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Executive Summary
In the fall of 2006, the Healthy Adams County Housing task force solicited proposals
from groups to investigate and analyze the housing issues that seemed to be coming to a
point of concern for professionals in the field, as well as the governmental policy and
planning groups. This study should be based upon both hard data as it exists as well as
from the insights and impressions of leaders in the county who impact the daily world of
housing. As Adams County as a whole had grown significantly in the period of the 1970's
through 2000, no logical stemming of this trend had been seen on the horizon. The
growth however, was neither uniform nor steady. Clearly, the burden of growth was
increasingly being born on the backs of those least capable of paying the price.
Following an internal review of solicited proposals and subsequent interviews, the task
force chose the South Central Assembly; a ten-year-old regional non-profit which had
finished a similar study of Perry County’s housing needs a few months earlier. The
Assembly’s focus on effective and efficient governance solutions to complex projects and
problems seemed to be a deciding factor in selecting a contractor.
There is much to be proud of in the provision of affordable housing for Adams County
residents. As an example, there is now 652 publicly assisted housing units spread
throughout the county, an increase of 68% since 1991. There is excellent local expertise
in the fields of planning and real estate sales which monitor the county’s growth and
development. There is also a communal sense of caring for those in need of affordable
housing. A good example is the ongoing cooperative effort by several housing providers
to assist the relocation of the Natural Springs mobile home tenants. Another example is
the collegial relations between the county Area Agency on Aging non-profit and various
housing groups.
However, the quantitative information collected suggests the necessity for further
concerted action. A two to three year waiting list for public housing assistance; 21% of
homeowners and 26% of renters identified as housing cost- burdened; 77 Housing Choice
Vouchers unused due to inability to locate a decent, affordable unit; and the major planned
affordable housing identified within the next five years is either heavily publicly-assisted
or is within a new or expanding mobile homes park, tells a challenging story. Vigorous
growth in population and the cost of housing since 1970 shows no evidence of abating.
That growth, however, has been neither uniform nor steady. The evidence demonstrates
that the burden of growth is increasingly borne on the backs of those least capable of
affording market rate homes.
In early spring of 2007, the Assembly began a series of interviews, beginning with the
principal housing providers: Adams County Interfaith and the Adams County Housing
Authority, along with the County Commissioners and the County Planning Staff. It was
apparent that communications and interrelationships between elected officials and service
providers were not optimal, and that tensions were inhibiting and visiting pressure upon
South Central Assembly
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the developmental process. The character of the county was changing, and the ability for
native Adams County residents to find a suitable market for their families’ sales and rental
housing needs was shifting. Boroughs had experienced much of the growth between 1990
and 2000,
and that trend appears to be continuing, as evidenced by inspection of houses recently
completed, or under construction, during the summer of 2007. However, the
opportunities for an enriched borough housing experience seemed to be teetering as the
significant downtown structures in most boroughs appeared to be under-utilized and not
well-maintained. Simultaneously, major employers in communities like New Oxford
announced plans to close, or cut back significantly. It appeared that the perceived
―housing concern‖ in the county may more accurately be termed an economic and
community developmental crisis.
Often during the interview process, respondents discussed concerns about resources:
financial, land, infrastructure, and professional capacity. Digging deeper, it became clear
that sites with infrastructure in place were quite limited and that in Adams as in all South
Central counties, total development costs were dramatically increasing. However, some
of the financial resources in the county were not being provided with the most wellestablished goals and criteria, nor was there an extremely clear path for following the
public investment.
Little notice was given by respondents to current property/maintenance conditions.
However, researchers noticed substandard exterior maintenance in most of the boroughs;
roofs needing to be repaired and also replaced, defective or absent gutters, downspouts,
and overdue painting. Yet, the two stated goals of the task force for 2010 were to reduce
the proportion of occupied units that are substandard, and to reduce the proportion of
homeless individuals who have serious mental illness. The interviews did not reveal any
aggressive or well-pronounced plan for increased maintenance, or a new focus on mental
health consumers. In fact, no policy or set-aside was discovered in the county’s funding
stream for either program. And, during the time of the study, York County commissioners
announced the dissolution of the long-standing joint county administration of mental
health services.
Indeed, conducting any snapshot of housing issues in a particular county is always done
against a background of regional, state, and national issues. The omnipresent push of
Maryland developers into South Central PA and York and Adams County particularly
continued on pace along with the eventual occupants of these new homes–former
residents of Maryland.
Similarly at the time of this study, continental shifts in the credit market began pushing
huge changes in national as well as local lenders. One area mortgage lender noted that
until 2006 it was not uncommon to provide loans at 65% of income ratios. The sudden
tightening in the market means far fewer homes will be sold at liberal margins. All
aspects of credit worthiness will be looked at more closely. The report brings forward a
number of recommendations at its conclusion. They are offered as a practical remedy.
Further study is recommended for special-needs populations and for a rehabilitation
program.
South Central Assembly
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Introduction
Why Care about Affordable Housing?
There are many reasons, but here are a few:
1. Half of the average homeowner’s net worth is home equity;
2. Housing is the single largest expenditure in the budgets of most people;
3. The housing industry contributes more than one fifth of the nation’s Gross
National Product;
4. The quality of housing has a documented impact on family stability and the life
outcomes of children; and
5. According to a 2004 National Association of Realtors survey, 47% of
Americans believe that a lack of affordable housing is a big problem in the
United States, ranked below only health care and jobs.

Purpose and Scope of Study
Through its Housing Task Force, Healthy Adams County and its county government
partners believes that the lack of a full spectrum housing market impacts the quality of life
and ultimately the health of the county. This study was supported to provide new insights
and tools to address this challenge.
Healthy Adams County is a collaborative partnership of community members dedicated to
the continuing assessment, development, and promotion of efforts to improve physical,
mental, and social well-being in Adams County. Its vision is to create a higher quality of
life throughout the community. One of the top five priorities of Healthy Adams County is
affordable housing.
Healthy Adams Co. has hundreds of volunteers on 23 task forces including several dealing
with housing issues. The task forces are committed to addressing problems throughout
Adams County. The members of the Housing Task Force represent the local housing
authority and local housing non-profits, state and federal legislators, municipal officials,
realtors, local governments, USDA, Rural Opportunities, Inc., financial institutions, South
Central Community Action Programs, and concerned citizens Appendix A contains the
most recent list of members.
The Mission of the Housing Task Force is:
We will strive for a healthy, diversified community where every person has a safe,
accessible, and affordable place to live, and where all community members are
informed, concerned and collaboratively proactive about housing opportunities in
Adams County.

South Central Assembly
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The Task Force’s Goals and Objectives are:
Goal 1. Create and maintain a forum for all stakeholders to discuss housing and
share resources.
Objectives:
o Identify and recruit stakeholders not currently represented on the Housing
Task Force.
o Hold an annual summit to evaluate the status and progress, and to
increase awareness of housing needs in Adams County.
Goal 2. Educate the community on issues surrounding workforce homes.
Objectives:
o Create specific dialogs from each of the following groups:
Officials from each municipality
Developers
Employers
Landlords
Lenders
o Provide information to:
Students
Seniors
Low income renters/homebuyers
First time homebuyers
At risk homeowners
Migrant workers
Renters/homebuyers
Goal 3. Advocate for the creation of new options for workforce homes.
Goal 4. Advocate for the creation of more permanent housing options for other
identifiable at risk populations.

The Housing Task Force recognizes that many residents cannot afford to purchase a
median-priced home in Adams County. Currently there is very little workforce/affordable
housing
available in either the rental or sales market. This has created an increase in demand for
lower priced homes in the home ownership market, and more recently in the rental
market. If the recent trend of creating only developments of large single-family homes on
quarter-acre plus lots continues, clearly, most current residents of Adams County will not
be able to afford to live there in the near future. These homes do not meet the need for
affordable housing for long term county residents.
To better understand the extent of the need for affordable housing, Healthy Adams County
and its Housing Task Force commissioned this study of the current status of affordable
homeownership and rental activities. The Task Force wants to project the resources
necessary to increase the affordable housing stock beyond what may be currently in the
planning stages.
South Central Assembly
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Background/Interviews
A 2006 statewide housing study by the Housing Alliance of Pennsylvania, A Report on
Regional Input Sessions and Interviews, identified the following thirteen housing
market trends for the eight county region of south central Pennsylvania, which includes
Adams County. Many of these same trends were identified during the interviews portion
of the study.
1. Border issues such as higher income residents from Maryland and Washington
DC moving into the area;
2. New construction of border developments being built;
3. Blight/vacancy/abandonment in older towns;
4. Age of housing stock and need for repairs;
5. Elderly housing needs;
6. Immigrant issues;
7. Extreme poverty and isolation of very low income;
8. Deinstitutionalization of special needs populations;
9. Community opposition to affordable housing;
10. Rising utility costs and property tax burdens;
11. Credit problems;
12. Homelessness on the rise; and
13. Predatory lending
This report specifically cites the rapid and dramatically rising cost of land in Adams
County which inhibits the development of affordable housing. The market is being driven
by investors and commuters from the Washington, D.C and Baltimore who are now
building and buying homes in Adams County. The high cost of land is cited as a major
barrier that
limits opportunities to produce more affordable housing even with available government
program assistance.
The major finding of the 2004 Center for Rural Pennsylvania’s (CRP), Affordable
Housing in Rural Pennsylvania, is relevant to this study. The report found that there
was a shortage of affordable housing in all rural counties of Pennsylvania. (CRP defines a
county as rural when the number of persons per square mile within the county is less than
274 which is the average population density in the state.).
The shortage is attributed to four major obstacles;
1.
2.
3.
4.

High, though declining, poverty rates
Low and declining federal funding for housing;
Limited availability of credit; and
Poor, though improving, quality of housing

South Central Assembly
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Others relevant obstacles contributing to affordable housing shortages, cited in this report,
were zoning/land use regulation, migration, an aging population, and the lack of
rehabilitation initiatives. The affordable housing shortage was seen to be especially acute
for extremely low income households (those with income less than 30% of area median
income) who want or need to rent. All of these obstacles as well currently exist in Adams
County.

Border Issues: Comparative Advantage and Disadvantage
Adams County is situated in south central Pennsylvania; its 521 square miles include
active farmland, rural, and suburban settings. Nearly 60% of its population lives in what is
classified by the federal and state government as ―rural‖ compared to 22% of the
population of Pennsylvania as a whole. It has thirty four municipalities, none of which is
larger than 7,500 people.
Adams County has two national parks which create a large greenbelt which has shaped its
residential growth patterns. Tourism is the technically the largest economic generator in
the county, with visits to the Gettysburg Battlefield alone pumping one million visitors
and over $300 million into the local economy each year, according to the Gettysburg
Visitors & Convention Bureau. Agriculture fruit growing and processing as well as other
food- related manufacturing are found throughout the county. The fruit belt is a nationally
recognized region with orchards concentrated in the northern portion of the county.
Currently, changes in the international market in apples and apple products have raised
concerns about the economic viability of this historic foundation to the county’s economy.
Gettysburg Hospital and Gettysburg College are major employers located within
Gettysburg Borough. Both of these enterprises have historically impacted on the economy
and the residential settlement patterns within the County.
The County’s population currently is among the fastest growth rate in Pennsylvania.
Strong population growth is expected to continue during the next two decades. Its
dramatic growth in recent years can largely be attributed to immigration from out of state
drawn by its many attractions, including the history of Gettysburg; the beauty of the
farmland, the quaint small town quality of life; the natural areas created by two National
Parks and the relatively lower costs of land and housing compared to Maryland, Virginia,
and Washington DC.
In-migration from out of state is also due to external forces that result in huge differences
in state land use policies, (ability to levy growth impact fees), and the way pensions and
investments are taxed. The result is lower costs of land and housing, compared to
Maryland, Virginia and Washington D.C.
A ride around Adams County reveals new housing developments nearly everywhere.
Many of these developments are consuming large tracts of valuable farmland. As a result,
local municipal facilities and services are being strained. Housing costs have escalated-the median ―for sale‖ house price rose 65.7% between 2001 and 2005, while median
South Central Assembly

10

Healthy Adams County Housing Task Force
Adams County Housing Study
September 14, 2007

household income rose only 16.7%. Given numbers like that, the options for young
people growing up and working in the county are limited.

What Do the People of Adams County Think About Affordable
Housing?
Interviews were held with thirty six members of the Adams County community. The list
includes the county commissioners and representatives from many county departments,
non- profit housing providers, the county’s larger employers as well as private individuals,
such as realtors, developers, and private individuals.
The interviews helped to create a hands-on, realistic picture of the work force housing
situation in the county and understand differing perspectives and relationships among
people who care about the county’s future. Appendix B lists the interviewees and the
series of questions that helped to focus the discussion.
All interviewees strongly agreed with the assessment of rapid residential growth. Each
acknowledged the negative impact that rapidly raising prices have on both the owneroccupied and rental markets. All perceived a very tight market for all income groups but
especially lower income groups.
Individual assessments were many and varied. Here is a sampling of responses regarding
the Adams County housing market:
o It is the high cost of land that is to blame.
o Employees of local businesses (hospital, college, manufacturers) can’t find
housing.
o Statistics show high income due to pensions/investments of
Maryland/Washington D.C. commuter.
o Large lot Zoning, Not in My Back Yard attitudes (NIMBYism) and
uninformed land use regulations are barriers to the construction of
affordable housing.
o There is a lack of adequate infrastructure where housing is now cheapest.
o The boroughs are now mostly built out –housing stock needs.
repair/upgrade for today’s market.
o Housing voucher funds can only cover land rents in the case of mobile
home resident needing assistance.
o Municipal buy-in (Sewer & Water and zoning) is lacking.
o Low density also discourages multi family development.
o It can take 3 and 1/2 years for municipal approvals for new subdivisions
which contributes to driving up costs.
o Employment with higher wages is needed.
o The inability of Pennsylvania communities to legally charge impact fees
for new housing development as Maryland does is a problem.
o The demand for services keeps increasing, including housing assistance for
low income.
South Central Assembly
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o Lack of coordination among and between programs that help the low
income contribute to the problem.
o Losing orchards to new housing development is a serious problem
o Rental housing market is very tight due to students, seasonal workers, and
national trends.
o People must stay put in existing housing due to high costs.
o The new development that is taking place is not well planned—there are
subdivisions in the middle of nowhere, not villages, because they are built
for outside interests that disrespect centuries-old development patterns in
Adams.
o The lack of public transportation means that those with low income must
live close to services like hospital and county/state assistance offices.
o The older boroughs are where lower income people must move given the
price of the housing stock and these are the same units that need
rehabilitation.
The report, Growth and Development 1990-2003, prepared by the Adams County Office
of Planning and Development (ACOPD), notes in detail the residential development
changes that have been happening throughout the county. The Adams County Office of
Planning and
Development has assembled a wealth of information on demographics and development
information. This information is available on its website at www.adamscounty.us.
Between 2000 and 2003, Adams County issued 2,601 residential building permits or an
average of 650 per year. Eighty-four percent of these were for single family detached
units. The three boroughs with the highest increase in population and housing growth
were Carroll Valley Borough at 125.9%; Abbottstown Borough at 67.9%; and Littlestown
Borough at 32.7%. The three townships which grew fastest during this period were
Oxford at 41.9%; Union at 37.2% and Reading at 33.4%. The report indicates that most
of the proposed residential development is in southern and eastern Adams County.
―Development 1991 --Present‖-MAP 1 is a salient depiction of where residential
development has taken place in the past fifteen years. It also shows where development is
planned based on subdivision and building permit records. These records contain ninety
new residential construction plans which were submitted to ACOPD for approval for 2005
and 2006. Eighteen percent of these plans were from Maryland developers and thirty-five
percent were from developers with addresses outside of Adam County.
The growth areas as shown in the map are Carroll Valley, Lake Meade, Lake Heritage,
Littlestown, McSherrystown, and New Oxford. These areas contain 43.3% of all new
dwellings countywide. Perhaps it is in these locations that a large number of affordable
housing opportunities should be located as well.
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Existing Sales Housing Market Trends
Our interview with staff from the Realtors Association of York and Adams Counties, Inc
(RAYAC) provided excellent information on recent home sales in addition to a Resource
Library of available financing programs available to those living in Adams County. The
reader is urged to review their website as well at www.rayac.com .
RAYAC’s 2006 Real Estate Market Report lists the Adams median sales price as
$211, 376 in the sale of 1,103 homes. Table 1 is a detailed breakdown by school district.
Interestingly, only 132 of these houses or 12% were newly constructed units. The 2006
median sales price was an 11% increase over the 2005. Between 2004 and 2006, that rate
of increase was 33%. The Adams median price compares to $169,000 for neighboring
York County.

