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Economic Development
Overview
The short-term focus of Act 47 recovery plans is fiscal stabilization. This Recovery Plan for the City
of Harrisburg includes initiatives to ensure that fiscal stabilization remains a central focus. The longterm focus of a recovery plan must be on economic development – the steps the City must take
immediately and in upcoming years to strengthen its economic base, which is critical to providing the
resources needed to sustain core municipal services and achieve ultimate recovery.
As the capital city of Pennsylvania and the business center of South Central Pennsylvania,
Harrisburg must capitalize on its location and state government role to generate commerce and
economic development activity. The City already has a foundation to build upon to support urban
renewal and lifestyle improvements including: (1) cultural and entertainment resources; (2) shopping
venues; (3) multiple medical services within close proximity; and (4) access to diverse transportation
systems including the Capital Beltway system which includes two interstate highways and one state
highway as well as the Pennsylvania Turnpike, Interstates 81, 83 and 283, Amtrak passenger rail
service to and from Harrisburg and Harrisburg International Airport.
To help capitalize on the opportunities, Harrisburg has:





multiple economic development groups willing to pursue the same goals as the City;
several diverse and well-recognized educational institutions within the City and its
surrounding areas;
a central location to multiple transportation modes (important to both City residents and
businesses looking to locate in the City); and
a role as regional hub for government and politics with all executive, legislative and judicial
functions of the Commonwealth located within the Pennsylvania State Capitol Complex and
at various nearby locations.

Currently, there are various strong and active economic development groups within the Harrisburg
City limits:







The Harrisburg Regional Chamber/Capital Region Economic Development Corporation;
Harristown Development Corporation;
Harrisburg Redevelopment Authority;
Harrisburg Downtown Improvement District;
Dauphin County Department of Community and Economic Development; and
Dauphin County Economic Development Corporation.

All of these are critical organizations willing to coordinate and assist with a long-term economic
development strategy and plan for the City. In addition to economic development organizations,
there are multiple development groups interested in moving the City forward. An example of this
public/private partnership is a group called Harrisburg 20/20 which includes business and community
leaders dedicated to the growth of the City of Harrisburg. The group has a vision of a world class
and sustainable medium-sized city that is outgrowing the region in population and is dramatically
improved by the year 2020.58 Not only does the City have multiple economic development
58

Brad Jones, Harristown Development Corporation, Powerpoint Presentation “Harrisburg 2020: A Vision for the Future”, Slide 2.
Harrisburg 20/20 is an Ad Hoc Committee of HRC/CREDC
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Economic Development
Overview
The short-term focus of Act 47 recovery plans is fiscal stabilization. This Recovery Plan for the City
of Harrisburg includes initiatives to ensure that fiscal stabilization remains a central focus. The longterm focus of a recovery plan must be on economic development – the steps the City must take
immediately and in upcoming years to strengthen its economic base, which is critical to providing the
resources needed to sustain core municipal services and achieve ultimate recovery.
As the capital city of Pennsylvania and the business center of South Central Pennsylvania,
Harrisburg must capitalize on its location and state government role to generate commerce and
economic development activity. The City already has a foundation to build upon to support urban
renewal and lifestyle improvements including: (1) cultural and entertainment resources; (2) shopping
venues; (3) multiple medical services within close proximity; and (4) access to diverse transportation
systems including the Capital Beltway system which includes two interstate highways and one state
highway as well as the Pennsylvania Turnpike, Interstates 81, 83 and 283, Amtrak passenger rail
service to and from Harrisburg and Harrisburg International Airport.
To help capitalize on the opportunities, Harrisburg has:





multiple economic development groups willing to pursue the same goals as the City;
several diverse and well-recognized educational institutions within the City and its
surrounding areas;
a central location to multiple transportation modes (important to both City residents and
businesses looking to locate in the City); and
a role as regional hub for government and politics with all executive, legislative and judicial
functions of the Commonwealth located within the Pennsylvania State Capitol Complex and
at various nearby locations.

Currently, there are various strong and active economic development groups within the Harrisburg
City limits:







The Harrisburg Regional Chamber/Capital Region Economic Development Corporation;
Harristown Development Corporation;
Harrisburg Redevelopment Authority;
Harrisburg Downtown Improvement District;
Dauphin County Department of Community and Economic Development; and
Dauphin County Economic Development Corporation.

All of these are critical organizations willing to coordinate and assist with a long-term economic
development strategy and plan for the City. In addition to economic development organizations,
there are multiple development groups interested in moving the City forward. An example of this
public/private partnership is a group called Harrisburg 20/20 which includes business and community
leaders dedicated to the growth of the City of Harrisburg. The group has a vision of a world class
and sustainable medium-sized city that is outgrowing the region in population and is dramatically
improved by the year 2020.62 Not only does the City have multiple economic development
62

Brad Jones, Harristown Development Corporation, Powerpoint Presentation “Harrisburg 2020: A Vision for the Future”, Slide 2.
Harrisburg 20/20 is an Ad Hoc Committee of HRC/CREDC
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organizations, there are also multiple educational institutions within close proximity to the City or
even within the City, including:










Harrisburg Area Community College;
Harrisburg University of Science and Technology;
Penn State Harrisburg Eastgate Center;
Temple University Harrisburg Campus;
Messiah College;
Widener University Harrisburg Campus;
Duquesne University Capital Region Campus;
Penn State Hershey Medical Center; and
Penn State Harrisburg.

