amendment of comprehensive plans and 
zoning and land development ordinances. 

Lancaster City Redevelopment Authority: A public agency which works with the 
Vacant Property Reinvestment Board in providing for the rehabilitation of dete­
riorated properties. 

Lancaster County Association of Realtors <LCAR): The trade group for 
Lancaster County Realtors. 

Lancaster County Plannin& Commission: A planning commission, made up of 
county residents, dealing with planning issues throughout the county. The County 
Planning Commission reviews the activities of local planning commissions, and 
fulfills the planning function in municipalities which do not have a local planning 
commission. See Planning Commission. 

Partners for Affordable Housin&: A United Way-sponsored public-private coali­
tion seeking to expand affordable housing. 

Pennsylvania Municipalities Plannin& Code (Act 24TI - A law which enables 
municipalities to plan for future growth, manage energy resources and promote 
public safety, health and welfare through the adoption of local codes and ordi­
nances regulating the use and development of land. 
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Plannin& Commission: A local government agency comprised of resident volun­
teers which is responsible for the planning functions of the local government, as 
set forth in the Pennsylvania Municipal Planning Code. Among a planning 
commission's duties are preparing comprehensive plans, zoning ordinances, and 
subdivision ordinances for the approval of the local government body. In addi­
tion, a planning commission administers a municipality's land development and 
subdivision code. 

Pocket Park: A small park built in a previously developed area, often making use 
of otherwise unusable small parcels of land. 

Real Estate Investors of Lancaster (REIL): A group of landlords and property 
owners in Lancaster County. 

Reverse Mort2a2e: A financial option which allows a homeowner with a paid off 
mortgage to receive a monthly income from a bank in exchange for the bank 
holding title to the property. 

Ri&ht-of-Way: A line or lines delineating the extent or dimensions of the width of 
a public or private street or alley and which abuts two or more lots or property 
lines. 

SACA Development Corporation: A nonprofit housing provider. It is the develop­
ment arm of the Spanish American Civic Association. 

Spanish American Civic Association (SACAl: A nonprofit corporation working 
for the improvement of conditions for Latinos in Lancaster. 

Transaction Based Inspection System: A system of housing inspection which is 
activated when a property is sold or a rental property is rented to a new tenant. 

Urban Renewal: A federal government program which gave communities money 
to eliminate slums and blight. This program is no longer in existence. It radically 
changed the character of many cities across the country. · 

Vacant Property Reinvestment Board: A Lancaster City board which seeks to 
return deteriorated properties to the active housing market. 
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