Table 1
Adams County Housing Sales Price Comparison by School District 2004-2006
2006
2005
2004
Percentage
School District
Median
Median
Median
Change
Sale Price Sale Price Sale Price 2004-2006
$
$
$
%
Fairfield Area
255,000
225,000
181,000
41%
Gettysburg Area
234,450
216,450
179,950
30%
Littlestown Area
228,000
199,950
159,400
43%
Upper Adams Area
208,400
180,500
154,900
35%
Bermudian Spr.Area
188,000
185,000
158,450
19%
Conewago Area
169,400
155,150
135,900
24%
County Median
$211,376 $190,000 $159,500
33%
Total units sold
1,103
1,153
1,071
Source: RAYAC 2006 Adams County Real Estate Market Report

The table shows that in 2006, the highest median sales price was $255,000 in the Fairfield
School District which encompasses Carroll Valley and Fairfield borough and
Liberty and Hamiltonban townships. The lowest sales price of $169,400 was in the
Conewago School District which is composed of New Oxford, Abbottstown,
McSherrystown boroughs and Conewago, Oxford, Berwick and part of Hamilton and Mt.
Pleasant townships. A simple review shows that the school districts with more convenient
commutes to Washington D.C. , those within the southwestern part of the county, had a
much higher value then properties in the southeast—which are more convenient to the
metro York area. The reconstructed Router 15 provides easy access to the metro
Harrisburg area from
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Northern Adams area that includes the Upper Adams, Conewago, and Bermudian Springs
school districts.
Table 2 supplements Table 1 by assigning the distribution by school district of the 1,387
newly constructed housing units since 2003. It also assigns the 10,803 units that have
been proposed through submittal of plans to the County Planning and Development Office
since 2003. It is important to note that these totals represent only those construction
proposals with ten or more units. Given the recent changes in the mortgage industry, it is
unlikely that all of the proposed units will be built soon,. Nevertheless, the possible impact
of so many new units on the various school districts could be huge.
TABLE 2
New and Proposed Housing Units in Adams County by School District, 2003-Present

School District
Bermudian Springs
Conewago Valley
Fairfield Area
Gettysburg Area
Littlestown
Upper Adams
Grand Total

2003-Present
Newly Constructed

2003-Present
Proposed/Not Constructed

17
355
0
810
46
159

671
1,470
1,173
5,511
763
1,215

1,387

10,803

Only developments with ten or more units are included.
Source: Compiled from bldg/subdivision data by ACOPD, August 2007

RAYAC has provided information on Adams County’s in-migration and out-migration
during 2005, which is summarized in Table 3. The National Association of Realtor’s
report, Relocation Report for Adams County for 2005, shows that York County was the
primary place from which households moved both into and out of Adams that year.
However, an ―income index‖ used in this table confirms the general opinion of those we
interviewed -- that those moving from Maryland that year, a total of 677, had a
significantly higher income than intrastate movers.
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TABLE 3
Relocation In and Out of Adams County in 2005
Counties Relocating From:

Counties Relocating To:
# of

Income

# of

Income

Households

Index

Households

Index

York County PA
649
72
York County, PA
718
78
Cumberland County, PA
99
83
Cumberland County, PA
134
78
Franklin County, PA
80
81
Franklin County, PA
121
69
Lancaster County, PA
31
95
Lancaster County, PA
31
63
Carroll County, MD
291
107 Carroll County, MD
66
55
Frederick County, MD
209
134 Frederick County, MD
56
81
Baltimore County, MD
87
116 Baltimore County, MD
35
73
Ann Arundel County, MD
45
204 Washington County, MD
21
94
Montgomery County, MD
45
172 Dauphin County, PA
38
71
Total
1,536
1,220
Source: NAR Relocation Report, distributed by RAYCO, 2007
Note: Income Index is measured by the relative level of median household income of a certain group compared to
the national median income of non-movers in 2000. The income statistics used are those reported on annual tax
filing to IRS.

According to a recent article in the New York Times, (August 7, 2007), the housing
recession is entering the second year of what is likely to be a multiyear downturn. The
article went on to say that industry analysts are convinced that the fallout in the mortgage
market will continue, as billions of dollars in mortgages are reset to higher rates starting
this fall. Home borrowers are likely to have fewer options and be paying more for
mortgages as many lenders continue to struggle.
In August, 2007, the National Association of Realtors acknowledged that prices are likely
to decline 2% on a nationwide basis, the first time since the Great Depression. Tightening
lending standards by mortgage lenders in the wake of a steep rise in defaults on sub prime
and variable rate mortgage loans were to blame. Sub prime loans are made to people with
weak credit records or high debt in relation to income. Almost 14 percent of sub prime
borrowers nationwide were delinquent in the first quarter of 2007. (New York Times,
August 26, 2007).
Currently there is a slowing down of the housing market regionally according to the
Greater Harrisburg Association of Realtors (Harrisburg Patriot July 8,2007). The article
noted that out-of- town developers, in particular, were showing less interest in building
or exercising options on land with some selling off excess inventory.
Another perspective indicates that the region is still experiencing price growth. According
to the Central Penn Multi-List, which covers Cumberland, Dauphin, Perry, and Northern
York Counties, 2007 median sales prices through June 30th were $183,400 which is up
3% from 2006. (Harrisburg Patriot July 15, 2007).

RAYAC s first quarter 2007 statistics for Adams County indicates that the total houses for
sale declined and the average days on the market increased. First Quarter 2007 median
prices were up slightly from $199,000 in 2006 to $200,349 in 2007 although median
prices were up in only two of the six school districts (Fairfield and Conewago Valley).
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Our interviews revealed a consensus that there are few decent homes for sale under
$200,000 in the county. Housing in Adams County is no longer the bargain that is was
before external forces changed the market! The $200,000 plus dollar house, of course,
would not be built if there were not buyers willing to acquire them.
In many areas of the county, zoning requires large minimum lot sizes. The expensive land
cannot be profitably developed for lower cost housing without subsidies or density
bonuses. The developers we interviewed reported that land development is typically 20%25% of the total development price of a new home. A $50,000 lot and a $50,000 home
would mean no profit for the builder/developer, they said. A $50,000 lot and a $200,000+
house make better financial sense. When existing homes are selling for $200,000 + in the
local area, then that is the ―market‖, developers say. Given these realities, a
builder/developer would not be inclined to construct less expensive homes.
The accepted standard for housing affordability is that households paying more than 30%
of their income on housing expenses (including utilities and taxes and fees) are considered
―housing cost-burdened‖.. In addition, most lenders apply a two and one half times
annual income rule of thumb, to determine the size of a home mortgage. For a median
priced Adams County home, that translates to a necessary annual income of $80,000.
That is nowhere near the current median income. A large number of home buyers have
chosen to extend themselves beyond the recommended guides to affordability in order to
purchase a home. Sub prime and adjustable rate mortgages may be the only loans
available to them.
Our review has found that the prevalence of credit problems and predatory lending issues
for Adams homeowners have not yet become obvious. Foreclosures during the past
several years were gathered to determine if there has been an increase in the County,
given the general trend upward throughout the rest of the country due to the mortgage
correction that is ongoing.
Overall, the foreclosure rate for all the counties in the mid state, except York, is well
below the national average according to Realty Trac, a company that tracks real estate
nationwide. (Harrisburg Patriot, April 15, 2007) Table 4A shows the 2002-2006 total
numbers of foreclosures for the five south central counties. Adams County foreclosures
for 2006 were 182, which are up 9% from 2005 when 167 foreclosures were recorded.
The rate has fluctuated over the past few years as it has in the other nearby counties.
Therefore, these increases should not be looked at yet as a negative trend. There are
industry analysts that say that the sub prime mortgage crisis is in no way over and the
problems surfacing will include not just people losing their homes, but also may include
declines in property values, particularly in lower-income and working-class areas.
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TABLE 4A
Changes in Foreclosures in Selected PA. County 2002-2006
2002
2003
2004
2005
2006

ADAMS CUMBERLAND YORK PERRY DAUPHIN
187
274
835
60
791
196
324
708
198
790
148
266
1,028
218
814
167
350
1,058
518
847
182
543
1,096
588
858

SOURCE: Harrisburg Patriot, April 15, 2007 and Adams County Prothonotary office
Note: The foreclosure numbers encompass all foreclosures filed in the courthouses and
may include owner occupied houses, investment properties, and commercial buildings.
Source: PHFA, 2007

Table 4B displays the number of applications from Adams County for the
Commonwealth’s HEMAP program. The Adams County Housing Authority currently
provides intake services in Adams County for the Pennsylvania Housing Finance Agency.
HEMAP stands for Homeowners’ Emergency Mortgage Assistance Program and is a loan
program designed to protect Pennsylvanians who, through no fault of their own, are
financially unable to make their mortgage payments and are in danger of losing their
homes to foreclosure. The number of applications received from 2002 to 2006 from
county homeowners has declined while the rate of loan foreclosures has increased. These
mixed results bear further scrutiny.

Table 4B
Adams County HEMAP History 2002-2006

Year
2002
2003
2004
2005
2006
Total
Source: PHFA, 2007

South Central Assembly
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82
79
51
47
54
313
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8
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What Do Maryland Officials Have to Say about Housing Issues &
Growth and Development
On May 26, 2005, the Mason Dixon Dilemma Interstate Summit met in Gettysburg with
representatives from the seven counties straddling the central Maryland-Pa border.
Identified as primary issues for discussion were the ongoing and increasing development
pressure from metropolitan growth emanating from of Baltimore and Washington D.C.;
the rapidly escalating cost of housing; the geographical disconnect between place of
residence and place of employment; and the negative impacts on natural resources and the
Chesapeake Bay.
Interviews for this report with planning staff in nearby Maryland Counties of Carroll,
Washington, and the City of Frederick, confirmed that their Maryland housing markets
continue to contain challenges of affordability and availability for people across a broad
spectrum of incomes.
There has been rapid escalation in land values in Carroll County, which has translated into
higher housing costs during the past several years. While this trend has slowed markedly,
the Northern Maryland counties continue to see a reliance on single family housing units
on larger lots due to very limited countywide water availability issues which have arisen
in recent years. Problems obtaining the necessary permits from the state of Maryland for
public water and sewer upgrades have resulted in increasing pressure being brought to
bear on rural housing which requires only well and septic permits. Carroll County is
currently updating its countywide master plan to add strategies to address housing
affordability. It recently amended its zoning code to allow limited residential uses in
downtown shopping center districts.
In Washington County, Maryland, the housing market has slowed down but will most
likely hit last year’s total of 750 new units. The current median sales price of a single
family unit is $230,000. No one is building new units below $190,000. They have no
moratorium or impact fees in county but they do rely on an excise tax which is paid by the
developer --$13,000 per single family unit and $15,500 per multifamily/townhouse unit.
They are using this particular tool because it does not require that impacts are due to the
development. The results have been no multi-family units are being built. The
distribution of revenue from the tax is as follows: 2% admin/ 70% schools/23%
recreation/ 5% parks and emergency services. They are discussing going to a flat rate
based on a per square feet figure. They are also using a local Adequate Public Facility
ordinance to dampen development. Schools are the facility that is most impacted.
Mitigation plans by developers are possible with dollars per unit given to municipality.
Agricultural preservation is funded through realty transfer tax which translates into
minimum $400,000 per year.
The City of Frederick’s comments highlighted their infrastructure delivery problems.
Housing unit development cannot occur without additional water and sewer service.
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Expansion plans for water and sewer are in the works but capacity increases will not occur
quickly or in the capacity needed. The approval process is continuing to tighten to
maintain

the quality of life, such as with the adoption of an Adequate Public Facilities Ordinance
(APFO). This has required more development review time and documentation. Increased
approval time frames and costs have resulted. The City has limited ability to expand its
borders, which ultimately establishes a maximum build out and increases the cost of land
which will be served by water and sewer.
The City of Frederick is working for an inclusionary zoning ( Moderately-Priced Dwelling
Unit or MPDU), requirement into their development regulations. The proposed legislation
is similar to Frederick County's ordinance that requires a set aside of 12.5% of the
proposed development (over 25 units in size) to be MPDU's. The draft legislation
includes provisions for density bonuses if the development goes above the 12.5% set aside
of MPDU's.
During the last Comprehensive Plan revision process, the City examined the possibility of
increasing densities on those areas of the City that were undeveloped or under-developed.
At the Comprehensive Rezoning stage several areas were up-zoned for higher residential
density, and even more areas were rezoned to allow mixed-uses - promoting an expansion
of the City's downtown character.
While innovative, these efforts to stimulate below-median home development have not
effectively addressed the spillover pressure into neighboring Adams County.
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Housing Cost Burdened Residents of Adams County – A Review
of the Affordable Housing Index for Homeowners and Renters
For an American household to lack affordable housing, they are said to be ―housing costburdened‖. This means that they would be paying more than 30% of their gross household
income for housing expenses, including mortgage or rent, utilities, insurance and taxes
regardless of income level. The major federal housing agency, the U.S. Department of
Housing and Urban Development (HUD), calculates what this translates into in terms of
income using the US Census figures and various updates between the decennial years.
The USDA/Rural Development and other federal agencies that provide housing related
assistance all use these figures that are developed by HUD.
Table 5 shows the breakdown of cost-burdened households in Adams County for renters
and owners, using updated Census figures for 2003 and 2004 respectively. This table is
referred to as the Affordable Housing Index. It was created by the Penn State Data
Center, through financing from Pennsylvania Housing Finance Agency (PHFA). Data is
projected for each county in the state and is accessible on PHFA’s website, www.phfa.org.
In total, the table shows that 6,247 households or 21.7% of the homeowners and 26.4% of
the renters in Adams County, were paying more than 30% of their incomes for their
housing. This compares to 35.6% of the owners and 20.8% of the renters in Pennsylvania
as a whole as paying more than 30% of their income for housing according to the 2000
U.S. Census. Adams owners are fairing better than the state average but renters are above
the state averages.
The percentages of those paying more than 30% of their income for housing are higher for
those earning less than 80% of the county median, where 2,608 or 45.6% of the
homeowners and 1,922 or 41.4% of those renting were spending too much for housing.
Low income people are disproportionately impacted by housing costs.
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Table 5
Rental and Owner Cost Burdened Households in Adams County

Total occupied units
Spend less than 30% for housing
Spend 30% or more for housing
not computed

2004
OWNER OCCUPIED
#
%
19,834
15,423
4,305
21.70%
108

Those Below 80% of Median
Total
Spend less than 30% for housing
Spend 30% or more for housing
not computed
Those 80%-115% of Median
Total
Spend less than 30% for housing
Spend 30% or more for housing
not computed
Those above 115% of Median
Total
Spend less than 30% for housing
Spend 30% or more for housing
not computed

5,721
3,005
2,608
108

4,267
3,230
1,037

9,846
9,188
658
0

45.60%

24.30%

6.68%

2003
RENTER OCCUPIED
#
%
7,365
4,681
1,944
26.40%
740

4,640
2,244
1,922
474

1,387
1,248
14
125

1,338
1,189
8
141

41.42%

1.01%

0.60%

Note: For this data:
80%of County Median Income=$34,163
115% of County Median Income=$49,110
Source: Pennsylvania State Data Center, Penn State Harrisburg, Dec 2003 and Feb 2004 as corrected by SCA

To further support the need for affordable workforce housing in the county, is the
breakdown for those earning close to the county median income (80% to 115% or $34,163
to $49,110). Over 24.3% or 1,037 households who owned their own home, were spending
more than is thought reasonable to remain in suitable housing. This shows through
numbers what was voiced over and over again by those interviewed for this study.
This Affordable Housing Index was also calculated for each of the thirty-four
municipalities in Adams County. These indices can be seen in Table 17 on page 57.
Bonneauville and Biglerville Boroughs and Cumberland, Hamilton and Mt Pleasant
Townships all stand out as problem locations for renters and Littlestown and York Springs
Boroughs standout with high home ownership cost burdened percentages.
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Five Year Affordable Housing Demand – 2007 to 2012 Household
Change by Age and Income
Change in population and households leads to demand for new housing units. We
already noted that total households in Adams County have increased from 33,647 in
2000 to an estimated 38,099 in 2007. A further increase in 2012 to 41,029 is projected.
The availability of Claritas Inc. data estimates showing age and income distribution for
2007 households and projections for 2012 permits the examination of change and its
assumed impact on housing needs. Lower income and older households assumes the
need for rental units. Higher income and younger households assumes the need for
homeownership. (See Appendix C for an explanation of terms used in this study).
Table 6 shows the numbers of households for 2000, 2007, and 2012, by age and median
income for comparison purposes. A wide income range will continue to exist in Adams
County, especially marked by age cohorts. The 15-24 cohort and the 65 and older
cohort, together make up over one quarter of the total households in each year. These
cohorts are also the categories with the lowest median incomes.
Table 6
Adams County Households by Age and Income for 2000, 2007, and 2012

Households by Age and Income Adams County, 2000
Age R ange
T otal HHs
Med Inc / range
% of total

15 - 24

25 - 34

35 - 44

1,251

5,240

7,674

$29,806

$43,750

$50,333

45 - 54

55 - 59

6,910

2,706

$53,708 $49,418

60 - 64

65 - 69

70 - 74

75 - 79

80 - 84

1,749

1,137

2,142

2,119

1,942

$47,427

$32,216

$30,210

$23,084 $21,591

3.70%

85+

T otal HHs

777

33,647

$18,920

$43,015

T otal HHs

23.00%

Households by Age and Income Adams County, 2007
Age R ange

15 - 24

25 - 34

35 - 44

45 - 54

55 - 59

60 - 64

65 - 69

70 - 74

75 - 79

80 - 84

85+

T otal HHs

1,399

5,819

7,624

8,388

3,526

2,856

2,293

1,952

1,823

1,458

961

38,099

$36,320

$51,483

$58,849

$54,839

$38,471

$35,475

$27,649 $25,828

$23,918

$50,358

70 - 74

75 - 79

80 - 84

85+

T otal HHs

1,835

1,522

Med Inc / range
% of total

$61,951 $56,880

3.70%

22.30%

Households by Age and Income Adams County, 2012
Age R ange
T otal HHs
Med Inc / range
% of total

15 - 24

25 - 34

35 - 44

1,493

5,975

7,131

$40,287

$57,046

$64,977

3.60%

45 - 54

55 - 59

8,972

4,146

$68,047 $62,268

60 - 64

65 - 69

3,610

2,908

2,204

$60,484

$43,134

$39,154

$31,324 $29,288

1,233

41,029

$27,163

$55,313

23.60%

Source: Claritas, Inc.