Assessment
For most of the last three decades, the City of Harrisburg’s economic development
section/division/department has undergone many transformations due to both external and internal
factors. Initially, the Office of Economic Development was established to house the Mayor’s Office
of Minority Business Enterprises (OMBE) in 1983. Soon after, in 1984, the Mayor’s Office of
Business and Industrial Development (OBID) was established to work with OMBE to develop new
projects and business ventures for the City. In 1990, a consolidation occurred between these offices
which established the Mayor’s Office of Economic Development (MOED). Ultimately, MOED was
responsible to promote and advance business and industrial development. MOED served as the
“gatekeeper” to other sources of financing at the county, state, and federal levels.
In 2001, the Mayor’s Office of Special Projects (MOSP) was established to provide organizational
leadership for diverse, high-profile and long-term projects such as City Island’s Skyline Sports
Complex, Riverside Stadium, Riverside Village Park, the National Civil War Museum, the Municipal
Solid Waste and Recycling Center, Central Energy Office and the Harrisburg Energy Recovery
Project. In 2004, there was another merger of economic development agencies with MOED and
MOSP merging into MOEDSP.59 The purpose of MOEDSP was “to assist individuals and
businesses in successfully navigating through the process of starting, relocating, or expanding a
business within the City of Harrisburg.”60 A variety of other functions were also housed in the office
(e.g., cable franchising, TV station, Broad St. Market, website, energy consortium and representation
of City on Boards), which diluted the office’s focus on development activities. However, following the
mayoral transition and loss of personnel within MOEDSP in 2010, MOEDSP essentially dissolved;
currently City economic development efforts are housed in DBHD’s Bureau of Economic
Development.
As mentioned in the DBHD chapter of this Recovery Plan, the Department has broad community
development responsibilities. Its overall purpose is to plan and guide development, implement and
enforce codes and operate neighborhood renewal programs. Unfortunately, the City does not have
a proactive economic development strategy. The City’s limited economic development efforts are
managed solely by the Director of DBHD, who is encumbered by many other departmental
responsibilities.

59
60

http://www.harrisburgpa.gov/Business/Doing_Business.html
Ibid
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organizations, there are also multiple educational institutions within close proximity to the City or
even within the City, including:










Harrisburg Area Community College;
Harrisburg University of Science and Technology;
Penn State Harrisburg Eastgate Center;
Temple University Harrisburg Campus;
Messiah College;
Widener University Harrisburg Campus;
Duquesne University Capital Region Campus;
Penn State Hershey Medical Center; and
Penn State Harrisburg.

Assessment
For most of the last three decades, the City of Harrisburg’s economic development
section/division/department has undergone many transformations due to both external and internal
factors. Initially, the Office of Economic Development was established to house the Mayor’s Office
of Minority Business Enterprises (OMBE) in 1983. Soon after, in 1984, the Mayor’s Office of
Business and Industrial Development (OBID) was established to work with OMBE to develop new
projects and business ventures for the City. In 1990, a consolidation occurred between these offices
which established the Mayor’s Office of Economic Development (MOED). Ultimately, MOED was
responsible to promote and advance business and industrial development. MOED served as the
“gatekeeper” to other sources of financing at the county, state, and federal levels.
In 2001, the Mayor’s Office of Special Projects (MOSP) was established to provide organizational
leadership for diverse, high-profile and long-term projects such as City Island’s Skyline Sports
Complex, Riverside Stadium, Riverside Village Park, the National Civil War Museum, the Municipal
Solid Waste and Recycling Center, Central Energy Office and the Harrisburg Energy Recovery
Project. In 2004, there was another merger of economic development agencies with MOED and
MOSP merging into MOEDSP.63 The purpose of MOEDSP was “to assist individuals and
businesses in successfully navigating through the process of starting, relocating, or expanding a
business within the City of Harrisburg.”64 A variety of other functions were also housed in the office
(e.g., cable franchising, TV station, Broad St. Market, website, energy consortium and representation
of City on Boards), which diluted the office’s focus on development activities. However, following the
mayoral transition and loss of personnel within MOEDSP in 2010, MOEDSP essentially dissolved;
currently City economic development efforts are housed in DBHD’s Bureau of Economic
Development.
As mentioned in the DBHD chapter of this Recovery Plan, the Department has broad community
development responsibilities. Its overall purpose is to plan and guide development, implement and
enforce codes and operate neighborhood renewal programs. Unfortunately, the City does not have
a proactive economic development strategy. The City’s limited economic development efforts are
managed solely by the Director of DBHD, who is encumbered by many other departmental
responsibilities.

63
64

http://www.harrisburgpa.gov/Business/Doing_Business.html
Ibid
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Most recently, many of the economic development projects within the City have been spearheaded
by other economic or community development agencies such as the Harrisburg Regional Chamber
and Capital Region Economic Development Corporation (CREDC) and the Dauphin County
Community and Economic Development Department. More recent projects that have occurred in the
City include the establishment of Harrisburg University in downtown as well as the establishment of
Harrisburg Area Community College in Midtown. Both colleges provide opportunities to reach out to
diverse populations and open doors to introduce these populations to Harrisburg.
DBHD has worked with and continues to partner with the HRA. The HRA’s primary mission is to
improve development and investment within the City as well as to bring investment to the City. HRA
often partners with City departments such as DBHD and other City agencies. The City consistently
looks to the HRA to acquire distressed properties since the HRA can assert eminent domain for
blight elimination and urban renewal plans.
The HRA uses DBHD CDBG funds for property
acquisition, management and disposition. Conservatively, over the last 10 years, the HRA has
acquired 697 blighted or distressed properties, and successfully redeveloped 536 of those blighted
properties. Currently, the HRA’s inventory of blighted properties is 566, of which approximately 264
are under contract or currently being redeveloped. The HRA is vital to urban development and
redevelopment. Moving forward, a strong partnership between DBHD and HRA will be critical to
success of the City’s economic development efforts.
Current Status of Regional Economic Efforts
While some projects within the City have come to fruition over the past decade, currently, the City of
Harrisburg is at a crossroads for economic and community development. Multiple economic and
community development projects have been identified by key stakeholders. However, a coordinated
effort is needed to identify, prioritize and implement the projects. Due to essential and overarching
concerns including the higher cost of doing business within the City limits, lack of a coordinated
relationship among City government and the business community, and pressing infrastructure
needs, there are a few economic development projects which are taking longer than expected to
finish or are not being started at all. There has been a steady decline of residents within the City in
recent years as well as a steady incline of businesses leaving the City for a cheaper cost of doing
business “just across the river.”
The following subsections provide statistics which reveal the decline in population and the
accelerated rate of businesses leaving the City.
Population Decline
In 1950, the population of the City of Harrisburg was approximately 90,000. By 2000, the population
of the City had dropped under 50,000. Along with the population decline, there have been no new
residential multi-family projects built in decades within the City; currently home ownership is the
lowest in the region (42% home ownership compared to home ownership rates of 70% in West
Shore communities and 72% in East Shore communities).61
Business Flight and Avoidance
Currently, businesses are not seeking to locate headquarters in Harrisburg and there are multiple
vacant anchor buildings which are ultimately “opportunities not realized.”62 Businesses are not
locating their headquarters in the City due to higher taxes, parking fees, higher utilities and a small
number of readily available large sites. Over the last few decades, very few companies have sought
to locate their headquarters in Harrisburg; these include: (1) Pinnacle Health; (2) Hersha; (3) Central
Penn Business Journal; and (4) Penn National Insurance. On the contrary, the list of companies

