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Welcome / Schedule
Sharon Cino, Senior Planner



Schedule
May – June 2024 November – December 2024

Taking Care of What We Have
• Agricultural & natural land
• Water quality & stormwater

Growing Responsibly – Urban Areas
• Industrial land
• Infill & reinvestment

July – August 2024 January – February 2025

Creating Great Places
• Housing choice
• Placemaking

Growing Responsibly – Rural Areas
• Rural special districts
• Rural residential zoning

September – October 2024 March – April 2025

Connecting People, Place, & 
Opportunity
• Jobs, housing, & transportation

Thinking Beyond Boundaries
• Consistent planning & regulation



Background
Kip Van Blarcom, Director for Implementation & Outreach





The Big Ideas

Under each of the big ideas, places2040 
(and your plan) will cover:

• What We Heard
• What the Data Tells Us
• What We Need to Do Differently

o The policies – the bullets under 
the big ideas

• How We’ll Measure Our Progress





Policies
• Make our downtowns more vibrant, 

safe, and attractive
• Design communities that put people 

first
• Create a mix of uses in our 

communities and corridors
• Provide a greater supply and diversity of 

housing types to own and rent 
• Find new and innovative ways to reduce 

congestion

Creating Great Places



Today’s Discussion Creating Great Places

Today, we’ll be focusing on Housing Choice – 
Providing a greater supply and diversity of 
housing types to own and rent

Placemaking is another important part of 
Creating Great Places, but we’ll address that at 
a future meeting.

Placemaking is about identifying the places that 
are important to us and making them better – 
turning them into places we want to visit 
instead of just driving through.



Housing Choice
Matt Hoyer, Senior Planner



Housing Types



Existing Housing Types East Region

• Shows the variety of housing 
types that exist 



Housing Challenges
Two main housing affordability issues we 
are seeing countywide:

• Not enough new housing to make up 
for existing aging units

• Not enough housing choice

Cost Burdenship in Lancaster County

Renters 46.0%

Mortgaged Homeowners 23.6%

Non-Mortgaged Homeowners 11.0%

• Housing cost burden occurs when a 
household spends more than 30% of its 
gross income on housing

• Focus on renters/mortgaged homeowners 
where data available

Cost Burdenship in Pequea Valley

Renters 35.7%

Mortgaged Homeowners 33.6%

Non-Mortgaged Homeowners 11.4%



Pequea Valley: 4.0%
Rented units: 1.7%
Owned units: 0.1%
Other vacant: 2.2%

Vacancy Rates      
Overall
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2022
Countywide: 3.2%
Rented units: 2.8%
Owned units: 0.1%
Other vacant: 0.3%



Households vs. Housing Units
Total: 212,016 (+9.2%)

Households

% Change Over
the Last Decade

Individuals Living Alone

53,114

+ 15.4%

Without Children (Not Alone)

150,785

+ 14.0%

With Children Under 18

61,231

- 1.2%

Source: American Community Survey 2022 1-Year Estimates

0-1 Bedroom

22,695

+ 19.8%

2 Bedrooms

46,663

+ 1.2%

3 Bedrooms

90,643

+ 4.9%

4+ Bedrooms

58,986

+ 10.7%

Housing UnitsHousing Units

% Change Over
the Last Decade

Total: 218,987 (+7.0%)

Countywide



Units Permitted Countywide

Total Units Permitted
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Structures with 5+ Units
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1 Unit 2 Units 3 and 4 Units 5 Units or More • VGA: detached house min lot area: 10,000 sq. ft.
• 60% of GA area allows duplexes/twins by right
• 40% allows attached homes/multifamily
• 4/5 is just Paradise Township
• Salisbury and Leacock add restrictive conditions



Households Without Children

Source: American Community Survey 2018-2022 5-Year Estimates

% of Households Without Children
% of Studio, 1, or 2 Bed Units

County population and household 
growth coming from: 

• Retired couples
• Empty nesters
• Renters
• Single-person households

Pequea Valley
• Young families with kids
• 5+ bed units over 3x rate of county

Countywide



Households Without Children Pequea Valley

Source: American Community Survey 2018-2022 5-Year Estimates

% of Households Without Children
% of Studio, 1, or 2 Bed Units

Leacock

Salisbury

Paradise

County population and household 
growth coming from: 

• Retired couples
• Empty nesters
• Renters
• Single-person households

Pequea Valley
• Young families with kids
• 5+ bed units over 3x rate of county



Median Homeowner Income
% of Units Single-Family Detached

Housing Diversity & Costs vs. Income

• Correlation between low 
incomes/low diversity/high costs 
for homeowners and renters

• Renters with low incomes most 
impacted by lack of local housing 
choice

• Reminder: twins, rowhomes are 
single-family attached

Source: American Community Survey 2018-2022 5-Year Estimates

Median Yearly Housing Costs 
(with Mortgage)