To better illustrate the relationships predicted, a bar graph for each year can be seen in
Chart 1. This graph distributes the percentage of households in each age group into
income. The comparative size of the 75+ age cohort earning under $15,000 in each time
period stands out.
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Chart 1
Adams County Households by Age and Income 2000
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Finally, a line graph shown in Chart 2 for each time period better illustrates the
demographic consistency among age and income, with inflation elevating incomes but
not changing the relationships. It would seem that increasing the supply of publicly
assisted elderly housing would be a safe bet.
Claritas Inc. numbers may be conservative, given the known number of new residential
units in the county. It will remain to be seen as to whether this identified trend becomes
reality when the data from 2010 US Census information is released.

Chart 2
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Act 137 ISSUES IDENTIFIED
According to the PHFA 2005 report, Update on the Implementation of PA County’s
Housing Trust Fund, Act 137, the Housing Trust Fund a.k.a. the Optional County
Affordable Housing Funds Act, was passed by the Pennsylvania State Legislature in 1992.
It permits all of the state’s counties to raise additional revenues to be used for affordable
housing needs by increasing fees for recording mortgages and deeds up to 100 percent
above the previous level, with that increased amount permitted to be placed into a fund
dedicated to supporting housing needs.
The authorizing legislation [SB92: Act 1992-137] requires these additional funds be
expended for ―any program or project approved by the county commissioners which
increases the availability of quality housing, either sales or rental, to any county resident
whose annual income is less than the median income of the county.‖
All 67 of Pennsylvania counties are now eligible for the fund and according to the report,
50 counties are now operating a trust fund. The County Commissioners initiated the
Housing Trust Fund in Adams County in 1996.
Soon after its passage in Adams County, an Advisory Board was established for review
and approval of how this fund should be distributed. Thirty-nine percent of those
responding to the survey reported a similar process. The County Commissioners were the
final decision makers in Adams as in the majority (71%) of counties. The majority of the
counties (57%) responded that the funds were allocated through a combination of
established programs and special requests.
Across the Commonwealth, the average annual county revenue for 2004 was estimated to
be $324,248. Adam County’s experience can be seen in Table 7.
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Table 7
Adams County Act 137 Approved Projects
RECIPIENT
1 Work Camp
Work Camp
2 AC Rescue Mission
3 ACHA
ACHA
ACHA
4 Emerge
5 Gettysburg Boro
6 Habitat for Humanity
Habitat for Humanity
7 Interfaith Housing
Interfaith Housing
Interfaith Housing
Interfaith Housing
Interfaith Housing
8 SCCAP
SCCAP
SCCAP
SCCAP
9 United Way
United Way
United Way
United Way
United Way

YEAR
1999
2002
2005
2003
2003
n/a
2004
n/a
1999
2000
1999
2000
2001
2005
2005
1999
2000
2000
2003
1999
2000
2001
2002
2003

PROJECT
materials for housing rehab
materials for housing rehab
sewer work
Supportive Housing 5 units
New Oxford elderly housing
Biglerville Road
Washington Street
acquisition for SCCAP rehab
Fairfield Carpenter Village cnnections
Bonneauville sewer/water connections
down payment/closing cost assistance
down payment/closing cost assistance
down payment/closing cost assistance
emergency heating low income
property acquisition Chambersburg Rd.
housing rehab administration
Valerie Costly home rehab
4 unit rehab Stratton warehouse
Homeless Shelter
rent/mortgage assistance
rent/mortgage assistance
rent/mortgage assistance
rent/mortgage assistance
rent/mortgage assistance

Total expended/commited as of 6/1/2007
Source: Adams County Office of Planning and Development, 2007

AMOUNT
$
15,000
40,000
40,000
40,000
120,000
90,000
80,000
20,000
10,000
20,000
20,000
20,000
5,000
260,000
25,000
25,000
142,140
34,000
10,000
10,000
10,000
10,000
20,000

GRANT/
LOAN
grant
grant
grant
loan
loan
loan
grant
grant
grant
grant
grant
grant
grant
grant
loan
grant
loan
loan
grant
grant
grant
grant
grant
grant

TERMS Housing
OF LOAN
Units
50
50
12
5
30yrs/1%
50
5
4
1
4
4
88

25yr/3%
3
1
4
10

25yrs/1%
22.5yrs/1%

$1,156,140

305

A total of nine recipients received $1,156,140 in Act 137 funds as of June 1, 2007. Funds
have been used to provide: low interest loans for land acquisition; low interest loan to
rehabilitate a warehouse for the creation of rental units, down payment assistance loans to
first time homebuyers; grants to purchase building materials for housing rehabilitation,
and a grant to a shelter for septic system upgrades. The Commissioners also recently
approved funding for this Housing Study and funding for rehabilitation of the Survivors
Home for Abused Women.
The PHFA report cited the fact that 29% of those counties responding had not raised their
fees for recording deeds although 27% had raised fees once and 30% had raised it twice.
Adams County reported having raised fees twice since its initiation which now stands at
$11.50 per transaction.
A total of 5,973 units were created across Pennsylvania due to the use of Act 137 funds.
The average housing units created per county using the fund dollars was 122 units.
Adams County has created/rehabbed a total of 305 units since the funds inception. Other
central Pennsylvania counties listed in the report, the following production rates:
Cumberland County 275; Franklin County 0; Lancaster County 500; Lebanon County
491; and York County 992.
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Most responding to the PHFA survey strongly agreed that the fund was viable (94%); a
valuable tool (94%); and an economic benefit (82%) to their county. The report also
listed general concerns with accurate reporting and centralized record keeping by those
administering county Housing Trust Fund
Adams County Act 137 current Guidelines say that funds are available ―to fund housing
initiatives aimed at creating housing opportunities for Adams County low to moderate and
very low income persons‖. Eligible applicants are: for-profit corporations, non-profit
corporations, public housing authorities, and individuals. The funds may be grants but
loans are heavily emphasized so that the fund remains capitalized. (Guidelines and
application items can be found in Appendix D.)
Although, the County no longer has an Advisory Board aka Housing Committee, ACT
137 funding is available for project requests which are directed to the Commissioners.
There is approximately a $600,000 balance in the fund. Table 8 lists potential projects
that are being considered as of July 1, 2007.

Table 8
Adams County Act 137 Pending/Committed Projects
RECIPIENT

YEAR

PROJECT

AMOUNT

GRANT/

Committed

LOAN
1 Survivors

2007 Claudia House Rehab

$30,000 grant

yes

2 Work Camp

2007 Rehab Materials only

$40,000 grant

yes

3 South Central

2007 Housing Study

$15,000 grant

yes

2007 Countywide Housing Rehab

$30,000 grant

yes

Assembly
4 SCCAP
TOTAL

$115,000

Source: Adams County Department of Planning and Development, June, 2007

There were general agreements among those we interviewed for this study that the Act
137 fund process in Adams needs to be made more public and transparent. The
elimination of the Housing Committee was questioned as was the need to use more of the
fund for down payment and closing costs and forgivable loans to assist with the housing
crisis.
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Housing Providers in Adams County
1. Pennsylvania Interfaith Community Development Inc. a.k.a.
Interfaith Housing/ Adams County Housing Authority
Publicly assisted housing in Adams County has benefited from the early efforts of the
Adams County Ministerial which created the Interfaith Housing non profit group in the
1960’s to meet the housing needs of low income persons. Interfaith Housing is still run
today as a 501 c 3 with 15 member board. (Its name was recently changed to Pennsylvania
Interfaith Community Development, Inc.) .
Since then, the Adams County Housing Authority (ACHA) has joined in providing
housing services and works cooperatively with Interfaith, sharing directors, staff, and
offices. The ACHA was created by the County Commissioners in 1966 as a public
authority authorized by state law ―to provide housing to low income families‖ primarily
through implementing Federal housing programs. It has a board of directors as well with
currently one member on both Boards. These two agencies worked in tandem with the
ACHA having a ½ time Executive Director. Interfaith has forty-one staff members who do
a host of housing related programs. There are no actual ―public housing units‖ (funded by
the federal government and built/owned/managed by the ACHA) in the county per se.
Instead the units currently owned and maintained by the Authority were all created under
various Federal programs that replaced the direct building of public housing for the poor.
Turning Point Interfaith Mission, Inc is the newest organization that was created by
Interfaith and ACHA specifically to undertake housing development for the homeless and
physically and mentally disabled residents of the county. These developments require
extensive interface with area social services in order to make them successful.
All three agencies are now co-located in one building at 40 East High Street in the
Borough of Gettysburg. Through its 40+ years of existence the ACHA and Interfaith have
been extremely active through the receipt of federal and state awarded housing funds and
also funding by the County through the HUD Small Cities and the Act 137 Housing Trust
Fund.
There are current 652 units of Publicly Assisted Housing in twenty three development
distributed throughout Adams County. This list of the current inventory can be seen in
Table 9 and in Map 2. Eleven of these housing developments are owned and managed
by these three organizations, with Interfaith owning 5 developments with 173 total units
and ACHA owning 4 with 80 units. Turning Point has 8 units in two separate locations.
In addition to developing and managing housing units, the ACHA is involved in housing
counseling and also managing a total of 586 HUD Housing Choice Vouchers (HCV).
This program allows very low income families (50% of area median income and below)
to lease or purchase safe, decent and affordable privately owned housing. It offers these
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tenant-based vouchers where eligible residents are given a voucher to look for a standard
rental unit on the private market. The voucher will pay the difference between the rent
and 30% of the holder’s income
The program also permits the use of vouchers for tenants in certain ACHA/Interfaith
assisted housing projects (15% of the total or 87 of the vouchers) and it also permits the
vouchers to be used for first time homeownership in certain cases.

Table 9
Adam County Affordable Housing Inventory 2007
Development Name

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
*
**

1
2
3
4
5
5
6

Developer
Owner

New Const Total
or Rehab Units

RENTALS
Bonneauville Interfaith
PICPI**
new const
Breckenridge Village
PMI
new const
Cedarfield
S&A Home
new const
East Berlin Manor
RPM
new const
Gettysburg Interfaith
PICPI
rehab
Gettysburg Scattered Sites*
ROI
rehab
Littlestown Villas
TM Assoc
new const
McSherrystown Interfaith
PICPI
rehab
Mountain House
ROI
rehab
New Oxford Interfaith
PICPI
new const
Old Friends at New Oxford
PICPI
new const
Oxford Manor Apartments
TM Assoc
rehab
Villas at Gettysburg
Arbor Mfg
new const
Gettysburg Place
TM Assoc
new const
McIntosh Court
ACHA
new const
Fahnestock
ACHA
rehab
Harold Court
ACHA
new const
Jonathan Court
ROI
new const
Cecilian Village
St Joseph
new const
St Joseph
St Joseph
rehab
McKinney Supportive Hsg
ACHA
rehab
McKinney Supportive Hsg
Turning Point rehab
McKinney Supportive Hsg
Turning Point new const
TOTAL
located on South Washington and Breckenridge Streets
Interfaith is now PA Interfaith Community Programs, Inc.
Source: PHFA Apartment Locator, ACHA, USDA
HOMOWNERS
Chapel Field
Planks Field
Glenwood
Appleview Phase I
Appleview Phase II
4th Street townhouses
Cederfield Condomiums
TOTAL

South Central Assembly

ACHA
private
Habitat
Habitat
S&A Home
???
S&A Home

New Const
New Const
New Const
New Const
New Const
New Const
New Const

20
56
32
19
36
16
36
47
7
20
50
32
50
40
12
27
36
14
49
40
5
4
4
652

14
3
2
4
38
4
108
173

Units
general

Units
elderly disabled farmwk

20
56
32
19
36
16
36
47
7
20
50
32
50
40
12
27
36
14
49
40

278

single attached
single attached
single detached
single detached
single detached
single attached
single attached

335

5
4
4
13

Rents

subsidized
subsidized
$426-619
subsidized
subsidized
subsidized
subsidized
subsidized
$435-495
subsidized
$412
subsidized
$305-445
$474-$517
subsidized
subsidized
subsidized
subsidized
subsidized
subsidized
subsidized
subsidized
subsidized

Major Fund
Source

HUD/USDA
USDA
PHFA
USDA
HUD
HUD
USDA
USDA
PHFA
HUD/USDA
PHFA
USDA
PHFA
USDA
USDA
USDA
USDA
USDA
HUD
HUD
HUD
HUD
HUD

Municipality

Bonneauville
open
Gettysburg
closed
Bonneauville
closed
E. Berlin
closed
Gettysburg
open
Gettysburg
open
Littlestown
closed
McSherrystown
open
Arendtsville
open
New Oxford
open
New Oxford
open
New Oxford
open
Straban Twp
open
Straban Twp
open
Aspers/Menallen Twp
open
Gettysburg
open
Gettysburg
open
Aspers
open
McSherrystown
open
McSherrystown
open
Gettysburg
open
Oxford Township open
McSherrystown
open

26

families mixed income
$144,900+

Gettysburg
Straban Twp
Arendtsville
Biglerville

$190,000+
$188,900+

Waiting
List

Biglerville
Bonneauville
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Table 10 shows the location of the rental units where tenants are currently using the
Housing Choice vouchers to help them pay their rents.

Table 10
Location of Housing Choice Voucher Holders, 2007
Community

Number

Percentage

Arendtsville/Aspers/Benderville/Biglerville area

35

8

East Berlin area

21

5

Fairfield/Orrtanna area

13

3

207

45

McSherrystown area

32

7

Hanover area

20

4

New Oxford area

73

16

Littlestown area

38

8

York Springs area

13

3

6

1

458

100

Gettysburg area

Out of County
Total
Source: Adams County Housing Authority, 2007

Gettysburg Borough is the location for almost half of the vouchers; the other half is
distributed throughout the county and even a few outside of the county. At the time of our
interview with the ACHA, there were also 77 eligible voucher holders who were not able
to find a suitable rental unit in the County. This inability to find standard rental units is
certainly an indication of a tight rental market and the need for more rental housing stock
in the county.

The progress that has occurred over the last fifteen years in Adams County in providing
assistance to those in need of housing assistance can be seen in Table 11 where the total
number of units can be seen to have gone up 68% since 1991 with increases in all
categories of housing units provided including rental vouchers.