61
62

Ibid
Brad Jones “Harrisburg 20/20: A Vision for the Future” PowerPoint Presentation
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Most recently, many of the economic development projects within the City have been spearheaded
by other economic or community development agencies such as the Harrisburg Regional Chamber
and Capital Region Economic Development Corporation (CREDC) and the Dauphin County
Community and Economic Development Department. More recent projects that have occurred in the
City include the establishment of Harrisburg University in downtown as well as the establishment of
Harrisburg Area Community College in Midtown. Both colleges provide opportunities to reach out to
diverse populations and open doors to introduce these populations to Harrisburg.
DBHD has worked with and continues to partner with the HRA. The HRA’s primary mission is to
improve development and investment within the City as well as to bring investment to the City. HRA
often partners with City departments such as DBHD and other City agencies. The City consistently
looks to the HRA to acquire distressed properties since the HRA can assert eminent domain for
blight elimination and urban renewal plans.
The HRA uses DBHD CDBG funds for property
acquisition, management and disposition. Conservatively, over the last 10 years, the HRA has
acquired 697 blighted or distressed properties, and successfully redeveloped 536 of those blighted
properties. Currently, the HRA’s inventory of blighted properties is 566, of which approximately 264
are under contract or currently being redeveloped. The HRA is vital to urban development and
redevelopment. Moving forward, a strong partnership between DBHD and HRA will be critical to
success of the City’s economic development efforts.
Current Status of Regional Economic Efforts
While some projects within the City have come to fruition over the past decade, currently, the City of
Harrisburg is at a crossroads for economic and community development. Multiple economic and
community development projects have been identified by key stakeholders. However, a coordinated
effort is needed to identify, prioritize and implement the projects. Due to essential and overarching
concerns including the higher cost of doing business within the City limits, lack of a coordinated
relationship among City government and the business community, and pressing infrastructure
needs, there are a few economic development projects which are taking longer than expected to
finish or are not being started at all. There has been a steady decline of residents within the City in
recent years as well as a steady incline of businesses leaving the City for a cheaper cost of doing
business “just across the river.”
The following subsections provide statistics which reveal the decline in population and the
accelerated rate of businesses leaving the City.
Population Decline
In 1950, the population of the City of Harrisburg was approximately 90,000. By 2000, the population
of the City had dropped under 50,000. Along with the population decline, there have been no new
residential multi-family projects built in decades within the City; currently home ownership is the
lowest in the region (42% home ownership compared to home ownership rates of 70% in West
Shore communities and 72% in East Shore communities).65
Business Flight and Avoidance
Currently, businesses are not seeking to locate headquarters in Harrisburg and there are multiple
vacant anchor buildings which are ultimately “opportunities not realized.”66 Businesses are not
locating their headquarters in the City due to higher taxes, parking fees, higher utilities and a small
number of readily available large sites. Over the last few decades, very few companies have sought
to locate their headquarters in Harrisburg; these include: (1) Pinnacle Health; (2) Hersha; (3) Central
Penn Business Journal; and (4) Penn National Insurance. On the contrary, the list of companies

65
66

Ibid
Brad Jones “Harrisburg 20/20: A Vision for the Future” PowerPoint Presentation
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which have left the City for other locations is eye-opening. The following are the companies that
have left for other locations (all within the last decade (2000-2010):63
















Academy of Medical Arts (2003)
Arcus (2006)
Barbizon School of Modeling and Acting (2005)
Belco (2006)
Corporate University XChange (2007)
Crabtree Rorhbaugh & Associates (2000)
Harrisburg Magazine (2003)
Hayes Large Architects (2004)
Mediquill (2005)
Morgan Stanley Dean Witter (2001)
Pennsylvania Association of Mutual Insurances (2000)
Skelly and Loy, Inc. (2007)
Smith Barney (2009)
Susquehanna Bank (2008)
Wendt Partners (2007)

Despite the number of companies choosing to relocate, the number of new jobs generated by those
headquarters choosing to locate in Harrisburg is still far greater. Based on best available estimates,
the number of jobs lost from the relocation of these companies is approximately 330. Conversely,
the number of jobs the headquarters noted above brought to the City is approximately 4,675.
Within the last five years, there has been a definitive fluctuation in occupancy rates and inventory
within the Harrisburg Downtown Business District. Beginning in 2006, the numbers reveal a strong
year for the Downtown Business District.64 In 2006, absorption totaled 103,100 square feet (s.f.) and
occupancy and rental rates remained at or near all time highs while available inventory continued to
decline, closing the year at 247,000 s.f. In 2006, the redevelopment of the Downtown Business
District was an important component in keeping tenant interest and demand in Downtown
Harrisburg. In 2007, mixed results were seen in the Downtown Business District. Absorption totaled
a negative 7,600 s.f. after two years of positive gains.65 In 2007, there was a weakened demand
overall and the Downtown Business District was unable to move figures to positive levels. The total
inventory in 2007 was 270,319 s.f. In 2008, overall, the Downtown Business District attempted to
recover from its performance in 2007. Absorption totaled 46,769 s.f. and total available inventory
closed the year at 290,750 s.f.66
In 2009 there was a distinct change in the dynamics of the Downtown Business District. First,
absorption totaled a negative 81,224 s.f. In the Market Watch Year End-Report (2009) completed by
Landmark Realty, the market summary states “…incinerator issues, tax concerns and Mayoral races
fueled uncertainty throughout the year.”67 The juxtaposition of Downtown Business District inventory
increasing and demand for the space decreasing created a critical dilemma for the District. The total
available office space increased to almost 428,000 s.f. and occupancy rates dropped in every
segment. As for 2010, the latest Landmark Realty Market Watch Report (3rd quarter 2010) revealed
a continued negative absorption. In the third quarter of 2010, absorption totaled negative 30,600 s.f.
Details reveal that the Class A segment of the market remained unchanged at 94% as absorption
63

Note years are best estimates provided from Harristown Development
Landmark Commercial Realty Inc., Market Watch Year End 2006
65
Landmark Commercial Realty Inc., Market Watch Year End 2007
66
Landmark Commercial Realty Inc., Market Watch Year End 2008
67
Landmark Commercial Realty Inc., Market Watch Year End 2009
64
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which have left the City for other locations is eye-opening. The following are the companies that
have left for other locations (all within the last decade (2000-2010):67
