Countywide



Median Yearly Housing Costs 
(with Mortgage)

Median Homeowner Income
% of Units Single-Family Detached

Housing Diversity & Costs vs. Income Pequea Valley

• Correlation between low 
incomes/low diversity/high costs 
for homeowners and renters

• Renters with low incomes most 
impacted by lack of local housing 
choice

• Reminder: twins, rowhomes are 
single-family attached

Source: American Community Survey 2018-2022 5-Year Estimates

Leacock

Salisbury

Paradise



Pequea Valley

• 30% of GA area in PV only 
allows detached SF by right

• 60% allows duplexes/twins 
by right

• 40% allows attached (mostly 
Paradise)

• Consider expanding building 
conversion availability

Housing Diversity & Costs vs. Income

Leacock

Salisbury

Paradise



Flexibility in Residential Districts
• Looks at the range of flexibility of 

zoning districts that allow 
residential uses

• Darker shades indicate higher 
flexibility for permitted residential 
uses with public sewer

East Region



Flexibility in Mixed Use Districts  East Region

• Darker shades on the map shows 
where mixed use zoning districts 
were allowed with permitted 
residential uses 



More small units available means:
• Lower median rents
• Fewer cost-burdened renters

Pequea Valley
• Generally wealthier renters, but 

higher median rent (+$100)
• Renters generally living in older units

o Only 30% rentals built 
post-1980

% of Cost-Burdened Renters

Median Monthly Rent
% of Studio, 1, or 2 Bed Units

Housing Diversity & Costs vs. Income

Source: American Community Survey 2018-2022 5-Year Estimates

Countywide



More small units available means:
• Lower median rents
• Fewer cost-burdened renters

Pequea Valley
• Generally wealthier renters, but 

higher median rent (+$100)
• Renters generally living in older units

o Only 30% rentals built 
post-1980

% of Cost-Burdened Renters

Median Monthly Rent
% of Studio, 1, or 2 Bed Units

Housing Diversity & Costs vs. Income Pequea Valley

Source: American Community Survey 2018-2022 5-Year Estimates

Leacock

Salisbury

Paradise



Median Housing Costs & 
Small Unit Availability vs. Cost-Burdened

Source: American Community Survey 2018-2022 5-Year Estimates

• Also true for mortgaged homeowners
• Homeowner cost-burdenship 

closely linked to median 
homeowner income

Pequea Valley
• Home values $100k (+40%) more 

than county, wages 5% higher
• 60% of students qualify for lunch aid

o County: 52%, state: 60%

% of Cost-Burdened Homeowners 
(with Mortgage)

Median Monthly Housing Costs 
(with Mortgage)

% of Studio, 1, or 2 Bed Units

Countywide



% of Cost-Burdened Homeowners 
(with Mortgage)

Median Monthly Housing Costs 
(with Mortgage)

% of Studio, 1, or 2 Bed Units

Median Housing Costs & 
Small Unit Availability vs. Cost-Burdened Pequea Valley

Source: American Community Survey 2018-2022 5-Year Estimates

• Also true for mortgaged homeowners
• Homeowner cost-burdenship 

closely linked to median 
homeowner income

Pequea Valley
• Home values $100k (+40%) more 

than county, wages 5% higher
• 60% of students qualify for lunch aid

o County: 52%, state: 60%

Leacock

Salisbury

Paradise



Summary / Discussion
Problems

• Vacancy in region lower than 
county

• More large households, children 
than rest of county

• Not enough new units
• Not enough housing choice
• Housing costs much higher than 

county
• Not enough housing choice

Solutions
• VGAs: adjust zoning, permitting to 

make it easy to build small (0-3-
bedroom) units

• Smaller minimum lot sizes for 
detached homes in VGAs

• Focus on “missing middle” housing: 
twins, duplexes, townhomes, 2-5 
unit multifamily

• Encourage building conversions



Related Initiatives
Kip Van Blarcom, Director for Implementation & Outreach



Growth Area Recalibration
For the first time in (30) years, we’re revisiting 
growth area boundaries throughout the 
county. There are two types:

• Urban Growth Areas (UGAs)
• Village Growth Areas (VGAs)

Within these areas, we’re looking closely 
at the need for:
• More diverse housing types
• More industrial land for existing 

businesses to expand



Focus Areas
• Where housing and industrial 

development might be most 
efficient and effective

• Places where we could align 
municipal policies across 
boundaries

• Could eventually link funding 
programs to these areas

East Planning Area



Buildable Land



Draft Survey
Sharon Cino, Senior Planner



Next Committee Meeting
Sharon Cino, Senior Planner



Next Meeting

• The next meeting will be held in September or October
• The big idea for this meeting will be Connecting People, 

Place, & Opportunity



Thank you!
https://lancastercountyplanning.org/301/Pequea-Valley-Region
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