South Central Assembly

32

Healthy Adams County Housing Task Force
Adams County Housing Study
September 14, 2007

Table 11
Publicly Assisted Housing Units in Adams County, 1991 and 2006
2006

1991

Difference

Total Housing Units

652

387

265

68%

Total elderly units

335

161

174

108%

Total disabled

13

11

2

18%

Total migrant/seasonal

26

0

26

n/a

Total general occupancy

278

215

63

29%
9%

Total Housing Vouchers (Section 8)

586

538

48

Total Units

1890

1312

578

% Difference

Source: Adams County Housing Authority, 2007

ACHA has had a packaging agreement with US Department of Agriculture/Rural
Development for seven years for homeowner loans under the USDA Section 502
program. ACHA initiates the process, does the screening of credit and income and
confers with USDA prior to an offer to the first time homeowner. Over the 2001 to 2005
period, 89 residents of Adams County became homeowners through this joint relationship.
Six of those homebuyers used a Housing Choice Vouchers as part of their resources.
During this period, USDA noted that there was a $60,000 increase in the cost of a modest
home which is typically financed by them. They noted that there were 67 applications
from potential buyers in the county in 2005-2006, out of which 25 were packaged by the
ACHA. Sixteen applicants were withdrawn due to exceeding time in finding a suitable
housing unit. This fact also highlights the affordability problems in the County.
Another indication of housing need is the size of the various waiting lists that Interfaith
and ACHA are required to keep for their inventory of housing units and how long
applicants must wait on average. ACHA and Interfaith together keep a total of seven
separate waiting lists (HCV Tenant based, HVC Project based, and one for the subsidized
rental units at Harold Court, McSherrystown, Gettysburg Interfaith Gardens, Old Friends
at Oxford, and Fahnestock House). All of the lists are ―open‖ at present, meaning that
individuals can still put their names on the lists. However, Table 18 shows the various
numbers of applicants and the average time on the lists. Those applicants qualifying for
an Elderly unit have an average 24 month wait while those needing units designed for the
Disabled have a three year wait for a housing unit.
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Table 12
Average Time on Publicly Assisted Housing Waiting Lists, 2007
Housing Voucher Tenant Based

4.5 months

Project Based Assistance
Gettysburg General Population

2-3 years

Straban Township Elderly

3.5 years

New Oxford Borough Disabled

2.5 years

Oxford Township Disabled

3.5 years

Housing Development
Fahnestock House

41 applicants- 6 months

Gettysburg Interfaith Gardens

40 applicants- 1 year

McSherrystown Village

26 applicants-1 year

Harold Court

42 applicants-1 year

Old Friends at Oxford

72 applicants-opened in 2007

Source: ACHA, 2007

The Current Inventory list (Table 8) also shows that three additional projects owned and
managed by private developers (built through USDA and/or PHFA financing) has
closed their waiting lists, another sign of the tight housing market for lower income
individuals in Adams County.
The ACHA/Interfaith also administer a first time homeownership down payment and
closing cost assistance program which has been funded through several grants from the
Act 137 Housing Trust fund (a total of $100,000) and a $250,000 federal HOME
Investment Partnership grant. The program provides up to $7,000, 3 to 9%loan with a 510 year term, to low income and $4,000 maximum assistance to moderate income
homebuyers. The ACHA services all of these loans itself. The applicant must attend
homebuyer education classes approved by the ACHA and be pre-approved by a lender
prior to applying for the assistance.
Over the history of the down payment/closing cost assistance program, a total of eightyeight families have been assisted. A total of 33 individuals currently have Act 137 loans
totaling $86,294. There is $34,000 available for additional loans as of June 18, 2007.
ACHA began offering financial counseling for its tenants and the general public in 2002
with grants from local banks, financial institutions, the Development Training institute,
and an agreement with the Financial Counseling Services of Franklin County. ACHA also
administers a Family Self Sufficiency Program to help tenants and others acquire the skills
necessary to become self sufficient.
Through our interviews with the County and ACHA, we learned that ACHA also has
access to HUD Small Cities Loan Repayment Funds a.k.a. the Adams County Housing
Assistance Program. These funds were originally granted to ACHA by the federal
government in 1981 in the amount of $481,000 for the purpose of making low interest
loans to Section 8 (Housing Voucher) landlords for housing repairs with the condition that
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they remain Section 8 landlords for 15 yrs. The county began reallocating the repayments
in 1998. The list of funded projects can be found in the Appendix E. There is currently
$378,826 in loans outstanding issued to the ACHA for various housing projects. There is
also a $217,501 balance currently at the ACHA for future projects.
ACHA/Interfaith is nimble and highly flexible non-profit and is quite unique among rural
housing agencies. Through its many partnerships and the Boards’ trust and confidence,
they have moved quickly when an opportunity arises (land or funding). They have gained
the experience that permits them to plan and execute agreements for future projects by
having had two local financial institutions agree to a $3 million line of credit This has
lead them to be very successful in developing affordable housing for County residents.
ACHA/Interfaith has been involved in publicly financed housing projects with highly
complex financing arrangements which require specialized tools and skills. For instance,
they have learned to use the federal and state accepted, industry standard of 10-15% for a
developer fee as part of the total development budget for a housing project. These funds
are then set-aside for project as reserves and also are used for pre- development costs
(engineering, legal, and land options) associated with future projects. The development
process is arduous with issues such as Federal regulations/prevailing wages requiring
much time and expertise for successful completion.
The ACHA/Interfaith proposed housing development at Misty Ridge in Cumberland
Township will prove to be its most ambitious and significant. Public funding sources are
presently being pursued and a detailed financing package has yet to be finalized for this
project. Over 300 units of housing, both rental and homeownership would certainly go
along way toward meeting the affordable housing needs in the county.

2 .South Central Community Action Program (SCCAP)
SCCAP administers six housing programs in both Adams and Franklin counties. These
programs are based on securing competitive federal and state funding to operate. They
employ one and one half staff people plus those working full and part time at the Adams
County Homeless Shelter that they also operate. The emergency shelter is currently being
moved from a rented building to one being acquired and rehabilitated (Columbia Gas
Building), next door to their administrative offices.
Their major housing program is a Countywide Housing Rehabilitation Program which was
funded with federal HOME Investment Partnerships Program funds per contract
($300,000 in 2 contracts). They have been able to rehabilitate 15-20 units per contract
with assistance given to low and moderate income homeowners up to $25,000 for a ten
year deferred payment loan. Currently, 40 applications are on file with a wait of 2 years
estimated by SCCAP staff. They also have recently administered an Adams County
Emergency Repairs Heating and Electrical Replacements Program funded for the Elderly
(62+) funded through state government’s Brownfield’s for Housing Program for $50,000
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and a $300,000 Access grant program for handicapped access related rehabilitation which
awards grants up to $15,000 each. They have also recently assisted Gettysburg Borough
rehabilitate and resale a housing unit in the borough’s third ward/Elm Street area using
Borough entitlement Community Development Block Grant funds.
Two rather unsuccessful housing efforts were mentioned in our interview with SCCAP
staff. They had tried a self-help type homeownership program in 1999 but found it to be
too administratively demanding. They also conceived and operated the Emerge House for
female prisoners but the facility closed due to lack of ongoing funding assistance
sufficient enough to staff the facility for 24 hr/7 day a week.

3. Rural Opportunities Non profit (ROI)
Rural Opportunities, Inc is a statewide non- profit that provides affordable housing as part
of its stated mission of ―building family and individual self-sufficiency by strengthening
farm worker, rural and urban communities‖. They also provide services
(job, daycare, skill training, and English as a second language); housing counseling and
project development and management in Adams County
ROI has no dedicated housing staff in Adams County at this time. ROI assigns one staff
person duties across the entire state and also manages their two projects in the county. As
can be seen on the Current Inventory list (Table 14), ROI owns the Jonathan Court
housing development in Menallen Township (Aspers), which was opened in 2006 and has
been available for one year to migrant workers who occupy it while working in the
County (approximately six months or July-Dec). This housing project was funded
through PHFA/USDA and consists of 7 separate buildings with 14 units which can house
up to 4 single males per unit or 1 family per unit or a maximum of 52 residents. Rent is
$50 per week per person or $100 per unit per family. ROI through USDA pays the
difference between the cost and the rent. This is the only targeted migrant projects in the
state and the 4th or 5th in the country. USDA, as the major funding agency, would have to
agree to change the target tenants if there was a need/desire to assist other (non migrant)
low income residents of the County such as those relocating out of the Natural Springs
mobile home park.
(The McIntosh Court housing development is located nearby and is owned by ACHA. It
also was built for migrants but now houses low income families with migrants having a
priority placement at the time of a vacancy.)
ROI plans to be assisting with a national Fannie Mae sponsored ―rescue‖ fund for
predatory lending victims which will include Adams County homeowners having
problems with foreclosure. They are also hoping to soon start administering a USDA
funded ―assisted housing preservation‖ effort in Adams/York counties when USDA
notifies them of available publicly assisted housing units that are losing their subsidies.
This is especially important since the Scatter Site Project ROI owns within the Borough of
Gettysburg is losing it project-based federal subsidy soon.
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4. Habitat for Humanity of Adams County
The Habitat for Humanity chapter in Adams County is run by a volunteer board with no
paid staff. It has been active and successful, none the less, in producing a limited number
of affordable housing through the self- help method where future homeowners must put in
a certain number of hours actually helping Habitat volunteers to build the housing unit.
Building materials are generally donated or secured at a lower than market cost.
Habitat is just finishing up three newly constructed single family units (4 bedrooms) in
Glenwood Development in Arendtsville Borough which took 2 years to complete. The
units cost $110-125,000 to build which is also the selling price. Their size and design fit
in very well with neighboring structures.
Habitat plans to complete, within the next year, a single or duplex housing unit for sale on
land they already own on Washington Street in the Gettysburg Borough. An earlier
project was completed in Biglerville Borough several years ago, where they took over
and rehabbed and sold a 4 unit townhouse- type structure, which is next door to an
Interfaith-owned property. The major housing problem in Adams County they feel, is
finding affordable land with necessary utilities.
It is possible that if Habitat was willing and able to add paid staff, as they have done in
York County, than the production level would advance and be even more helpful in
addressing the affordable housing needs in the county.

5.

United Way of Adams County

Although not a housing provider per se, the United Way of Adams County continues to
work with domestic violence and homeless shelter housing issues. They have also
operated emergency rental and mortgage efforts funded by Act 137/Housing Trust Fund
dollars over the past several years and they have agreed to act as the fiscal agent in the
relocation of 50 tenants from the mobile home park on Natural Springs Road in Straban
Township. Their expertise is essential in the assisted housing arena in the County.

6. Adams County Rescue Mission/Survivors Inc. Domestic Violence
Shelter/SCCAP Shelter
The St. Francis Rescue Mission houses and feeds single males over 18 years of age and
provides a wide array of counseling services to them at its shelter on Router 30 just
outside Gettysburg borough. The shelter was established in 1961 and takes no federal or
state funds. It uses recycling profits to supplement the private donations that keep it open
There are 33 beds available. The shelter is generally always operating at full capacity and
expects to remain so in the future. St Francis also operates a six apartment family shelter
within Gettysburg Borough. During the interview with the Director, he emphasized that
lack of decent housing was only one of many causes of homelessness and that all need to
be addressed simultaneously.
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The Adams County Homeless Shelter, owned and operated by SCCAP, has 20 beds for
single men and women and families. It is also located within the borough of Gettysburg.
It can serve 35 people at capacity. It has remained at full capacity for the last three years.
The Survivors, Inc. (www.survivorsshervices.org) was established as a private, non profit
agency in 1982 and opened Claudia House near Gettysburg in 1986 to service the needs of
battered women and victims of sexual assault in Adams County. It has the capacity for
22-24 women and children and provides a 30 day average stay as well. During 2006, 131
sexual assault and 298 domestic violence victims were services.. Counseling is provided
for the client while staying at the facility as is a 24 hour hotline, legal aid and medical
advocacy. The shelter has received housing related funds from Act 137 as well as United
Way resources. Its main source of funds is from various state and federal sources that deal
with domestic violence and rape issues. They have seen an increase in clients and would
like to expand some time in the future although they recognize that the cost of buying a
new facility in the area will make that very difficult.
There are currently no transitional housing units targeted specifically for either male or
female released prisoners or the mentally ill (unless defined as homeless), etc. Those
released from incarceration are at even a further disadvantage, given the legal restrictions
of felons to rent a unit funded through federal funds. Interviews with social service
providers such as the Children and Youth Agency, stressed the need for more affordable
housing for an increasingly troubled cliental in the County who are often offenders and/or
mentally ill.
The agreement between Adams and York counties that has existed for several years
dictated that Adams not be involved in housing mental health clients. This agreement
was recently been terminated by York County due to mounting costs. This change is
bound to negatively impact clients at least for the short term.

7. Interfaith Housing Alliance of Maryland
The Interfaith Housing Alliance of Maryland has not yet undertaken a project in Adams
County, but they are looking for projects now and have met locally to develop feasible
project(s) that can be supported by the local community.
They have launched a total of five self-help houses as part of a Mutual Self Help housing
development under construction in adjacent Franklin County. They have also just finished
subdivisions for 39 sites for self help houses in Shippensburg and 7 in Newville. These
efforts are funded by USDA Rural Development and Cumberland County Housing and
Redevelopment Authority, permitting local homebuyers who earn less than 80% of the
area median income, to obtain a USDA home mortgage if they are willing to put in 30
hours a week of sweat equity per household.
Potentially, the Alliances’ self help techniques would be able to benefit from local
volunteers/ college students through the Gettysburg College Public Service Center. This
would help to increase the overall housing capacity and future production within the
County.
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Planned Affordable Housing in Adams County
One of the reasons for the preparation of this report is to determine what the projected
quantity, type and location would be of future affordable housing units in the County
during the next five years.
Inquiries were made to all thirty five interviewees as well as research done of all federal
and state funding sources as well as securing any information that is available on the
privately developed housing that is proposed throughout the county by way of the
subdivision process required by the County and administered through the Planning and
Development Office.
The result is a list of 191 rental units, 115 homeowner units and 356 privately provided
units, mostly mobile home park spaces with utilities. This list can be seen as Table 13 and
Map 3.
The 191 rental units planned in the next few years are mostly to be newly constructed in
Cumberland Township by the ACHA and/or Interfaith housing provider.
This development is being called Misty Ridge. It is a joint affordable housing community
between Pennsylvania Interfaith Community Programs Incorporation (PICPI) and Adams
County Housing Authority (ACHA). It will provide 100 units of affordable rental housing
for seniors and 75 units of affordable rental work force housing and housing for disabled,
plus 100 units of work force housing for homeownership. This much needed project is
located in Cumberland Township which surrounds the Borough of Gettysburg. This area
of Cumberland Township has been designated as a high growth area. This community is
located near all types of services providers, including a vast amount of employment
opportunities, schools, public transportation, hospital, non-profit agencies, grocery stores,
gas stations, doctor’s offices, banks, located within a 4 mile radius. Based on 2000
Census Data, next to the Borough of Gettysburg, Cumberland Township has the second
largest population.
The remaining 15 homeowner units are also newly constructed and located in Gettysburg,
Arendtsville, and Littlestown boroughs.
Finally, affordable housing units planned by the private sector without public assistance
(ideally costing no more that $150,000 but realistically costing no more than $200,000),
there are very few for the reasons discussed elsewhere in this report. Most are mobile
homes or modular units to be placed in new or expanding mobile home parks located in
Huntingdon, Hamilton Townships
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Table 13
Adams County Affordable Housing in the Five Year Pipeline

Development Name

1
2
3
4

1
2
3
4
5
6
7

Public-Rentals
Anthony's Place
Misty Ridge
Misty Ridge Phase 2
Breckenridge
Total
Public Homeownership
Misty Ridge Phase 3
($170,000 per unit)
Interfaith of Md.
Washington St
Overlook Homeownershp
Arendtsville
Sunny Daze
King Street HO
($185,000 per unit)
Third Ward
Total

New Const. or
Rehab

Developer
Owner

Units
Unit
Target Projected Occup Fund Source/
general elderly Income
Date

Rehab
New Constr
New Constr
Rehab

*PICPI
ACHA
ACHA

10
78
100
3

New Constr

*PICPI

105

New Constr

ACHA

2

townhse

New constr

3

single

New Constr
new const.

Habitat
for Humanity
ACHA
*PICPI

3
2

single

New Constr

Habitat1-2

1

th

2

Private (no public assistance)
Goldenville Estates
mobile home parkIrving Peifer
adjacent to Anchor Estates expansion
Peakview
mobile home parkCACO 3 Inc.

275

3

Pine Run Estates

45

4

Eagle View
mobile home park
Insite Dev. LLC 178
Total
836
Interfaith is now PA Interfaith Community Programs, Inc.
Source: ACHA/PICP,ACOPD,SCA 2007

1

*

South Central Assembly

modular

disabled very low
general
elderly
55+
general low

2007
2009
2009
2008

Municipality

Home/Act 137 Cumberland Twp
PHFA-HOME Cumberland Twp
PHFA-HOME Cumberland Twp
PHFA-HOME
Gettysburg

<115%

2009-11

HOME

Cumberland Twp

low

2007

HOME/CDBG

Gettysburg
Arendtsville

<115%
<115%

2008
2007-08

Private
Private

Cumberland Twp
Littlestown
Gettysburg

31

55+

Butler Twp
(Rt 34)
Huntingdon Twp
(Rt 94-Wh Oak)
Hamilton Twp
<$200,000
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External Housing Condition Survey Results in Adams County
Boroughs
Two of the housing market trends found in south central Pennsylvania areas at the
beginning of this report were ―blight/vacancy/abandonment in older towns‖ and ―older
housing stock needing repairs‖. Many of the people we interviewed for this report see the
thirteen older boroughs as the places in Adams County where lower income people can
still move, given the price of the housing stock. However, a certain percentage of this
older housing stock is likely to need rehabilitation.
These factors and others lead us to do brief, drive-by surveys of all thirteen boroughs,
where the housing stock was categorized as standard, dilapidated, or deteriorated. Only
those building structures that were dilapidated i.e. needing of extensive housing repair or
those that were vacant, for sale, or severely deteriorated were recorded. Hopes are that a
few of these sites could be further examined for potential affordable housing development
by any public or non profit or private developer looking to add to the housing stock.
Table 14 can be seen on the next page. It shows all thirteen boroughs by the number of
housing units that were seen to be in need of repair in order that they remain in good
condition. This brief survey of course just shows the ―tip of the iceberg‖ so to speak,
given many basic system problems that contribute to a housing structure’s decline cannot
be seen from the street. Approximate 5% of the housing stock overall is in need of repair
throughout the boroughs in the county.
Although most of the housing stock within the boroughs appeared standard and well
maintained, there were pockets of decline in all communities with the exception of Carroll
Valley where no substandard units were seen. Most of the deteriorating units are located
near the older center of the town. Also within the center of the majority of boroughs are
what used to be commercial buildings, like grocery stores or former schools or furniture
stores, that are now vacant or under utilized structures and potentially ripe for
redevelopment into affordable housing.
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Table 14
Borough Housing Conditions in Adams County
Total Housing