Academy of Medical Arts (2003)
Arcus (2006)
Barbizon School of Modeling and Acting (2005)
Belco (2006)
Corporate University XChange (2007)
Crabtree Rorhbaugh & Associates (2000)
Harrisburg Magazine (2003)
Hayes Large Architects (2004)
Mediquill (2005)
Morgan Stanley Dean Witter (2001)
Pennsylvania Association of Mutual Insurances (2000)
Skelly and Loy, Inc. (2007)
Smith Barney (2009)
Susquehanna Bank (2008)
Wendt Partners (2007)

Despite the number of companies choosing to relocate, the number of new jobs generated by those
headquarters choosing to locate in Harrisburg is still far greater. Based on best available estimates,
the number of jobs lost from the relocation of these companies is approximately 330. Conversely,
the number of jobs the headquarters noted above brought to the City is approximately 4,675.
Within the last five years, there has been a definitive fluctuation in occupancy rates and inventory
within the Harrisburg Downtown Business District. Beginning in 2006, the numbers reveal a strong
year for the Downtown Business District.68 In 2006, absorption totaled 103,100 square feet (s.f.) and
occupancy and rental rates remained at or near all time highs while available inventory continued to
decline, closing the year at 247,000 s.f. In 2006, the redevelopment of the Downtown Business
District was an important component in keeping tenant interest and demand in Downtown
Harrisburg. In 2007, mixed results were seen in the Downtown Business District. Absorption totaled
a negative 7,600 s.f. after two years of positive gains.69 In 2007, there was a weakened demand
overall and the Downtown Business District was unable to move figures to positive levels. The total
inventory in 2007 was 270,319 s.f. In 2008, overall, the Downtown Business District attempted to
recover from its performance in 2007. Absorption totaled 46,769 s.f. and total available inventory
closed the year at 290,750 s.f.70
In 2009 there was a distinct change in the dynamics of the Downtown Business District. First,
absorption totaled a negative 81,224 s.f. In the Market Watch Year End-Report (2009) completed by
Landmark Realty, the market summary states “…incinerator issues, tax concerns and Mayoral races
fueled uncertainty throughout the year.”71 The juxtaposition of Downtown Business District inventory
increasing and demand for the space decreasing created a critical dilemma for the District. The total
available office space increased to almost 428,000 s.f. and occupancy rates dropped in every
segment. As for 2010, the latest Landmark Realty Market Watch Report (3rd quarter 2010) revealed
a continued negative absorption. In the third quarter of 2010, absorption totaled negative 30,600 s.f.
Details reveal that the Class A segment of the market remained unchanged at 94% as absorption
67

Note years are best estimates provided from Harristown Development
Landmark Commercial Realty Inc., Market Watch Year End 2006
69
Landmark Commercial Realty Inc., Market Watch Year End 2007
70
Landmark Commercial Realty Inc., Market Watch Year End 2008
71
Landmark Commercial Realty Inc., Market Watch Year End 2009
68
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totaled a negative 1,700 s.f. The Class B+ segment totaled a negative 14,500 s.f. and occupancy
rates dropped to 89%. The Class B segment totaled a negative 14,400 s.f. as occupancy rates
move to 87%. In summary, the Landmark Commercial Realty Third Quarter 2010 Market Watch
Report suggests that within the Downtown Business District “…the real estate market continues to
see volatility in pricing and demand in the Class B+ and B segments of the Downtown Office Market.
This trend will most likely continue into the Fourth Quarter of 2010 as Harrisburg’s fiscal picture
becomes clearer. The Class A segment remains on solid footing, fueled by government related
transactions and lobbyists who see the importance of being in close proximity to the Capitol
Complex. Unfortunately, Class B+ and B availabilities continued to increase and must strengthen in
order to improve the office climate of Downtown going forward.”68
An even more daunting statistic (as of March 18, 2011), reveals the vacant office space (in square
feet) within the Harrisburg Central Business District:

Vacant Office Space, Central Business District
Available
Square Feet

Location
1

112 Market Street (Veterans Bldg.)
70

2
3

213 Market Street (M&T Bldg.)

4

301 Market Street (Kunkel Bldg.)

5
6
7
8
9
10
11
12
13
14
15
16
17
18

225 Market Street (Ben Olewine Bldg.)
415 Market Street (Transportation Ctr.)
nd

71

72

2 North 2 Street (PNI Bldg.)
nd

17 North 2 Street (Market Sq. Plaza)

73

nd

17 South 2 Street (Skarlatos & Zonarich)

Gross
Bldg SF69

%
Vacant

10,300

50,750

22%

11,800
17,500

243,930
79,400

22%

23,000

38,500

60%

7,400

89,700

5,300

218,500

8%
2%

18,000

260,000

7%

12,000
5,700

37,000

32%

5%

275,500

2%

12,330

21,000

59%

15,370

72,000

21%

7,500

13,750

55%

36,000

213,000

17%

200 North 3 Street (Fulton Bank Bldg.)

16,533

80,000

21%

208 North 3rd Street (Mary Sachs Bldg.)

nd

101 South 2 Street (Executive House)
nd
nd

74

101 North 2 Street (Metro Bank Bldg.)
300 North 2 Street (Commerce Towers)
nd

310 North 2 Street
rd

rd

30 North 3 Street (30 North 3 Bldg.)
rd

11,455

20,000

57%

rd

23,000

55,000

42%

rd

500 North 3 Street (State St. Bldg.)

4,200

33,800

12%

210 Walnut Street

5,000

21,600

23%

25,150

277,000

9%

41,000

185,000

22%

240 North 3 Street (Shoemaker Bldg.)

rd

19

11 N. 3

Street (Strawberry Square)

20

17 N. 2nd Street, 15th Floor 75

68

Landmark Commercial Realty Inc., Market Watch Third Quarter 2010
The Gross s.f. is much higher that the Leasable, so the real vacancy rate is higher.
Buchanan Ingersoll will be vacating over 35,000 s.f. in 2012 (to move to 2 nd and State Streets)
71
The Transportation Center total building S.F. includes the 1 st floor and the basement with Amtrak and the Bus Line.
72
2 North 2nd St. (PNI Bldg) is mostly owner occupied.
73
Buchanan Ingersoll will be vacating one floor (approximately 16,000 s.f.) in 2012.
69
70

