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WHY DID THE LCPD 
FACILITATE THIS PLANNING 
PROCESS? 

Places2040 

• Growth Management 

Mobility Hub 

Affordable Housing Crisis 

Train Station Area is Underutilized 
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WHY DID THE LCPD 
FACILITATE THIS PLANNING 
PROCESS? 

Affordable Housing: 

• In 2020, HUD estimated Lancaster County needs more 

than 18,000 new affordable units to keep up with 

current demand.  

• Lancaster City: 

 - Housing Vacancy Rate: 2.2% 

 - Rental Market: 2.5% 

• 5%-10% is considered a healthy vacancy rate. 
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PLAN DOCUMENT 

• Existing Conditions 

• Previous and Related Plans 

• Public Engagement 

• Design Charrette 

• Recommendations 

• Implementation 
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VISON FOR THE TRAIN STATION 
AREA 
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Vision Statement 

“The Lancaster Train Station Area will be a 

cohesive and well-designed urban gateway 

neighborhood, safely connecting all 

transportation modes and attractive to a diverse 

mix of residents, housing and businesses that is 

compatible with and supportive of increased 

transit ridership.” 
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DENSITY AND PARKING ANALYSIS 

20XX PRESENTATION TITLE 18 



NEXT STEPS: 
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• Municipalities Adopt the Plan 

• Form a Multi-municipal Work Group 

• Work on Zoning Consistency 

 



a Parcel B development 

The Yards 
1147 Lititz Pike 

Lancaster, PA 17601 
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a Parcel B development 

Bio 
Live and work in Lancaster City 

Professional Background 
The Drogaris Companies  

University of North Carolina – Chapel Hill, MCRP/MBA 

Low-Income Housing Tax Credit Syndicator  

Development Finance Initiative (UNC School of Government) 

Monarch Development Group, LLC (affordable housing developer in PA) 

Parcel B Development Company (formerly SDL Devco, LLC) 

Chestnut Housing Board Member 

Nonprofit started by East Chestnut Street Mennonite Church to provide housing for families at 
risk-of homelessness. 

 
 

 



a Parcel B development 

Highlights & Goals  
Mixed-Use Transit Oriented Development  
• Goal: Set the tone to catalyze multi-story development with a variety of uses and multiple modes of 

transportation in the area surrounding the train station while creating a vibrant northern gateway to the City 

Provide 200+ Housing Units 
• Goal: Help meet the demand for more housing units in the City, especially the need for smaller homes 

• Goal: Provide up to 20% of the units affordable to households at or below 60% of Area Median Income 

Preserve a Historic Resource 
• Goal: Rehabilitate and adaptively reuse a landmark building that is part of the local and cultural fabric to create a 

unique amenity for residents to enjoy for years to come 

Redevelop an Underutilized, Infill Site 
• Goal: Create a vibrant place and activated streetscape, adding new value and benefits to the community 

• Goal: Maximize density and economic potential on a largely vacant and centrally located site adjacent to an 
existing hub of transportation and public infrastructure instead of developing farmland and natural areas 



a Parcel B development LOCATION MAP T H E  Y A R D S  –  F E B R U A R Y  2 7 ,  2 0 2 3  



a Parcel B development EXISTING CONDITIONS T H E  Y A R D S  –  F E B R U A R Y  2 7 ,  2 0 2 3  



a Parcel B development PROPOSED CONDITIONS T H E  Y A R D S  –  F E B R U A R Y  2 7 ,  2 0 2 3  



a Parcel B development PROPOSED CONDITIONS – STORMWATER MANAGEMENT T H E  Y A R D S  –  F E B R U A R Y  2 7 ,  2 0 2 3  

Stormwater management: Nearly 3.2 

million gallons of water will be captured 

and infiltrated. Run-off rate is being 

reduced to 50% of the existing flow.  
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a Parcel B development L i t i t z  P i k e  /  M a r s h a l l  A v e n u e  I n t e r s e c t i o n  T H E  Y A R D S  –  F E B R U A R Y  2 7 ,  2 0 2 3  



a Parcel B development 

Housing Need 
“Housing studies and planning show a need for a minimum of 300 additional 
affordable housing units and rehabilitation of a minimum of 1,000 existing affordable 
housing units within the City over the next five years.” –City ARPA RFP 

Our goal is to provide 45 units (20%) at 60% of Area Median Income in The Yards 

 

 

 

Unit Type Maximum Rent Household Income Limit 

Studio $948 $37,900 

1 Bedroom $1,015 $40,600 

2 Bedroom $1,218 $48,700 

“The City’s housing stock does not align with current household compositions in that 
most homes are single family, multi-bedroom dwellings while the majority of 
households are composed of just one or two people.” –City ARPA RFP 

The Yards will offer 162 units or 72% of the units as studio and 1-bedroom apartments. 

 

$522 less per month  
(on avg.) 



a Parcel B development 

Why Mixed-Income Housing 
High demand for housing at all income levels but urgent need for those 

at lower incomes 

Quicker to develop and more cost effective due to private capital and 

conventional funding sources 

Market rate units can help cover for lower rent units 

Social benefits of living in a diverse community and deconcentrating 

poverty 



a Parcel B development 

Funding Structure 

Convention
al First 

Mortgage 
75% 

Creative 
Low-Cost 

Funds 12% 

Traditional 
Private 
Equity 
13% 

SOURCES 

The Gist: Replace High-Cost Private Equity with Low-Cost 
Social Impact and Public Funds 

 

The Economics: It takes about $110,000 per unit @ 1-2% 
average cost of capital to convert a unit from “market rate” to 
affordable (60% of AMI) i.e., reduce rents by $522 per month.  
The Yards needs about $7M in low-cost funds to have 45 units of 
affordable housing. 

 

Creative Housing Fund Sources to make it happen:  HOME 
Funds, American Rescue Plan Act (ARPA), Local Foundations 



a Parcel B development 

Problem: We haven’t built enough housing over the last 10 years 

My Philosophy: Let’s build more housing 

Reality: High barriers to entry and Competing Interests 

Zoning, Land Development, Historical, Stormwater, Environmental, Building 

Codes 

As a community, how do we prioritize and balance water quality, environmental 

sustainability, housing affordability, historical resources, preservation of 

farmland, etc.? 

Competing interests = 

We can’t have it all  

And meanwhile… Development costs are going up  

Philosophy and Reality of Development 



a Parcel B development 

Thank you! 

RGS Associates, Inc. 

Douglas Charles Phillips Architect LLC 

Citadal DCA 

Pelger Engineering & Construction, Inc. 

Boyd Wilson 

Tenfold 