Percentage Deteriorated

Units

or Dilapidated

ABBOTTSTOWN BOROUGH

338

2%

ARENDTSVILL BOROUGH

340

1%

BENDERSVILLE BOROUGH

222

9%

BIGLERSVILLE BOROUGH

460

7%

BONNEAUVILLE BOROUGH

514

2%

1,263

0%

EAST BERLIN BOROUGH

588

2%

FAIRFIELD BOROUGH

246

2%

GETTYSBURG BOROUGH

2,732

1%

LITTLESTOWN BOROUGH

1,719

3%

MCSHERRYSTOWN BOROUGH

1,241

2%

NEW OXFORD BOROUGH

733

1%

YORK SPRINGS BOROUGH

233

8%

10,629

5%

Borough

CARROLL VALLEY BOROUGH

Overall
Source: SCA 2007

A market analysis has not been done on any of these potential redevelopment sites and
without doing a market study, we are unable to determine what the market demand would
be for any type of proposed housing.
Also, we were advised by several of those whom we interviewed that there are possible
redevelopment sites outside the boroughs, where empty and/or seriously deteriorated
motels are located ( Route 34, north of Gettysburg and also on Business Route 15 or Old
Harrisburg Pike). These structures are now or until recently been used as housing of last
resort by migrants and or very poor/homeless individuals and families. Further research
would be needed to determine their real potential and the best reuse/redevelopment
options for these structures.
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EFFECTIVE AFFORDABLE HOSING STRATEGIES IDENTIFIED:
There is much in the County to be proud of in terms of combating affordable housing
issues. There is of course more and different approaches that should be undertaken to
improve the present environment when it comes to affordable housing. Following are
recommendations to combat problems of lack of affordable housing in Adams County.
The Healthy Adams County Housing Task Force should prioritize them and devise an
action plan for their implementation.
1. The Act 137 Housing Trust Fund can be used more vigorously and should
be advertised publicly on a regular basis for maximum benefit.
There is general agreement that an emergency set aside within the fund is
legitimate and the best way to solve housing emergencies (Natural Spring Mobile
Home tenant relocation). The size of this set-aside would need to be decided after
internal discussions.
The best way to achieve this goal would be the addition of a county staff person
who is paid by the administrative funds available in the fund (up to 15%).
Current personnel that work in the housing field in the county are committed and
perform above and beyond expectations. They are to be applauded and supported.
However, capacity-building is necessary as it is in most locations. The addition of
a staff person employed by the County would permit direct oversight of the Act
137 funds. He/she could also be a liaison between the county and the various local
housing providers and others (churches, college public service center, Maryland
non profits). Affordable Housing would then gain its rightful place among high
priority needs in the County. Increasing staff capacity at the County level would
permit assistance for various local initiatives. For example, the Gettysburg Elm
Street Program is just starting up. It could become the first of several local
community self- help undertakings.
Use of the existing balance of Act 137 funds should be to first to leverage other
resources, as well as the existing balance of Small Cities/Affordable Housing
Program funds. (See Appendix F for a brief description of other public housing
resources).
Currently there is over half a million dollars available to the County to start
providing additional affordable housing assistance in the County. Working with
local developers who are constructing homes at present, by acquiring or writing
down the cost of the lot would make sense. The present housing slump presents a
perfect window of opportunity. Builders such as S & A are already working in the
county and are experienced in working with public subsidies. There are others.
The Act 137 Program could also specifically target the older towns in the borough
so they are more attractive to young families by offering a program for
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rehabilitation (upgrade, make energy efficient, expand, etc)of existing housing
stock or for a rehab for resale program to market to the County’s workforce for
instance.
Using other sources of funds such as CDBG funds to purchase deteriorated
properties, rehabilitate them, and resell them to first-time home buyers is another
possible use of the funds collected. The County or local borough could also
purchase properties and turned them over to non-profit housing providers to
rehabilitate and resell.
Another possible use of the Act 137 funds would be writing down the cost of
already lots that already have water and sewer lines in the many new subdivisions
throughout the county. Something similar was done recently by ROI, Inc. in
Franklin County, where 12 affordable housing units were developed, using
$87,000 of county CDBG funds to acquire vacant lots in a new development as
well as pay for sewer and water hookups for buyers of these homes. A USDA
Section 502 mortgages were made available to the buyers and the Federal Home
Loan Bank helped with down payment and closing cost grants.
Also use the County’s website to get the word out about the funds availability, etc.
2. Empower and hone membership in the Task Force.
Ensure that membership includes all housing providers and that all members are
willing and able to be active and working members. Interviews revealed there are
many who are interested in participating such as Rural Opportunity staff and the
Gettysburg borough manager who would bring a different perspective to the
group. The Task Force may want to consider becoming an independent non profit
group.
Additionally, the importance of new economic opportunities for county residents
so they can afford the available housing, suggests that there be created a subcommittee to work with, and keep track of, the work of the Adams County
Economic Development Corporation.
3. Start a private employer housing subsidy home ownership or “live near
your work” program.
For employees of Gettysburg Hospital, there is already one operating in York City
by Wellspan. For employees of Gettysburg College, local examples are Dickinson
College and Franklin & Marshall College. The first step in doing so would be an
employee survey to confirm the need is there. The Healthy York group can
provide such a survey.
Similarly, a public employee housing subsidy program like the one in Frederick
County, MD has for government employees, police, etc. deserves the County’s
attention.
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A selling point for this program is the incentive that the Pennsylvania Housing
Finance Agency gives those who participate in an employer sponsored program
with various financing programs that they administer.
4. Market and publicize the existing first time homeownership program to
the general public.
This can be accomplished with minimal Act 137 funds and counseling services
provided by several local organizations. Also, consider making the assistance a
forgivable loan or due upon sale loan as is done in adjacent Cumberland County.
The County should consider having a spot on its website for Housing Help as
Dauphin County does.
Since RAYAC’s report showed that only 5% of the homes sales were financed
through government sponsored mortgage vehicles (FHA, VA, and FMHA) with
the rest conventionally financed. There is a copy of their Resource Library
website pages as part of Appendix G that should be understood and marketed to
eligible residents of Adams County.
5. The various non-profits (including the Housing Authority) that provide
housing in the County should concentrate on one or two housing need
specialty areas.
These areas can be special needs housing ( transitional, homeless) or development
of new publicly financed housing, or existing homeowner housing rehabilitation.
This can be accomplished through networking and also by producing written
material by each agency (such as an annual report) so that everyone is
knowledgeable and understands the agency’s recent activities and plans for the
future. The County can do a lot to ensure that this happens by its agreeing to fund
only certain projects by certain agencies.
All local non profits should participate in the Housing Task Force in order to
ensure coordination of activities. There is more than enough housing need to go
around and therefore welcoming new groups into the arena is worthwhile.
Agreeing to specialize in affordable housing provision will help cut down on
funding public funding competition.
Private developers that specialize in affordable housing or that have special
subsidiaries need to be invited into the county and assisted to be successful.
Local staff must have depth in their knowledge of the affordable housing field and
this requires cross training on a regular basis. Adams County non-profit agencies
do not have a wealth of staff who can initiate development activities.
6. Smart Growth education is needed and should be a priority for the County
as well as the Health Adams Task Force.
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Healthy Adams needs to join forces with the Planning Office and such entities
such as Penn State University/Extension Service and State DCED to educate the
general public and local officials for the need for higher density zoning with best
practices.
Higher density in the municipalities that surround Gettysburg (Straban, Highland,
and Mt Joy) and also around Hanover area is especially critical given employment
and infrastructure availability. Density bonuses or Transfer of development rights
are two tools to achieve higher density as well as allowing cluster developments.
Penn State University can specifically provide strategic planning and smart growth
educational services that might be helpful for this housing study roll-out to the
public in September and beyond. They have already had representatives from
Monroe/Pike Counties to Adams to discuss similar growth scenarios
Becoming more active with groups such as the York/Adams Smart Growth
Coalition would be helpful, where model TND, special exception overlay
ordinances, etc. are regularly discussed.
7. The County with the active support of the Task Force should consider the
creation of a downtown revitalization program to encourage maintenance and
upgrade of landmark structures while simultaneously recreating rental units
in upper story commercial buildings.
The substantial rehabilitation of upper story structures where feasible, would help
to elevate the lack of decent affordable rental units for those who work in the
County and are not good candidates for homeownership.

8. The County should set aside an amount not less than 10% of the Act 137
Trust Fund to do needed owner-occupied and rental rehabilitation to include
urgent or emergency repairs and other exterior code violations, especially in
the older boroughs and villages.
A targeted approach to housing rehabilitation would serve as a tool for preserving
the existing housing stock which is the least expensive option for new homebuyers
and also preserving the community at the same time.
An ongoing source of funding would enable housing provider(s) to secure needed
staff and ensure program continuity.
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Further Research Needed:
Immediate Attention Is Needed in the Following Areas:
1. Explore use of design standards for mobile home parks as well as using
manufactured housing to reduce residential construction costs.
2. Further define the potential development sites identified in the Borough External
Housing Condition Survey.
3. Establish an affordable housing land bank process given the rising cost of land and
its detrimental effect on affordable housing.
4. Add value and desirability to declining old borough centers as places of residence
and commerce.
5. Closely monitor the mortgage foreclosure situation in the county,given the decline
in HEMAP applications within the last year and the turmoil in the mortgage
industry.

Research Needed:
6. Countywide public transportation problems for jobs as well as services and
housing access;
7. How to make encourage new units are energy efficient and in mixed use settings;
8. Involve churches in rehab work and matching elderly with large homes & singles
with children in need of housing;
9. Create an incentive program for energy efficient improvement for existing
homeowners and renters, such as real time energy meter, low flow plumbing
fixtures, use of compact fluorescent lighting, and energy efficient heating, air
conditioning and appliances.
10. An investigation of housing impacts on minority populations as well as a tracking
of services to members of minorities and limited English proficient families and
individuals.

South Central Assembly

48

Healthy Adams County Housing Task Force
Adams County Housing Study
September 14, 2007

SECTION II
A Profile of Who Lives in Adams County
Table 15 shows the six important demographic factors related to housing needs—
population, households, median income, age, race, and ethnicity. Adam County’s total
population grew 11.9% between 2000 and 2007. The data source we are using in this
report, Claritas, estimates that the total 2007 population is 102,130. (See an explanation
of Claritas, Inc. as a data source as well as discussions of the terms household and median
income in Appendix C). A 7.7% increase to 109, 414 is projected in 2012. However,
given the building permit information collected by ACOPD and shown in Table 2, this
total is probably much higher –the ACOPD population projection for 2010 is 115,050 for
the county.

TABLE 15
Who Lives In Adams County in 2007

Demographic Factors

Population
Households
Median Household Income
Age 65+
African American
Hispanic or Latino

2007
Estimate
#
102,130
38,099
$57,300*
14,367
1,699
5,299

Living in single household
Age 25+ without a high school diploma
Families with income below poverty level
Female Householder with children
Household without a vehicle
Female HH with children living below poverty
Living with any disability (physical or mental)

2007
%

2000-2007
% Change

14.1%
1.7%
5.0%

11.9%
13.2%
34.2%**
13.5%
22.2%
6.0%

2012
Projected
#
109,414
41,029
n/a
16,769
2,108
7,080

2007-2012
2010
% Change ACOPD
7.1%
7.7%
n/a
15.3%
2.1%
7.1%

115,050

22.0%
20.3%
5.1%
5.0%
5.1%
1.9%
4.1%

*taken from the HUD FY 2007 Income Limits Summary
**change is not adjusted for inflation
Source: US Census, Claritas, ACOPD and HUD

The estimated number of households in the county in 2007 increased even more than
population --13.2%. Household growth is often greater than population growth because
the size of households is getting smaller across the country. Household size in Adams
County in 2007 is estimated to be 2.57 and is projected to decline to 2.56 in 2012. The
shrinkage is due to factors such as young adults moving out to live on their own; married
couples getting a divorce or older adults living longer and living alone more. Growth in
the number of households translates into a demand for new housing.
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Table 15 also shows the median household income estimate that is provided by the federal
Department of Housing and Urban Development for housing programs used in Adams
County in 2007. Indications of income growth typically translate into a demand for
higher priced housing. Even so, the median income in Adams is not nearly sufficient to
purchase a home of median price without a significant down payment.
Finally, age, race, and ethnicity need to be examined in a discussion of housing need
because these factors often determine the type of housing chosen or whether there is
housing choice at all. Like most of Pennsylvania, totals and percentages of Hispanics and
African Americans living in Adams County has risen as has the numbers of elderly and
those living alone. The fact that many of the baby boomer generation (those born between
1946 and 1964) will have turned 65 by 2012 is significant for the nascent ―retirement‖
housing market throughout the country. Market rate, age- limited developments are
beginning to appear in various locations throughout the County.

The Current Housing Stock in Adams County
Table 16 shows total occupied housing units in the county increased 6.3% between 2000
and 2007. The percentage of owner occupied units, single detached structures and mobile
homes have all increased slightly although not significantly, during the seven year period.
The next decennial Census in 2010 will tell the real story of the housing stock changes
that have taken place across Adams County.
TABLE 16
Adams County Housing Characteristics 2000 and 2007

Adams County
2000
2007 est
Total occupied units 35,831

38,099

% change

Pennsylvania
2000

6.30%

% Built before 1939
% Built after 1990

25.5
20.9

22.1
22.6

30.3%
10.4%

% owner occupied
% renter occupied

76.8
23.2

77.4
22.6

71.3%
28.7%

% one unit detached 72.2
72.7
% one unit attached
6.7
6.4
% 3-19 units
6.8
6.5
%20-49 units
1.0
0.9
% 50 or more units
0.2
0.2
% mobile home
8.7
8.9
Median Value Owner$110,000 $157,365
Median Monthly Rent $509
n/a
Source: Claritas, Inc. and US Census

55.9%
17.9%
13.2%
7.9%
5.0%
$97,000

The RAYAC 2006 Home Sales Report indicates the following breakdown of home sales:
82% of the homes sold in Adams County last year were detached single family structures;
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12% semi detached/attached, 3% condominiums; 2% mobile homes with land; and 1%
farms. The report concurred that, although detached is still predominate, semi-detached is
an increasing part of the residential market. This is especially true for the 132 units
identified in the report as newly constructed, with 16% semi-detached/attached and 12%
condominiums. This is fortunate since one unit attached known commonly as
townhouses, tend to be smaller and thus less expensive.
The overall percentage of owner occupied units in the County increased slightly to
77.36%. This rate is similar to other counties and to Pennsylvania as a whole. The 2007
median value of all owner occupied housing units was $157, 365. This is a dramatic
increase—45% from $110,100 in the 2000 Census.
Municipal breakdowns can be seen in Table 17 for 2000. The highest median value
owner-occupied housing was in Union Township and Cumberland Township ($143,500
and $131,000 respectively). The lowest median value was in York Springs Borough.
Also of note is the percentage vacant housing stock with York Springs Borough, Freedom
and Menallen Townships each ranking high ,with 12.0%+ in 2000. This is perhaps due to
migrant tenancy for only a portion of the year.
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TABLE 17
ADAMS COUNTY MUNICIPALITIES 2000 HOUSING CHARACTERISTICS