74
75

101 N. 2nd St. (Executive House) total building s.f. includes apartments.
Also Strawberry Square total s.f. excludes 1 million square feet of SO1 and SO2.
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totaled a negative 1,700 s.f. The Class B+ segment totaled a negative 14,500 s.f. and occupancy
rates dropped to 89%. The Class B segment totaled a negative 14,400 s.f. as occupancy rates
move to 87%. In summary, the Landmark Commercial Realty Third Quarter 2010 Market Watch
Report suggests that within the Downtown Business District “…the real estate market continues to
see volatility in pricing and demand in the Class B+ and B segments of the Downtown Office Market.
This trend will most likely continue into the Fourth Quarter of 2010 as Harrisburg’s fiscal picture
becomes clearer. The Class A segment remains on solid footing, fueled by government related
transactions and lobbyists who see the importance of being in close proximity to the Capitol
Complex. Unfortunately, Class B+ and B availabilities continued to increase and must strengthen in
order to improve the office climate of Downtown going forward.”72
An even more daunting statistic (as of March 18, 2011), reveals the vacant office space (in square
feet) within the Harrisburg Central Business District:

Vacant Office Space, Central Business District
Available
Square Feet

Location
1

112 Market Street (Veterans Bldg.)
74

2
3

213 Market Street (M&T Bldg.)

4

301 Market Street (Kunkel Bldg.)

5
6
7
8
9
10
11
12
13
14
15
16
17
18

225 Market Street (Ben Olewine Bldg.)
415 Market Street (Transportation Ctr.)
nd

2 North 2 Street (PNI Bldg.)

75

76

nd

17 North 2 Street (Market Sq. Plaza)

77

nd

17 South 2 Street (Skarlatos & Zonarich)

Gross
Bldg SF73

%
Vacant

10,300

50,750

22%

11,800
17,500

243,930
79,400

22%

23,000

38,500

60%

7,400

89,700

5,300

218,500

8%
2%

18,000

260,000

7%

12,000
5,700

37,000

32%

5%

275,500

2%

12,330

21,000

59%

15,370

72,000

21%

7,500

13,750

55%

36,000

213,000

17%

200 North 3 Street (Fulton Bank Bldg.)

16,533

80,000

21%

208 North 3rd Street (Mary Sachs Bldg.)

nd

101 South 2 Street (Executive House)
nd

nd

78

101 North 2 Street (Metro Bank Bldg.)
300 North 2 Street (Commerce Towers)
nd

310 North 2 Street
rd

rd

30 North 3 Street (30 North 3 Bldg.)
rd

11,455

20,000

57%

rd

23,000

55,000

42%

rd

500 North 3 Street (State St. Bldg.)

4,200

33,800

12%

210 Walnut Street

5,000

21,600

23%

25,150

277,000

9%

41,000

185,000

22%

240 North 3 Street (Shoemaker Bldg.)

rd

19

11 N. 3

Street (Strawberry Square)

20

17 N. 2nd Street, 15th Floor 79

72

Landmark Commercial Realty Inc., Market Watch Third Quarter 2010
The Gross s.f. is much higher that the Leasable, so the real vacancy rate is higher.
Buchanan Ingersoll will be vacating over 35,000 s.f. in 2012 (to move to 2 nd and State Streets)
75
The Transportation Center total building S.F. includes the 1 st floor and the basement with Amtrak and the Bus Line.
76
2 North 2nd St. (PNI Bldg) is mostly owner occupied.
77
Buchanan Ingersoll will be vacating one floor (approximately 16,000 s.f.) in 2012.
73
74

78
79

101 N. 2nd St. (Executive House) total building s.f. includes apartments.
Also Strawberry Square total s.f. excludes 1 million square feet of SO1 and SO2.
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Available
Square Feet

Location
21

212 Locust Street (Locust Court)

22

Gross
Bldg SF69

%
Vacant

5,300

60,300

9%

116 Pine Street

14,000

64,200

22%

23
24

301 Chestnut (Pennsylvania Place)

14,500

55,000

26%

417 Walnut St. (State Chamber Building)

14,000

49,000

29%

25

22 S. Third St. (Keystone Building)

4,500

22,290

20%

26
27

111 N. Front St.

13,500

13,500

100%

305 N. Front St.

7,400

56,000

13%

28

600 N. Second St.

3,500

16,500

21%

12,000

12,000

100%

29
30

215 Pine St.
401 N. Second St.

6,700

6,700

100%

31

229 State St.

2,800

2,800

100%

rd

32
33

800 N. 3 St.

8,300

39,000

21%

115 State St.

1,700

4,800

35%

34

126-128 Walnut St.
TOTAL VACANT SQUARE FOOTAGE

4,800
421,538

9,000
2,696,520

53%
16%

Initiatives
The City of Harrisburg has multiple amenities and characteristics which are foundational to economic
and community development for a prosperous City. To move forward and focus on a long term goal
of economic development, the City of Harrisburg should consider initiatives such as (1) Designation
of an economic development coordinator, (2) Coordination of an economic development strategic
plan, (3) Revisions and implementation of a strong tax abatement strategy which benefits all
members of the City and (4) Effective management of the former MOED office loan portfolio.
ED01.

Designate an Economic Development Coordinator
Target outcome:

Improved leadership and coordination

Five year financial impact:

Not available

Responsible party:

Mayor

The City’s ability to coordinate and lead economic development activities has been hindered by
multiple operational challenges including: (1) lack of qualified personnel/staff; (2) lack of institutional
knowledge; (3) a growing portfolio of projects without a growing staff; and (4) lack of an overall
economic development strategic plan. To improve the economic development coordination within in
the City of Harrisburg, the City must focus on solidifying a strong leader over the economic
development activities within the City. The City needs a leader to coordinate the Strategic Plan (see
Initiative ED02) and direct the daily economic development activities at the City. It is essential that
the economic and community development projects happening within the City are managed
appropriately. Therefore, the City shall designate an Economic Development Coordinator.
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Available
Square Feet

Location
21

212 Locust Street (Locust Court)

22

Gross
Bldg SF73

%
Vacant

5,300

60,300

9%

116 Pine Street

14,000

64,200

22%

23
24

301 Chestnut (Pennsylvania Place)

14,500

55,000

26%

417 Walnut St. (State Chamber Building)

14,000

49,000

29%

25

22 S. Third St. (Keystone Building)

4,500

22,290

20%

26
27

111 N. Front St.

13,500

13,500

100%

305 N. Front St.

7,400

56,000

13%

28

600 N. Second St.

3,500

16,500

21%

12,000

12,000

100%

29
30

215 Pine St.
401 N. Second St.

6,700

6,700

100%

31

229 State St.

2,800

2,800

100%

rd

32
33

800 N. 3 St.

8,300

39,000

21%

115 State St.

1,700

4,800

35%

34

126-128 Walnut St.
TOTAL VACANT SQUARE FOOTAGE

4,800
421,538

9,000
2,696,520

53%
16%

Initiatives
The City of Harrisburg has multiple amenities and characteristics which are foundational to economic
and community development for a prosperous City. To move forward and focus on a long term goal
of economic development, the City of Harrisburg should consider initiatives such as (1) Designation
of an economic development coordinator, (2) Coordination of an economic development strategic
plan, (3) Revisions and implementation of a strong tax abatement strategy which benefits all
members of the City and (4) Effective management of the former MOED office loan portfolio.
ED01.

Designate an Economic Development Coordinator
Target outcome:

Improved leadership and coordination

Five year financial impact:

Not available

Responsible party:

Mayor

The City’s ability to coordinate and lead economic development activities has been hindered by
multiple operational challenges including: (1) lack of qualified personnel/staff; (2) lack of institutional
knowledge; (3) a growing portfolio of projects without a growing staff; and (4) lack of an overall
economic development strategic plan. To improve the economic development coordination within in
the City of Harrisburg, the City must focus on solidifying a strong leader over the economic
development activities within the City. The City needs a leader to coordinate the Strategic Plan (see
Initiative ED02) and direct the daily economic development activities at the City. It is essential that
the economic and community development projects happening within the City are managed
appropriately. Therefore, the City shall designate an Economic Development Coordinator.
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Various options exist to identify and select an Economic Development Coordinator:
1. The Mayor and the Director of DBHD could decide to contract with a local economic
development agency such as the Harrisburg Regional Chamber/CREDC for economic
development services for the City. The Harrisburg Regional Chamber/CREDC is willing to
establish a working relationship with the City and provide an employee from the Chamber for
economic development services; or
2. Due to the lack of personnel and lack of institutional knowledge of economic development
within DBHD Bureau of Economic Development, hire a qualified, experienced and strong
manager for the position of Economic Development Coordinator. This individual will be
required to have an extensive background in community and economic development and
experience with management of daily economic development activities and coordination of
strategic plans. This individual would preferably have strong ties with the City’s local
economic development agencies and knowledge of their importance.

ED02.

Develop a coordinated long-term economic development strategic plan
Target outcome:

Improved leadership and strategic focus

Five year financial impact:

Not available

Responsible party:

Mayor, City Council and Economic Development
Coordinator

The City shall develop a long-term economic development strategic plan focused on progressive
urban development utilizing management teams which have the capacity to produce results.76 This
strategic plan should focus on unifying both community and economic development.
Throughout the Act 47 Coordinator’s review process with community and economic development
stakeholders, there existed resounding support for Harrisburg to be considered
“open for
business.” The comprehensive long-term economic development strategic plan should coordinate
efforts with key stakeholders including those within City government, economic development
agencies and community agencies as well as non-profit or neighborhood organizations which are
stakeholders in the community and economic development future of Harrisburg. The strategy should
build on the efforts of these organizations. One committee that has been gathering all stakeholders
within the economic development community for the City of Harrisburg is the Harrisburg 20/20
Committee.77 Entities participating in this Committee include the following:

76

Brad Jones “Harrisburg 20/20: A Vision for the Future” PowerPoint Presentation
From Brad Jones PowerPoint Presentation, “Harrisburg 20/20: A Vision for the Future”. Harrisburg 20/20 is an Ad Hoc Committee of
HRC/CREDC
77

Page | 326

City of Harrisburg
Act 47 Recovery Plan

Econ Development II.pdf

Various options exist to identify and select an Economic Development Coordinator:
1. The Mayor and the Director of DBHD could decide to contract with a local economic
development agency such as the Harrisburg Regional Chamber/CREDC for economic
development services for the City. The Harrisburg Regional Chamber/CREDC is willing to
establish a working relationship with the City and provide an employee from the Chamber for
economic development services; or
2. Due to the lack of personnel and lack of institutional knowledge of economic development
within DBHD Bureau of Economic Development, hire a qualified, experienced and strong
manager for the position of Economic Development Coordinator. This individual will be
required to have an extensive background in community and economic development and
experience with management of daily economic development activities and coordination of
strategic plans. This individual would preferably have strong ties with the City’s local
economic development agencies and knowledge of their importance.

ED02.

Develop a coordinated long-term economic development strategic plan
Target outcome:

Improved leadership and strategic focus

Five year financial impact:

Not available

Responsible party:

Mayor, City Council and Economic Development
Coordinator

The City shall develop a long-term economic development strategic plan focused on progressive
urban development utilizing management teams which have the capacity to produce results.80 This
strategic plan should focus on unifying both community and economic development.
Throughout the Act 47 Coordinator’s review process with community and economic development
stakeholders, there existed resounding support for Harrisburg to be considered
“open for
business.” The comprehensive long-term economic development strategic plan should coordinate
efforts with key stakeholders including those within City government, economic development
agencies and community agencies as well as non-profit or neighborhood organizations which are
stakeholders in the community and economic development future of Harrisburg. The strategy should
build on the efforts of these organizations. One committee that has been gathering all stakeholders
within the economic development community for the City of Harrisburg is the Harrisburg 20/20
Committee.81 Entities participating in this Committee include the following:

80

Brad Jones “Harrisburg 20/20: A Vision for the Future” PowerPoint Presentation
From Brad Jones PowerPoint Presentation, “Harrisburg 20/20: A Vision for the Future”. Harrisburg 20/20 is an Ad Hoc Committee of
HRC/CREDC
81
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Capital Region Economic Develop Corp
City of Harrisburg
Commerce Bank
Community First Fund
Dauphin County
GreenWorks Development, LLC
Habitat for Humanity
Harrisburg Area Community College
Harristown Development Corporation
Harrisburg Downtown Improvement District
Harrisburg Regional Chamber
Harrisburg University
Harrisburg Young Professionals
HERSHA Group
JEM Group, LLC