Occupied

Rentals

Owner

Vacant

Housing

Renter Cost

Owner Cost

Units

Units

Units

Units

Value

Burdened

Burdened

#

%

%

%

$

%

%

BOROUGHS
Abbottstown

315

18.3

81.7

6.6

101,400

26.3

21.8

Arendtsville

329

32.8

67.2

3.2

114,000

27

17

Biglerville

437

35.7

64.3

3.7

101,400

34

28

Bendersville

203

31.2

68.8

9

92,000

25

10

Bonneauville

494

25.9

74.1

3.9

97,400

41

24

Carroll Valley

1,178

8.6

91.4

6.7

124,300

31

22.6

East Berlin

557

36.8

63.2

5.3

110,100

22

22.9

Fairfield

233

35.8

64.2

5.3

99,800

33

24

Gettysburg

2,515

64

36

7.9

109,400

31

20

Littlestown

1,612

32.8

67.2

6.3

107,000

30

30.9

McSherrystown

1,166

44.3

55.7

4.5

88,400

27

21

New Oxford

677

47.8

52.2

6.5

97,600

25

21

York Springs

187

50

50

12.7

86,400

23

29

TOWNSHIPS
Berwick Twp

678

9.3

90.7

5.3

125,500

11

24

Butler Twp

985

14.9

85.1

4.4

106,100

8

24

Conewago Twp

2,120

17.2

82.8

2.9

104,400

21

18

Cumberland Twp

2,244

18.1

81.9

5.7

131,600

35

19

Franklin Twp

1,818

19.3

80.7

9.5

107,100

19

23

Freedom Twp

328

16.2

83.8

12.8

115,500

14

31

Germany Twp

773

12.7

87.3

1.9

120,600

15

23

Hamilton Twp

747

11.1

88.9

3.1

125,100

35

21

Hamiltonban Twp

826

16

84

7.9

97,200

31

18

Highland Twp

317

17.7

82.3

3.9

111,800

31

23

Huntington Twp

830

19.5

80.5

5.7

98,600

23

19

Latimore Twp

914

11.9

88.1

6.1

119,500

10

23

Liberty Twp

405

11.5

88.5

6

121,200

17

22

Menallen Twp

1,076

21.1

78.9

12.4

101,600

23

23

Mount Joy Twp

1,191

14.4

85.6

6

118,000

29

24

Mount Pleasant Twp

1,616

12.6

87.4

3.9

116,200

43

18

Oxford Twp

1,699

19.8

80.2

3.4

98,400

21

23

Reading Twp

1,803

12.4

87.6

9

107,500

17

21

Straban Twp

1,687

19.6

80.4

7.1

113,900

29

21

785

16.2

83.8

6

102,900

11

23

1,074

13.5

86.5

3.4

143,500

11

22

Tyrone Twp
Union Twp

Note: Cost-burdened is defined on page 20 of this report
Source: 2000 US Census andPSCDC 2003 and 2004updates for renter and owner cost burdens
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Research discussed in the Center for Rural Pennsylvania report found that rural
communities, like those in Adams County, have a limited stock of homes available to
lower income families. Normally, mobile homes (more accurately called manufactured
houses) assume some of this lower priced market and average at least 10% of the housing
stock in most rural counties. For instance, 14% of the housing stock in Perry County in
2000 was mobile homes and 13.6% overall in rural parts of the Commonwealth.
The small change estimated in mobile home ownership in the County --8. 65% to 8.0%
helps underscore the fact that the mobile home on the homeowner’s lot as a housing
choice for the lower income in Adams County is shrinking due to increases in the price of
land throughout the county. Visual inspection throughout the county also confirmed that
many of the mobile homes located on their owner’s site were in substandard condition.
The ACOPD has recently collected countywide information on mobile home parks as a
result of the Natural Springs Mobile Home Park tenant relocation and also in preparation
for an update to the Housing Element of the County Comprehensive Plan. This inventory
and MAP 4 can be seen the next two pages. There are a total of 22 mobile home parks in
the county with 2,041 lots or spaces for homes. Occupied lots as of January, 2006
numbered 1,768. This leaves over 270 potential spaces for new tenants. A majority of
these spaces are in two parks, one in Berwick Township with 178 open spaces and one in
Hamilton Township with 74 open spaces.
The RAYAC report listed 19 mobile homes were sold with land during 2006. The
average price ranged from $92,000 in Bermudian Springs where 5 were sold, to $188,750
in Littlestown were two were sold. This is hardly housing for those with low income.
Building permit information collected by the ACOPD during the 1990-2003 recorded 804
applications for mobile home placement or approximately 63 per year or 9% of the total
permits issued.
There is concerted effort by local public officials and non profit staff, to relocate 50
tenants of the Natural Springs Mobile Home Park located in Straban Township. The
expectation among those involved is that the many newly constructed units appearing in
the market should be freeing up older, existing (less expensive) units for lower income
starter housing and rentals. However, this is not happening largely because many of the
new units are being bought by those with higher incomes who are moving into the county
from the south. Historic homes in the boroughs are also being acquired and rehabilitated
by investors and also in-migrating buyers whose income significantly exceeds native
Adam County residents’ incomes.
Interviewees reported on unsuitable migrant worker camps anecdotally but we did not
discover any while surveying the county. This was not a focus of the study and interviews
had a consensus view that migrant farm labor rates in the county were declining.
Several interviewees suggested a recent trend, in which former ―migrant‖ farm workers
and their families are becoming permanent county residents. Migrants are now
employed year-round in jobs outside the fruit industry. Besides agriculture, low wage
immigrant-dependent industries of hospitality and health care are prevalent in Adams
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County. These declines have been documented in other states, due to changes in farming
methods, inadequate housing, and cuts in migrant education programs. The children of
migrants have also been found to pursue different futures than their parents, through the
military and choices that citizenship and an education can provide. (New York Times,
8/5/2007). Their year-round residency increases the demand for lower priced housing.
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Table 18
MOBILE HOME PARKS IN ADAMS COUNTY
NAME

MUNICIPALITY

NUMBER OF
OCCUPIED LOTS VACANT
LOTS
AS OF JAN 07*
LOTS
1
Anchor Mobile Home Butler Township
82
76
6
2
Beaver Creek Village Berwick Township
169
166
3
3
Bonneau Heights
Mount Pleasant Twp
78
78
0
4
Castle Hill
Straban Twp
44
43
44
5
Cavalry Heights
Mount Pleasant Twp
45
43
2
6
Chesapeake Estates
Mount Pleasant Twp
175
175
0
7
Country Estates
Huntington
7
7
0
8
Eagle View
Berwick Township
275
97
178
9
Oxford Manor
Huntington
9
9
0
10
Lincoln Estates
Cumberland
337
337
0
11
Mountainview
Reading
62
60
2
12
New Oxford Manor
Mount Pleasant Twp
95
93
2
13
Oak Village
Straban Twp
83
83
0
14
Panorama
Oxford Twp
32
32
0
15
Pine Run
Hamilton
155
81
74
16
Rollling Meadows
Oxford Twp
36
36
0
17
Round Top
Cumberland
58
58
0
18
Shealer
Straban Twp
12
12
0
19
Speco
Franklin Twp
8
8
0
20
Stockham's Village
Reading
82
80
2
21
Walnut Grove Park
Tyrone Twp
190
190
0
22
Wildasin
Reading
7
4
3
2041
1768
316
*Number from annual mobile home operator reports provided to County Assessment Office
Source: Adams County Office of Planning and Development, June 2007
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Rental Housing in the County
Rural rental housing is generally older housing with more than one third of rural rental
housing units found to be constructed prior to 1940 compared to 28% of urban rental units
in the Center for Rural Pennsylvania’s study. Affordable rental housing is also harder to
find in Adams County.
The top municipal locations for rental units in the county were Gettysburg (1,587 units),
Littlestown (554 units), and McSherrystown Boroughs (499 units) and Conewago ( 374
units), Oxford, ( 362 units), and Cumberland Townships (338 units). The figures for all
the municipalities in the county can also be seen in Table 17 found on page 25.
The recent challenge of assisting the relocation of mobile home park residents on Natural
Springs Road/Straban Township by the County, has confirmed this lack of rental units.
Interviewees told of the need for young professionals new to the county, to occupy what is
seen as ―student housing‖. Also, discussed in another section of this study, is the fact that
during the summer 0f 2006, 77 families were unable to find a decent rental unit within the
county to use their Housing Choice Voucher assigned by the ACHA.
Reviews of the Gettysburg Times newspaper ads for several weeks during July and
August of 2007 revealed that Gettysburg apartments rent in the range of $650 per month
and those in Upper Adams around $550. Townhouses rent in the range of $800 and houses
rent in the range of $1,000 anywhere in the county. This is far above what an average
worker in the County can afford. An average of 25 ads per week also reflects the
tightness of the rental market where 5% is the desired vacancy rate.
Characteristics identified in Table 15 are relevant when discussing housing for those
residents with exceptional needs. Over 21% of Adam County residents lived in a single
household in 2007; 20.3% age 25+ are without a high school diploma; 5.1% of families
living in the county have incomes below poverty level; nearly 2% are female headed with
children; 4% have a mental or physical disability; and over 5 % of the county’s population
does not have a vehicle with which to travel to work or get groceries.

Where People Work in Adams County – Implications for Housing
Employment status is a predictor to housing status. Those with full time jobs are more
likely than those without jobs to own their homes and live in single family homes.
Employment status is also a better predictor of housing status than educational attainment.
According to the 2003 report, Pennsylvania Housing Status: an Update from the 2000
Census, the college educated homeownership rate was similar to high school graduate
rate. This would seem to be the case in Adams where college graduates make up 16.7%
of the over 25 year population but the homeownership rate of 77% is much higher than the
state rate of 65% according to the U.S. Census in 2000.
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Concern over the discrepancy between Adams County wages and housing costs rose to the
forefront in 2004. Out of 67 counties in Pennsylvania, Adams is ranked 13th in household
income. But wages earned by people who work in Adams place it at 57th. .Our interviews
revealed the commonly held opinion that the ―official‖ county median household income
was ―artificially‖ high in the county, due to higher income people moving in and people
commuting to areas outside for employment where they can earn higher wages.
Chart 3 below shows pictorially the differential between Adams County and the state as a
whole as well as the surrounding counties. There is a $9,256 gap between Adams and the
Pennsylvania average wage in 2005. Adams County’s wages have clearly been well
below all for other nearby counties as well for the time period shown, 1999-2005.
Table 19 additionally shows 2005 employment by industry sector in Adams County by
wages earned and compares it to Pennsylvania. as a whole. All but the agricultural sector
have lower average wages than the state. While 22.6% of the county workforce is
classified as working in manufacturing, the wages earned are 24.7 % below the state
average.
In addition, what this average wage would translate when having to pay 30% for monthly
housing costs is also shown in this table. Services of all types and retail trade are way
below what is needed for a decent rental unit in 2000 and probably even worse in today’s
market.
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Chart 3
AVERAGE ANNUAL WAGES
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Table 19
2005 Average Annual Wage by Industry Sector and Housing Allowance

NAICS Industry Sector

Employment % workforceCounty Wage PA Wage

Agriculture, Forestry, Fishing, and Hunting
Construction
Manufacturing
Wholesale Trade
Retail Trade
Health Care & Social Assistance
Accommodation & Food Services
Other Services except Public Administration
Local Government

1,434
1,840
7,563
1,112
3,754
3,468
3,324
1,041
3,418

4.70%
5.50%
22.60%
3.30%
11.20%
11.60%
11.10%
3.50%
11.30%

$25,461
39,068
37,912
35,507
22,016
31,916
12,017
19,128
33,490

$24,684
45,092
47,293
55,748
23,096
36,979
13,431
24,142
38,343

Monthly
Hsg. Allowance
$637
$977
$948
$888
$550
$798
$300
$478
$837

Educational Services**
3,043
10.10%
48,730
$1,140
TOTAL
29,997
Source: Center for Workforce Information and Analysis
*Housing allowance is 30% of income and includes rent or mortgage, utilities, etc.
**teacher average in county taken from PA Occupational Wages Adams County Labor Market Area report, May 2006
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The Center for Rural Pennsylvania report, completed in 2004, specifically identified
Adams County as having experienced explosive population growth while remaining a low
wage area. Perhaps in response to these low wages, in 2000, 52.1% of the married
couples had two workers in the family (similar to Pennsylvania’s at 52.5%) and 46% of
the labor force left the County each day for jobs in other counties or other states (unlike
Pennsylvania’s 26.7.%). Twenty six percent of these people traveled to work in York
County and 5.8% in Maryland or Washington DC.
Table 20 on the next page, shows the employers in Adams County with 100+ employees
by school district geography. It is assumed that most of these employees reside within the
county. While most employers are located in Conewago Valley and Gettysburg Area
school districts, there are significant clusters of jobs in Fairfield (seasonal) and in Upper
Adams districts as well.
Gettysburg College provided resident information that supported this in-county work
force assumption. A total of 992 employees work at the college – 354 or 62% of its 572
faculty/administrative staff have their local taxes paid to an Adams County school district,
while 344 or 82% of its 420 general staff (office managers, dining staff, grounds crew,
etc) also live within the county.
Finally, Table 21 shows the average annual income for the ten largest employers in the
County by Employment Title. This reinforces the previous table with income ranging
from $15,360 for waiters/waitresses to over $50,000 for nurses and post secondary
teachers who work in Adams County. Management positions are not included in this
breakdown.
The lack of a decent wage level throughout Adams County employers was a comment
made by many of those interviewed and is certainly at the heart of the housing
affordability problem in the county.
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Table 20

Adams County Large Employers by School District
2007
EMPLOYER

LOCATION OF MAIN

2006

1991

SCHOOL

OFFICE

EMPLOYMENT

EMPLOYMENT

DISTRICT

210

Tyco

East Berlin

600

Bermudian Springs School Dist
subtotal

York Springs

250

Bermudian Spr

Skillls of Central PA

Abbottstown

150

Conewago

O'Malley Wood Products

Gardners

100

Conewago

Boyds Collection

McSherrystown

219

Conewago

Conewago Valley School District

New Oxford

500

Conewago

Cross Keys Brethern Home

New Oxford

600

Conewago

H.A.R.T Center

New Oxford

173

Conewago

Lincoln Intermediate Unit No. 12

New Oxford

1,200

Conewago

Pilgrim's Pride Poultry Process.

New Oxford

540

Conewago

Timbar Packaging & Display

New Oxford

220

Conewago

United Natural Foods, Inc

New Oxford

300

Conewago

Winter Gardens Quality Foods

New Oxford

140

Knouse Foods Coop, Inc

Peach Glen,Biglerville et al

Bermudian Spr

850

subtotal

1,400

Conewago
629

Conewago

618

Fairfield

5,542

Liberty Mt. Resort Hotel& Conf

Carroll Valley (seasonal)

900

Fairfiled Area School District

Fairfield

160

Quebecor World Fairfield Inc

Fairfield

480

subtotal

Fairfield
650

Fairfield

1,540

Adams Co. National Bank

Gettysburg

267

Dal-Tile Corp

Gettysburg

322

450

Gettysburg

Gettysburg Hospital

Gettysburg

850

618

Gettysburg

Gettysburg College*

Gettysburg

992

710

Gettysburg

Gettysburg School District

Gettysburg

461

Gettysburg

Giant Foods

Gettysburg

200

Gettysburg

Herff Jones

Gettysburg

200

Gettysburg

Hillandale Gettysburg

Gettysburg

105

Gettysburg

Hoffman Homes for Youth

Gettysburg

223

Gettysburg

Luthern Soc Services of SCPa

Gettysburg

204

Gettysburg

Pella Corp

Gettysburg

370

Schindler Elevator Corp

Gettysburg

400

Shepards Choice

Gettysburg

100

Gettysburg

Times and News Publshing

Gettysburg

175

Gettysburg

Wal-Mart Stores

Gettysburg

250

Gettysburg

YWCA

Gettysburg

110

Gettysburg

subtotal

Gettysburg

Gettysburg
400

Gettysburg

5,229

HADCO

Littlestown

250

Littlestown School District

Littlestown

254

Littlestown

Masterbrand Cabinets, Inc.

Littlestown

620

310(Aristokraft Kitchens)Littlestown

Sandusky Lee Corp

Littlestown

100

Littlestown

subtotal

Gettysburg

1,224

Cadbury Schweppes

Aspers

400

Upper Adams

Jane's Market

Biglerville

100

Upper Adams

Temple-Inland, Inc

Biglerville

250

Upper Adams

Upper Adams School District

Biglerville

218

Upper Adams

The Village of Laurel Run

Fayettesville

143

subtotal

1,111

Grand Total

15,496

*figure updated by College 7/07
Source: PA Dept of Labor, 2007
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Table 21

Average Annual Income in Adams County for Top Ten Employers by Employment Title, 2004
SOC
Employment Title
Hourly Rate
Annual Income
35-3031 Waiters and Waitresses
7.38
$15,360.00
25-9041 Teacher Assistants
$19,790.00
37-3011 Landscaping and Groundskeeping
10.09
$20,980.00
37-2011 Janitors and Cleaners
10.3
$21,420.00
51-9198 Production Worker Helpers
10.4
$21,630.00
51-7042 Woodworking Machine Setters and Operators
10.55
$21,940.00
43-9061 Office Clerks, General
10.75
$22,360.00
53-7062 Laborers
10.93
$22,730.00
51-3022 Meat, Poultry Cutters and Trimmers
11.29
$23,470.00
31-1012 Nursing Aides and Orderlies
11.88
$24,700.00
51-2092 Team Assemblers
13.11
$27,270.00
43-6011 Executive Secretaries and Administrative Assistants
13.69
$28,480.00
51-2022 Electric and Electronic Equipment Assemblers
14.32
$29,780.00
51-7011 Cabinet Makers and Bench Carpenters
14.68
$30,540.00
51-3092 Food Batch-makers
14.7
$30,580.00
51-5011 Bindery Workers
15.25
$31,730.00
51-5022 Pre-Press Technicians and Workers
15.36
$31,960.00
51-5023 Printing Machine Operators
16.9
$35,150.00
29-2061 Licensed Practical Nurses and Licensed Vocational Nurses
20.44
$42,510.00
25-2000 Elementary School Teachers
n/a
$45,600.00
29-1111 Registered Nurses
25.37
$52,770.00
25-1111 Postsecondary Teachers
n/a
$54,260.00
Source: Labor Market Informentation, South Central WIA Occupational Employment Estimated 2004