Journal Publications, Inc.
Keystone Human Services
M&T Bank
Messiah College
McNees Wallace & Nurick
PNC Bank
Pinnacle Health
Penn National Insurance
Riverview Manor Assoc., LP
Tri-County Community Action Commission
Tri-County Housing Develop Corp
Value Click
Vartan Group, Inc.
WCI Partners

Not every entity listed has been actively involved. However, these entities can be considered
necessary stakeholders which need to play a role in coordinating the strategic economic
development plan for the City.
The strategy must include action steps with performance measures to track implementation. An
example of the action steps includes the following:
1. Foster coordinated relationship among City government and business community;
2. Finalize and approve a zoning code that fosters and expedites quality development;
3. Implement 10 year, 100% tax abatement on improved assessed value City-wide;
4. Promote Keystone Opportunity Zone (KOZ) Sites throughout the City;
5. Outline specific neighborhood “corridors” for residential and commercial development which
include neighborhoods and target areas within Downtown, Midtown, Uptown, 7th Street,
Cameron Street Corridor, Bridge to Bridge District, Allison Hill, Market Street, Derry Street
and the 17th Street Industrial Corridor;
6. Promote HRA land banking to reactivate blighted/vacant parcels and therefore continue
assembly of land for low cost to developers;
7. Establish a Capital Improvement Plan to focus on repairing the City’s antiquated
infrastructure;
8. Reinstate the Plans/Permits meetings at DBHD to provide a “one-stop shop” for development
within the City;
9. Explore outsourcing certain business functions such as the certification of minority and
women owned businesses; outsourcing of revolving loan funds to leverage other dollars;
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Capital Region Economic Develop Corp
City of Harrisburg
Commerce Bank
Community First Fund
Dauphin County
GreenWorks Development, LLC
Habitat for Humanity
Harrisburg Area Community College
Harristown Development Corporation
Harrisburg Downtown Improvement District
Harrisburg Regional Chamber
Harrisburg University
Harrisburg Young Professionals
HERSHA Group
JEM Group, LLC

Journal Publications, Inc.
Keystone Human Services
M&T Bank
Messiah College
McNees Wallace & Nurick
PNC Bank
Pinnacle Health
Penn National Insurance
Riverview Manor Assoc., LP
Tri-County Community Action Commission
Tri-County Housing Develop Corp
Value Click
Vartan Group, Inc.
WCI Partners

Not every entity listed has been actively involved. However, these entities can be considered
necessary stakeholders which need to play a role in coordinating the strategic economic
development plan for the City.
The strategy must include action steps with performance measures to track implementation. An
example of the action steps includes the following:
1. Foster coordinated relationship among City government and business community;
2. Finalize and approve a zoning code that fosters and expedites quality development;
3. Implement 10 year, 100% tax abatement on improved assessed value City-wide;
4. Promote Keystone Opportunity Zone (KOZ) Sites throughout the City;
5. Outline specific neighborhood “corridors” for residential and commercial development which
include neighborhoods and target areas within Downtown, Midtown, Uptown, 7th Street,
Cameron Street Corridor, Bridge to Bridge District, Allison Hill, Market Street, Derry Street
and the 17th Street Industrial Corridor;
6. Promote HRA land banking to reactivate blighted/vacant parcels and therefore continue
assembly of land for low cost to developers;
7. Establish a Capital Improvement Plan to focus on repairing the City’s antiquated
infrastructure;
8. Reinstate the Plans/Permits meetings at DBHD to provide a “one-stop shop” for development
within the City;
9. Explore outsourcing certain business functions such as the certification of minority and
women owned businesses; outsourcing of revolving loan funds to leverage other dollars;
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10. Explore strategies to create sustainable economic opportunities for minorities and womenowned firms in procurement and public works areas; and
11. Coordinate the City’s tourism and marketing through either/both the Hershey Harrisburg
Vacation & Tourism Bureau and the Harrisburg Regional Chamber/CREDC.
To coordinate and create a long-term strategic economic development plan will require cooperation
and dedication from all responsible parties. The City shall move beyond general discussion and
implement projects identified within the long-term plan such as the following anchor building projects:


Hamilton Health Center (Allison Hill): The Hamilton Health Center (HHC) is a non-profit,
community based health center that provides comprehensive primary and preventative care
and social services to medically underserved individuals and families78. The HHC project at
Allison Hill will incorporate two phases and will involve the purchase and renovation of an
existing building at 110 South 17th Street to be used for the new main health center in South
Allison Hill. The project property is a former warehouse for the Department of General
Services. This renovation project is critical to the community and will address multiple
community needs including (1) Improving access to care for uninsured/underinsured
Dauphin County residents, (2) Eliminate overcrowding conditions and operational
inefficiencies (3) Consolidating Hamilton Health Center’s primary medical, dental and social
services programs into a single site (therefore closing HHC’s two oldest and most expensive
sites to maintain) and (4) Be the catalyst for economic growth and recovery of the South
Allison Hill area. This project is expected to create 30 construction jobs and 94 permanent
clinical and administrative jobs. The Hamilton Health Center has received an executed
contract from the Commonwealth of Pennsylvania for $3,000,000 in grant funding through
the Redevelopment Assistance Capital Program (RCAP). The estimated overall project cost
is $14,000,00079. Many economic development stakeholders believe this project will be an
economic development catalyst for Allison Hill.



Northern Gateway Project80: This project will widen 7th Street from two lanes to four lanes
between Reily and Maclay streets, with the intention of improving access from areas north
and east, diverting commuter traffic from streets in residential areas. The intersection at
North Seventh and Maclay streets will also be improved as a result of this project. The
project will open up vacant land along the 6th & 7th Street corridor. Once widening is
completed, plans call for converting 2nd Street to a two-way from the current one-way traffic
flow. Construction for this project is set to begin in the summer of 2011 and is expected to be
completed in the summer of 2012. This project will combine with the $140 million Federal
Courthouse development planned for North Sixth and Reily Streets, Vartan 1500 Project
across from the Courthouse and developments within the Midtown section to revive and
transform the northern section of the City. Several economic development stakeholders
within the City believe this project will be an incentive for additional private sector investment.