Massive New Jobs Projected in Maryland
An Executive Summary Fact Sheet dated February 9, 2007, issued by the Lt. Governor’s
Office of the State of Maryland, estimated that a total of 45,232 direct and indirect jobs
will be created as a result of Base Realignment and Reassignment at Fort Detrick and the
former military installation Fort Ritchie, both located in Northern Maryland. The housing
impacts in Frederick are projected to be 950 new residential units and in Washington
County 1,000 new residential units. Again, the assumption is that these jobs will result in
housing market impacts in Adams County.
This huge federal development (triggered by homeland security concerns and dispersion
of federal workers) will occur within the next 5 years (more information can be gotten
from the Maryland State Planning Report found at www.penmar.org and www.copt.com).
Many of these new jobs will be high tech/ high paying jobs that will attract young

professionals. The Adams County Economic Development Corporation (ACEDC) has
commissioned a strategic planning process with the consultant, Delta Development, to
investigate among other things, the impact of these activities on Adams County and also
to assess target locations for new employment within the county. The first phase of the
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planning, entitled Target Location Assessment: Preliminary Findings, is now complete
and can be reviewed by contacting ACEDC.
Meanwhile, on June 22, 2007 Tyco announced it is closing its East Berlin
Borough/Adams County plant next year. The borough manager is quoted in the
Harrisburg Patriot as saying 60 of the 600 employees live in East Berlin. The plant makes
electronic connectors and the employees were described as highly skilled (tool makers,
machinists and mechanics).
Also relevant to county employment is the fact that Cadbury Schweppes PLC announced
on June 20, 2007 that it plans to close 15% of its candy factories by 2011 cutting 7,500
jobs and will likely sell the US unit that makes 7-Up Dr Pepper and Snapple soft drinks.
Snapple is manufactured in Adams County.
On the bright side, the York-Hanover Metropolitan Statistical area, which includes part of
southeastern Adams County, was recently named the fastest growing metro area in the
Northeast region. This area of the county continues to be the major employment hub and
generates significant revenue. (Pa State Data Center Research Brief, April 5, 2007).
The major new residential construction activity of Maryland- based developers in Adams
County has brought to the surface another troubling trend. Our interviews revealed that
they are using out-of- state suppliers as well as their own staff for real estate transactions.
Without a linkage to the local economy, the local economy cannot reap financial
advantages of the building boom, even while it must deal with problems it is causing.
Without linkages, there will be no local generation of economic benefit to Adam County
residents. An opportunity to stimulate supplier services for the county has thus far been
wasted.
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The Housing Implications of Population Demographics
The 2003 report, PA Housing Status: an Update from the 2000 Census, (completed by
the PA State Data Center for PHFA) cited several important factors influencing home
ownership and single family residence that is relevant to Adams County affordable
housing.
o These factors are income; full time employment; marriage;
and rural residence.
o In addition, race and ethnicity were found to be related to home
ownership, with whites more likely to own their own homes than other groups.
(The fact that unemployment among African Americans and Hispanics was
significantly higher than that of any other group in 2000 in Adams County helps to
underscore this point).
The study went on to say that those Pennsylvanians who have low incomes, lack stable
employment, live in female headed households or are black or Hispanic are more likely to
be renters and live in multiple family units.
The Center for Rural Pennsylvania 2004 study, cited above, reported several relevant
demographic facts for rural Pennsylvania that apply to Adams County affordable housing
issues. They are as follows:
o Rural Pennsylvania and Adams County changed in its makeup of households in
the last twenty years, with the proportion f single person households and
households with elderly members growing. These groups tend to have lower
incomes and are more likely to be renters and live in multifamily units;
o The rise in the elderly rural population has increased the demand for suitable
housing for the disabled. Older people are more likely to have disabilities or other
health problems that can constrain mobility and their capacity for independent
living. They may need special adaptations in their living environments. These
adaptations may be constrained by the ages of their homes.
o The Center for Rural Pennsylvania’s research confirmed that household income
did not rise as much as housing costs for homeowners in all of Central
Pennsylvania.
o For many rural households, it is more affordable to rent than to become
homeowners. Renting remains cheaper than homeownership with a mortgage,
combined with home maintenance, taxes and insurance costs. Once the mortgage
is paid off, however, homeownership becomes significantly cheaper than renting;
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The 2006 Housing Alliance study, cited above, reports that:
o The poor quality of some rental units was due to absentee landlords and lack of
code inspection or municipal licensing oversight. This was experienced more by
Hispanic population who are often reluctant to complain for fear of being evicted.
o Female heads of households, with or without children, are among the lowest
income category experiencing housing affordability issues. Whether or not the
household included children influenced home ownership less than whether a
household included a married couple rather than a woman without a husband
present.

The Housing Alliance study also reported that the immigrant population in Adams County
consists primarily of low income individuals or families, and generates higher affordable
housing demand. Immigrants also represent a fast growing market for sales housing.
However, also according to this report, predatory landlords (some with access to Housing
Choice Vouchers), were renting substandard or overcrowded rental units to immigrants
and others seeking affordable rental units.
Finally, this study’s interview with the ACOPD staff emphasized the negative impacts of
growth on the local workforce and family sustainability. They said that the majority of
people in Adams County are extremely car and truck dependent. Most people, including
teenagers, not only drive for all functions, but drive relatively long distances. They feel
that potential energy cost spiral is looming as well which will impact all aspects of life.
Planning officials went on to emphasize increasing housing density, energy efficiency,
green building techniques, mixed use communities, and the enhancement of upward
mobility for County residents in order to lessen the housing affordability problems in the
County.
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Appendix A
Name

Title/Agency

Address

Phone/Fax

Email Address

Berg, Mark

Chair of the
Housing Task
Force
Executive
Director/
ACHA/ACIHC
Director/ CPSG-Burg College

175 Cold Springs Road
Gettysburg, PA 17325

P) 642-9404/
F) 642-9405

mark.d.berg@gmail.com

40 East High Street
Gettysburg, PA 17325

P) 334-1518/
F) 334-8326

dbrown@adamscha.org

Campus Box 2456
Gettysburg, PA 17325
103 Ridge Avenue
Gettysburg, PA 17325

P) 337-6490

gnatter@gettysburg.edu

Brown, Darlene

Carlson-Natter,
Gretchen
Clarkin, Hugh
D’Angelo, Gail
Everson, Ivy

M&T Bank
Survivors, Inc.

Fee, Chris

CPS-G-Burg
College
Executive
Director/ HAC

Gaskin, Kathy

Gragg, Susan
Grim, Natalie

Hedrick, Mindy
Jenkins, Ed

A.C. Board of
Assistance
RAYAC

CILOpportunities
ACHA/ACIHC

Knight, Jodi

Homeless
Shelter/SCCAP

Maylor, Claire

Student/G-Burg
College – CPS

Mountfort,
Richard

P.O. Box 3572
Gettysburg, PA 17325
Campus Box 2456
Gettysburg, PA 17325
424 S. Washington
Street
Gettysburg, PA 17325
225 S. Franklin Street
Gettysburg, PA 17325
435 W. Philadelphia
Street
York , PA 17404
3450 Industrial Drive
York, PA 17402
40 East High Street
Gettysburg, PA 17325
102 North Stratton
Street
Gettysburg, PA 17325
Campus Box 2456
Gettysburg, PA 17325
35 Hillcrest Drive
Biglerville, PA 17307

P) 334-1722
P) 231-3010
P) 334-9777
P) 337-6490

gdangelo@mandtbank.com
survivors@survivorsservice
s.org
cfee@gettysburg.org

P) 337-4137
F) 337-3817

kgaskin@wellspan.org

P) 334-6241

sgragg@state.pa.us

P) 843-7891/
Toll free)
800-3351283
P) 840-9653/
F) 840-9748
P) 334-1518/
F) 334-8326
P) 337-2413/
F) 337-3798

natalie@rayac.com

P) 334-6490

maylcl01@gettysburg.edu

P) 677-8508

dmountfort@pa.net

mindyhedrick@verizon.net
ejenkins@adamscha.org
jodiknight1967@hotmail.co
m

Myers, Penny

Exec Dir,York
Area Dev Corp

118 N. George York
PA 17401

P) 846-5139

pennym@yadc.net

Nemitz, David

Program
Coordinator/
Homeless Shelter
Director,
ACOFA
Student/G-Burg
College- CPS

102 North Stratton
Street
Gettysburg, PA 17325
318 West Middle Street
Gettysburg, PA 17325
Campus Box 2456
Gettysburg, PA 17325

P) 337-2413/
F) 337-3798

dnemitz@sccap.net

P) 334-9296/
F) 334-4715

sniebler@acofa.net

Niebler, Steven
Polos, Louisa
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Polvinale,
Teresa

A.C. Children &
Youth Services

Racioppa,
Helena
Reber, John

ACHA/ACIHC

Reyka, R.N.,
Laura

Habitat for
Humanity
Gettysburg
Hospital

Rice, Vanessa
Shuman, Dana

ACHA/ACIHC

Sturgeon, Pam

USDA Rural
Housing Service
York Local
Office
Congressman
Todd Platts’
Office

Sutphin, Holly

A.C. Courthouse
111-117 Baltimore
Street
Gettysburg, PA 17325
40 East High Street
Gettysburg, PA 17325
160 Round Top Lane
Gettysburg, PA 17325
147 Gettys Street
P.O. Box 3786
Gettysburg, PA 17325
60 West Broadway
Gettysburg, PA 17325
40 East High Street
Gettysburg, PA 17325
124 Pleasant Acres
Road
York, PA 17402-8988
22 Chambersburg
Street
Gettysburg, PA 17325

P) 337-0110/
F) 337-0616

tpolvinale@adamscounty.u
s

P) 334-1518/
F) 334-8326

helena@blazenet.net

P) 339-2018

lreyka@wellspan.org

P) 334-0275

vanessa@ricefruit.com

P) 334-1518/
F) 334-8326
P) 755-2966,
ext. 122
F) 840-1302

dshuman@adamscha.org
pamela.sturgeon@pa.usda.g
ov

holly.sutphin@mail.house.g
ov

COMMITTEE BREAKDOWN:
Task Force Composition
Concerned Citizens -3
Children/youth -1
Aging -1
Welfare-1
Center for Independent Living -1
Habitat -1
USDA -1
State rep -1
Local -1
Bankers -2
College-2
Hospital -1
Realtors -1
Students -2
Public
Hsg authority/interfaith-4
Sccap-2
Survivors -1
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Appendix B

Adams County Housing Study Interview Questions
Name of interviewee:_______________________________________
Date of interview: _________________________________________

1. What has changed in the Adams County housing market over the past five years?
2.

What do you see as the trends in the housing market over the next five years?
Where should affordable housing be located?

3.

Do you know of any planned affordable housing projects within the next five
years?

4. What are the strengths and weaknesses of the Adams County housing market?
5. What do you think are the most effective strategies for dealing with affordable
housing problems?
6. Do you think there are capacity issues with the affordable housing agencies in the
county?
a. Are there training needs?
b. Are there language needs?
7. Are there Act 137 Housing Trust Fund issues specifically?
8. Can you name one excellent project to emulate?
9. Can you name one not so excellent project to learn from?
10. Is there anyone else whom we must interview?
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APPENDIX B (CONT)
#

Name

Position

Agency

Grant writer/CD Coordinator
Director
Chairman County Commissioners
County Commissioner
County Commissioner
Vice President
Director
Director
Work Release Coordinator
Administrator

Adams County Planning
Adams County Planning
Adams County Commissioners
Adams County Commissioners
Adams County Commissioners
Adams Co. Econ Dev
County Aging
County Children & Youth
County Corrections
CareerLink

Chr Hsg Task Force
Director
Dir. Public Service Center

Adams County Hsg Task Force
Healthy Adams County
Gettysburg College

Senior Policy Anaylst
Hsg Services Coordinator
Grant Manager
Extension Educator
Rural Dev. Specialist

Center Rural Pa
PHFA
DCED CDBG
PSU Extension
USDA

President
Realtor
Govt. Aff Director
Realtor/Developer
Housing Specialist
builder/appraiser

Gettysburg Hospital
RAYCO
RAYCO
Sites Realty
Community First Fund
James McGraw, Inc

hsg rehab
Bldg Director
Senior Hsg Dev
Deputy Direcotr
Hsg Specialist

SCCAP
Habitat
ROI
ACHA/Turning Pt/Interfaith Hsg
United Way of Adams County

Plng Director
Plng Director
Deputy Direcotr
President

Carroll County Planning Dept.
Washington County Planning Dept
Frederick City Planning Dept
Interfaith Hsg Alliance,Frederick

Secretary/Treasurer
Borough Manager

Biglerville Borough
Gettysburg Boro

Interviewed To Date

1
2
3
4
5
6
7
8
9
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36

Ann Thomas
Dick Schmoyer
Glenn Snyder
Lucy Lott
Lisa Moreno
Robin Fitzpatrick
Steve Niebler
Peter Vriens
Jill Clark
Alan Dudley
Hsg Task Force
Mark Berg
Kathy Gaskins
Gretchen Nadder
state&federal
Jon Johnson
Martha McGraw
Beverly Hurtzel
Judy Chambers
Pam Sturgeon
private sector
Kevin Moser
Steve Snell
Shann Wiest
David Sites
Mary Kay Eckenrode
Jim McGraw
Local Non profits
John McPaul
Peter Wilson
Mike Johnson
Ed Jenkins
Kathy Nelson Small
Maryland Contacts
Steven C. Horn
Mike Thompson
Charles Boyd
James Upchurch
Local Offcials
Sandi Vazquez
John Lawver
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Appendix C
Why We Used Claritas as a data source
In order to paint a picture of who now lives in Adams County and who will live in Adams
in five years, we have chosen to look at 2007-20012 demographic report from the private
for profit company,, Claritas, Inc. and compare it to 2000 US Census information. Since
1971, Claritas has been the pre-eminent source of accurate, up-to-date demographic data
and target marketing information about the population, consumer behavior, consumer
spending, households and businesses within any specific geographic market area in the
United States. Claritas uses a number of sources, including an annual release of current
year estimates and five year projections of the U.S. Census data. This update relies on the
decennial census for a starting point and a variety of sources indicating change following
the census.
Given the information collected by ACOPD, these figures are probably conservative and
will be looked at primarily for trends. They also do not include those in group quarters
i.e. college students, institutionalized population such as prisoners, those in nursing homes
estimated to be 4,037 in 2007.

Terms Used in this Report
The US Census defines population as ―all people, male and female, child and adult, living
in a given geographic area.‖ The term household is defined to include ―all the people
who occupy a housing unit as their usual place of residence.‖ When describing housing
markets and housing needs, the term household is used since each household requires a
dwelling unit while several people may comprise the same household and live in the same
housing unit.
The median household income is the income level which falls exactly in the middle of
the household population where one half of all county households have a lower income
while the other one half have a higher income. Median is a standard used by the Census
and by government agencies when discussing housing.

First Time Homebuyer: A first-time homebuyer is defined as someone who has never
before owned a home, or has owned a mobile home but not the land the mobile home was
located on, or someone who has lost their home due to a divorce settlement and has not
owned a home since (displaced homemaker), or someone who has not owned a home
within the last three years.
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APPENDIX D
ADAMS COUNTY ACT 137 GUIDELINES

The County of Adams has funding available to fund housing initiatives aimed at meeting
housing opportunities for Adams County low to moderate, and very low income persons.
Eligible applicants include: for profit corporations, nonprofit corporations, public housing
authorities, and individuals. Please return a completed application to:
Anne Thomas
Office of Planning and Development
19 Baltimore Street
Gettysburg, PA 17325
Telephone: 717-737-9824 ext. 352
Email: athomas@acc.pa.net
Although the awards may be grants, loans will be heavily emphasized as it is the intent to
continually rollover the funds. Creative terms and pay back plans are acceptable and
should be proposed by the applicant.
All activities must be carried out in accordance with existing equal opportunity laws.
The Adams County Commissioners reserve the right to deny all applications, to requests
for funding or to offer approvals with conditions.
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APPENDIX D (cont.)
ADAMS COUNTY ACT 137 APPLICATION

REQUEST FOR ACT 137 FUNDING

1. NAME_________________________________________________________
ADDRESS______________________________________________________
_______________________________________________________________
PHONE________________________________________________________
FAX/EMAIL____________________________________________________
CONTACT PERSON_____________________________________________
2. APPLICATION TYPE____________________________________________
3. AMOUNT REQUESTED__________________________________________
4. TERMS REQUESTED____________________________________________
5. PROJECT NAME AND DESRIPTION (TWO PAGES OR LESS)
6. SUBMIT TOTAL PROJECT BUDGET INCLUDING EXPENSES AND OTHER
SOURCES OF INCOME.
7. SITE CONTROL STATEMENT AND LOCATION
8. WATER AND SEWER COMMITMENT OR AVAILABILITY
9. ZONING AND LAND DEVELOPMENT APPROVL OR COMPLIANCE
10. PROPOSED TIME SCHEDULE FOR PROJECT
11. SKETCH OR PRELIMINARY PLAN
12. NUMBER OF HOUSEHOLDS TO BE SERVED BY INCOME GROUP
13. EXPERIENCE OF APPLICANT
14. TYPE, SIGN AND DATE THE FOLLOWING OATH:
I DO HEREBY SWEAR OR AFFIRM THAT THIS APPLICATION FOR
HOUSING FUNDS FROM THE COUNTY OF ADAMS CONTAINS ALL
TRUTHFUL AND ACCURATE INFORMATION.
MINORITY AND WOMEN OWNED BUSINESSES ARE ENCOURAGED TO
APPLY.

ADAMS COUNTY COMMISSIONERS
R. Glenn Snyder, Chairman
Lucy Lott
Thomas J. Weaver
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APPENDIX E
ADAMS COUNTY APPROVED SMALL CITITES FUND PROJECTS

RECIPIENT

1 Terry Lower
2 Yingling
3 Interfaith Hsg
Interfaith Hsg
Interfaith Hsg
Interfaith Hsg
subtotal
4 ACHA
ACHA
5 ACHA
ACHA
ACHA
ACHA
subtotal
Total
Additional
ACHA

YEAR

2002
2002
2002
2002
2002
2000

PROJECT

5 elderly apt rehab in Biglerville
1 general l/m apt rehab
4 units disability New Oxford
acquisition lot Littlestown
biglerville road
4 apts E. Golden Lane

2002 purchase 5th St property
2000 transitional hsg rehab
transition hsg grnt 5 units
1998 acquire 3 units Stratton
1998 20 units new construction
1998 housing counselor

2001 down payment/closing cost
down payment/closing cost

AMOUNT

$150,000
$45,000
$65,000
$21,000
$60,000
$45,000
$191,000
$240,000
$40,000
$119,950
$110,000
$200,000
$27,900
$737,850
$1,003,900

$20,010
$20,000

GRANT/ TERMS
ACHA Report Comments
LOAN
OF LOAN 4/26/2007 letter
LOAN
LOAN
LOAN
LOAN
LOAN
LOAN

1%/20yrs
2%/10yrs
1%/30 yrs
0%/6 mos
0%/6 mos
1%/30yrs

balace is $121,762
balance is $26,598
balance is $57,818

LOAN
LOAN
n/a
LOAN
LOAN
GRANT

1%/2yrs
0%/6 mos
n/a
until sold
until sold

closed out
listed as ongoing
grant not on co. ledger
repaid
repaid
listed as $28, 500

balance is $53,446
balance is $39,191

$378,826 balance
$217,501
not on county ledger

revolving
owed by ACHA
cash on hand
at ACHA
ongoing request

Source: Adams County and ACHA/Interfaith 2007
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APPENDIX F
POTENTIAL FUNDING SOURCES
In order to expand the supply of affordable housing, especially rental units, the following
sources of funding assistance are listed for private and public developers alike. A copy of
RAYAC’s Resource Library is included as part of this appendix as it is an excellent
source for homeownership financial assistance.
HUD 202 Capital Advance and Rental Assistance for Senior Housing- The Section 202
program provides interest-free capital advances to private, nonprofit sponsors to help
expand the supply of affordable housing with supportive services for the elderly. The
capital advance does not have to be repaid as long as the project serves very low-income
elderly persons for 40 years.
HUD 811 Capital Advance and Rental Assistance in Support of Housing for Persons with
Disabilities- The Section 811 program provides interest-free capital advances to nonprofit
sponsors to help them finance the development of rental housing such as independent
living projects, condominium units and small group homes with the availability of
supportive services for persons with disabilities so that they can live as independently as
possible in the community The capital advance can finance the construction,
rehabilitation, or acquisition with or without rehabilitation of supportive housing. The
advance does not have to be repaid as long as the housing remains available for very lowincome persons with disabilities for at least 40 years.
USDA/Rural Development-Rural Rental Housing Guaranteed Loan Program (Section
538) -This program is intended to fund construction, acquisition, or rehabilitation of rural
multifamily housing for low-income occupants. Residents of the completed housing
facility must be very low- to moderate-income households; or elderly, handicapped, or
disabled persons with income not in excess of 115% of the median income of the
surrounding area. The terms of the loans guaranteed may be up to 40 years, and the loans
must be fully amortized. Rates of the loans guaranteed must be fixed, as negotiated
between lender and borrower.
USDA/Rural Development Rural Rental Housing Program (Section 515)-Rural Rental
Housing Loans are direct, competitive mortgage loans made to provide affordable
multifamily rental housing for very low-, low-, and moderate-income families; the elderly;
and persons with disabilities. This is primarily a direct mortgage program, but its funds
may also be used to buy and improve land and to provide necessary facilities such as
water and waste disposal systems. 95 percent of tenants must have very low incomes.
There are four variations of the Section 515 loan program. They are Cooperative Housing,
Downtown Renewal Areas, Congregate Housing or Group Homes for Persons with
Disabilities, and the Rural Housing Demonstration Program. Loans are for up to 50 years
at an effective 1 percent interest rate.
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USDA/RD Direct Loan Program (Section 502) -Under the Direct Loan program,
individuals or families receive direct financial assistance directly from the Housing and
Community Facilities Programs in the form of a home loan at an affordable interest rate.
Most of the loans made under the Direct Loan Program are to families with income below
80% of the median income level in the communities where they live. Since HCFP is able
to make loans to those who will not qualify for a conventional loan, the HCFP Direct
Loan program enables many more people to buy homes than might otherwise be possible.
Direct loans may be made for the purchase of an existing home or for new home
construction. ACHA currently works with USDA in approving applicants for this program
(see page 50).
USDA Self-Help Housing Program (Section 523)-The Mutual Self-Help Housing Program
makes homes affordable by enabling future homeowners to work on homes themselves.
With this investment in the home, or "sweat equity", each homeowner pays less for his or
her home. Each qualified applicant is required to complete 65% of the work to build his or
her own home. Technical Assistance Grants and Site Loans are provided to nonprofit and
local government organizations, which supervise groups of 5 to 12 enrollees in the SelfHelp Program. Members of each group help work on each other's homes, moving in only
when all the homes are completed. Once accepted into the Self-Help Housing Program,
each individual enrollee generally applies for a Single-Family Housing Direct Loan
(Section 502). The Interfaith Housing Alliance of Maryland has been involved with this
program in Franklin County. (see page 55)
USDA Home Repair Loan and Grant Program (Section 504)-The Section 504 Program is for
very low income families who own homes in need of repair or need funds to make a home
accessible to someone with disabilities. Money may be provided, for example, to repair a
leaking roof; to replace a wood stove with central heating; to construct a front-door ramp
for someone using a wheelchair; or to replace an outhouse and pump with running water,
a bathroom, and a waste disposal system. Homeowners, 62 years and older, are eligible
for home improvement grants.
DCED administered HUD Community Development Block Grant (CDBG)-Grants and
technical assistance for federal designated municipalities for any type of community
development. Housing rehabilitation, public services, community facilities, infrastructure
improvement, development and planning . 70% of each grant must be used for activities
that benefit low- and moderate-income persons. Both Adams County and Gettysburg
Borough are annual recipients of these funds.
DCED administered HUD Section 108 Program-Communities that participate in the
CDBG program are able to obtain federally guaranteed loans to fund large economic
development projects or undertake revitalization activities by committing the use of future
CDBG funds to pay off the loan in case of default. Uses include acquisition,
rehabilitation, relocation, clearance, site preparation, and certain housing construction.
DCED Core Communities Housing Program- This program provides state-funded grants
for affordable housing activities in core communities. The initiative funds housing
activities eligible under the Housing and Redevelopment Assistance Program for new or
rehabilitated housing developments, but only on previously developed sites. Grants for
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affordable housing activities in previously developed areas undertaken by counties,
municipalities, redevelopment authorities, and certain nonprofit organizations.
DCED Housing and Redevelopment Assistance Program (HRA)DCED Neighborhood Assistance Program (NAP) – In this program, State Tax credits are
offered to encourage businesses to donate capital that can be used to provide eligible
services to low-income persons or distressed neighborhoods including housing activities.
DCED Elm Street Program –This program funds grants for planning, technical assistance
and physical improvements to residential and mixed use areas in proximity to central
business districts. Up to $250,000 is available for administrative costs associated with
hiring a full-time manager and projects located within the target area including public
infrastructure; structural improvements of buildings for mixed use; acquisition of
properties that could have historical significance in conjunction with local financial
institutions to encourage increased home-ownership and/or centralized management of
rental units in the project area; façade improvements grants for exterior sidings such as
painting, siding, covering, etc.; design assistance, and historically accurate improvements.
PHFA Refinance to an Affordable Loan Program (REAL)-The REAL program offers
attractive 30-year fixed rates. Because it combines 100 percent financing with flexible
credit underwriting, it may offer relief to homeowners like you who otherwise may not
qualify for typical mortgage refinance programs.
PHFA’s Loan Programs offer conventional and/or soft debt based upon the needs of the
development. The taxable and tax exempt bond loan programs provide ―conventional
debt‖ requiring monthly payments of principal and interest. The PennHOMES loan
program is ―soft debt‖ requiring the principal only to be repaid annually from excess cash
flow. In the early years of financing affordable rental housing, rental assistance was used
to support debt in amounts sufficient to build the development. With the transition from
rental assistance to lower rents paid only by the tenants, equity is used to fill the financing
gap that cannot be filled with debt. The equity is generated using the proceeds from the
syndication of Federal Low Income Tax Credits. There is also available short term, low
interest equity bridge loans and construction loans through PHFA
Federal Home Loan Bank Affordable Housing Program (AHP)- The AHP supports
projects that provide affordable housing to individuals and families whose incomes are
defined as low (51 to 80 percent of area median) or very low (50 percent and below of
area median). The AHP provides grants and loans that can be used for: single and multifamily housing, new construction and rehabilitation and transitional and single room
occupancy housing. AHP funds are increasingly being channeled toward projects that
provide special-needs populations — such as the mentally/physically disabled, frail
elderly, persons with HIV/AIDS, persons recovering from drug/alcohol addiction or
victims of domestic violence — with counseling, vocational and educational services,
medical support and other forms of assistance, in addition to housing. Maximum subsidy
amount of $500,000 may be allocated to each project.
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The following is excellent information for homebuyers found on the RAYAC website.
Updates and additional programs as they become available to homebuyers will appear so
it should be checked often.

Search

RAYAC
HOMEBUYER

To compliment Down Payment & Closing Cost Assistance programs, there are a
variety of affordable mortgage programs offered by lenders in our area. These
programs can be used in conjunction with the down payment & closing cost
assistance programs, enabling lower income families and individuals to become
homeowners. Who can use these programs? Persons of limited income, who are
credit worthy and, except for lacking funds for down payment and closing costs,
are strong candidates for home ownership.
With these tools at hand, it is our fiduciary responsibility, as REALTORS, to actively
serve this segment of the market. Listed below are affordable mortgage products
available locally, as well as three additional assistance programs available

EXAMPLES OF FINANCING PROGRAMS
97% FINANCING
• Income limits to 100% of median (currently $63,700 in York Co., $59,700 in
Adams Co. for family of 4)
• 97% financing permitted
• Borrower must contribute 3% of sales price in own funds
• Private mortgage insurance required if loan to value exceeds 80%
• No full house inspection required
• Property must be single family, owner occupied
• No restriction on property location
• Seller may contribute 3% of sales price to closing costs if loan to value exceeds
90%. Seller may contribute 6% towards closing costs if loan to value is greater
than 75% through 90%.
• Standard ratio of 38%
Pre-purchase counseling IS required

95% WITH 3/2 OPTION
• Income limits to 100% of median (currently $63,700 in York Co. & $59,700 in
Adams Co. for family of 4)
• 95% financing permitted
• The borrower must contribute 3% of the sales price in own funds. The
remaining 2% may come from qualified gift, secured loans or grant. One month
reserves required (principle, interest, taxes & insurance)Private mortgage
insurance required if loan to value exceeds 80%
• No full house inspection required
• Property must be single family, owner occupied
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• No restrictions on property location
• Seller may contribute 3% of sales price in closing costs if loan to value exceeds
90%. Seller may contribute 6% toward closing costs if loan to value exceeds 75%,
up through 90%.
• Standard ratio of 38%.
• No income limits if property is located within targeted area • 97% financing
permitted • No maximum housing expense to income ratio • Monthly debt to
income ratio should not be more than 42% • Property must be owner occupied,
requirements may differ for more than 2 units • Pre-purchase counseling IS
required • If the sales prices is $80,000 or less, borrower must contribute the
lesser of the 2% of the sales price or $1000. If the sales price exceeds $80,000,
borrower is required to contribute 2% of sales price of their own funds Prepurchase counseling IS required, unless buyer has previously owned a home & is
contributing 5% of own funds & has two months of reserves

FREDDIE MAC COMMUNITY GOLD
No income limits if property is located within targeted area
· 97% financing permitted
· No maximum housing expense to income ratio
· Monthly debt to income ratio should not be more than 42%
· Property must be owner occupied, requirements may differ for more than 2 units
· Pre-purchase counseling IS required
· If the sales prices is $80,000 or less, borrower must contribute the lesser of the
2% of the sales price or $1000. If the sales price exceeds $80,000, borrower is
required to contribute 2% of sales price of their own funds.

PHFA KEYSTONE HOME LOAN
• Income limits: York Co. 1 or 2 persons $ 63,700 3+ $73,200 Adams Co 1 or 2
persons $60,000 3+ $69,000
• Purchase Price must not exceed York Co. $ 289,000 Adams Co $237,000
• Meet definition of 1st time homebuyer
• 33/38 qualifying ratios
• 30 year fixed rates below market rate mortgage loans
• May require 1% origination fee & $300 qualifying fee
• Homebuyer education required if credit score below 660
• Possible recapture tax reimbursed by PHFA
• Must be homebuyer's primary residence 1 or 2 units allowed
• FHA loans and conventional require between 3%-5%

PHFA KEYSTONE PLUS
• Income limits: York Co. 1 or 2 persons $50,900 3+ $58,500. Adams Co.
$48,000 and $55,200.
• Purchase price must not exceed York Co. $202,000 Adams Co $170,000
• Must meet definition of a family or be a single disabled person.
• Meet definition of 1st time homebuyer.
• 33/38 qualifying ratios
• Primary residence only or 2 unit permitted with FHA or VA mortgage.
• Liquid assets after closing may not exceed $5000
• May require 1% origination fee
• Eligible borrowers may qualify for $2000 closing cost assistance.

FHA
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•
•
•
•
•
•
•
•
•
•
•
•
•
•

No income limits
Not restricted to first time homebuyers
Borrow contribution is 3% of sales price - may be gifted
No reserves required
Maximum loan amount in York & Adams Counties is $200,160 (single family)
Up front mortgage insurance premium may be financed into loan
Low monthly mortgage insurance premium
No full house inspection required
Property must meet HUD guidelines
Property must be 1-4 unit owner occupied
No restrictions on property location
Seller may pay up to 6% of closing costs
Standard ratios of 29/41 - may exceed under certain circumstances
Pre-purchase counseling NOT required

VA
•
•
•
•
•
•
•
•
•

No income limit
Maximum financing available
No reserve requirements
2% funding fee may be financed through the lender
No monthly mortgage insurance
Closing costs may be gift, borrowed or paid by seller
Fixed rate only
Fully assumable mortgage
No pre-payment penalties

GUARANTEED RURAL HOUSING
• Income limits to 115% of median based on family size (York Co. family of 4 is
$73,250, Adams Co. $68,650)
• 100% of value financing permitted
• First time homebuyers only, unless current housing is inadequate
• No borrow contribution required
• No reserves required
• No maximum mortgage amount
• Up front fee of 2% (of the sales price) may be financed into the mortgage
amount if the appraised value sufficiently exceeds the sales price
• No monthly mortgage insurance premium
• Property must meet HUD guidelines & defined thermal standards
• Must be single family, owner occupied dwelling
• Property must be located in a designated rural area
• Seller may pay all closing costs
• Standard ratios of 29/41, although some exceptions may be made on the
housing ratio
• Pre-purchase counseling NOT required
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ADAMS COUNTY INTERFAITH HOUSING CORP. ACT 137 FUNDS
Closing Cost Assistance Program for Adams County
• Meet the definition of a first-time homebuyer and not be on the deed of any
property at the time of application
• Be a citizen or permanent resident of the US , be over 18 years of age, and
possess the legal capacity to incur the obligation
• Intend to occupy the single-family property being purchased as a primary
residence
• Earn less than 80% of median income (per family size) Family of 4 = $47,750
• Qualify for financing under an approved first mortgage program being offered by
a participating lender
• Attend homebuyer education classes approved by the Adams County Interfaith
Housing Corp. prior to settlement
• Be pre-approved by a lender prior to applying for the assistance
• Agree to the terms of the loan to be provided (interest rates will vary between
3%-9%, terms will vary between 5-10 years, loan amounts will vary between $2$7,000 depending on the household income of the borrower)
• Agree to pay the fee for the ACIHC to run a credit report, the fee to record the
lien, and an administration fee of 3% of the loan amount (not to exceed $100)
• Borrower(s) may not have liquid assets that exceed $1,200 after closing

Federal Home Loan Bank of Pittsburgh 's First Front Door Program
• Must meet the definition of a first time homebuyer
• Intend to occupy the single-family property being purchased as a primary
residence
• Earn less than or 80% of median income (per family size)
• Qualify for financing under an approved first mortgage program being offered by
a participating lender
• Attend 8 hours of classroom pre-purchase counseling prior to settlement
• Close on a mortgage loan within eleven (11) months of registering for the
Program
• Agree to a 5 year forgivable lien being placed against the property for the
amount of the assistance (The FHLB/HBEF is a “matching program”. The match is
$3.00 for each $1.00 contributed by the participant; however, under NO
circumstance will the match exceed $5000.)
• Agree to pay the fee to record the forgivable lien.
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