Southern Gateway Project81: The Harrisburg Southern Gateway Project focuses on
transportation and associated land use planning issues at the southern entrance to the City
of Harrisburg. The project extends from the Second Street interchange on Interstate-83
northward between the Susquehanna River and the Amtrak lines. The northern piece of the
project is Walnut Street. This project is designed to enhance the Southern Gateway as an

78

Hamilton Health Center Narrative, p.1 Harrisburg Regional Chamber, May 2011
Ibid
80
http://www.centralpennbusiness.com/article/20110401/FRONTPAGE/110339947, April 1, 2011
81
http://www.hbgsoutherngateway.com/, May 10, 2011
79
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10. Explore strategies to create sustainable economic opportunities for minorities and womenowned firms in procurement and public works areas; and
11. Coordinate the City’s tourism and marketing through either/both the Hershey Harrisburg
Vacation & Tourism Bureau and the Harrisburg Regional Chamber/CREDC.
To coordinate and create a long-term strategic economic development plan will require cooperation
and dedication from all responsible parties. The City shall move beyond general discussion and
implement projects identified within the long-term plan such as the following anchor building projects:


Hamilton Health Center (Allison Hill): The Hamilton Health Center (HHC) is a non-profit,
community based health center that provides comprehensive primary and preventative care
and social services to medically underserved individuals and families82. The HHC project at
Allison Hill will incorporate two phases and will involve the purchase and renovation of an
existing building at 110 South 17th Street to be used for the new main health center in South
Allison Hill. The project property is a former warehouse for the Department of General
Services. This renovation project is critical to the community and will address multiple
community needs including (1) Improving access to care for uninsured/underinsured
Dauphin County residents, (2) Eliminate overcrowding conditions and operational
inefficiencies (3) Consolidating Hamilton Health Center’s primary medical, dental and social
services programs into a single site (therefore closing HHC’s two oldest and most expensive
sites to maintain) and (4) Be the catalyst for economic growth and recovery of the South
Allison Hill area. This project is expected to create 30 construction jobs and 94 permanent
clinical and administrative jobs. The Hamilton Health Center has received an executed
contract from the Commonwealth of Pennsylvania for $3,000,000 in grant funding through
the Redevelopment Assistance Capital Program (RCAP). The estimated overall project cost
is $14,000,00083. Many economic development stakeholders believe this project will be an
economic development catalyst for Allison Hill.



Northern Gateway Project84: This project will widen 7th Street from two lanes to four lanes
between Reily and Maclay streets, with the intention of improving access from areas north
and east, diverting commuter traffic from streets in residential areas. The intersection at
North Seventh and Maclay streets will also be improved as a result of this project. The
project will open up vacant land along the 6th & 7th Street corridor. Once widening is
completed, plans call for converting 2nd Street to a two-way from the current one-way traffic
flow. Construction for this project is set to begin in the summer of 2011 and is expected to be
completed in the summer of 2012. This project will combine with the $140 million Federal
Courthouse development planned for North Sixth and Reily Streets, Vartan 1500 Project
across from the Courthouse and developments within the Midtown section to revive and
transform the northern section of the City. Several economic development stakeholders
within the City believe this project will be an incentive for additional private sector investment.



Southern Gateway Project85: The Harrisburg Southern Gateway Project focuses on
transportation and associated land use planning issues at the southern entrance to the City
of Harrisburg. The project extends from the Second Street interchange on Interstate-83
northward between the Susquehanna River and the Amtrak lines. The northern piece of the
project is Walnut Street. This project is designed to enhance the Southern Gateway as an

82

Hamilton Health Center Narrative, p.1 Harrisburg Regional Chamber, May 2011
Ibid
84
http://www.centralpennbusiness.com/article/20110401/FRONTPAGE/110339947, April 1, 2011
85
http://www.hbgsoutherngateway.com/, May 10, 2011
83
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entry point, while improving the roadway infrastructure in the southern part of the City.
These improvements should provide congestion reduction, roadway redundancy, alternative
access and egress, and traffic calming for all types of vehicular traffic. In addition, this
project would open up a large tract of land for redevelopment within the City. In 2000, the
Southern Gateway Project was initiated.


To date, many steps have been taken to move this project forward including alternatives
analyses, environmental work and a financing strategy. The project is currently on hold due
to project financing. It is estimated that a gap exists for $100 million in public funds primarily
for infrastructure costs and also estimates show the project would leverage $1.5 billion in
private funds. An economic analysis has been completed for this project and the analysis
reveals remarkable payoffs to the City; with the benefits to the City outweighing the costs.
Currently, the project needs the support and backing of the City to revive it. It is
recommended that the transportation piece of this project be undertaken and revived. It is
recommended to PENNDOT that the extension of Third Street to Paxton be considered. This
would make South Third Street accessible and provide access to an underutilized area prime
for redevelopment.



Neighborhood Corridor Projects (Bridge to Bridge District)82: The Bridge to Bridge District
(the “District”) name is for the Mulberry Street and State Street Bridges that span this section
of Cameron Street west from the downtown to the Allison Hill section of the City. The District
incorporates portions of the Cameron Street Corridor where the most economic impact is
expected. The Cameron Street Corridor encompasses the entire area on both sides of
Cameron Street from Maclay Street to Paxton Street. The District is an area bordered on the
north by Herr Street, on the south by Paxton Street, on the west by the railroad tracks, and
on the east by Cameron Street. The core of the area is the area along Market Street from
the railroad underpass to Cameron Street bordered by the Post Office Site, the old Patriot
News Building and several other buildings. The adjacent block north of Market Street
includes some very viable businesses. Cameron Street remains the major industrial corridor
in the core of the City linking Interstate 81 on the north to Interstate 83 to the south. North of
the target area from Herr Street to the Farm Show Complex remains a heavy industrial
corridor.
This District holds the potential for expansion of Harrisburg’s downtown commercial area
linking residential neighborhoods to the east with the downtown. There are a number of
major vacant buildings in the target area which include the former Post Office building, the
former Patriot News Building, 1000 Market Street, and the uncompleted Capitol View
Building at Herr and Cameron Streets. There are expectations and beliefs that the
development of this area will significantly enhance the economic opportunities, tax base and
livability of the City through (1) Extending the downtown area with larger commercial,
residential and retail opportunities; (2) Attracting diverse real estate investment; (3)
Contributing to the City’s tax base; (4) Providing job opportunities; and (5) Enhancing the
quality of life of those who live in or visit the City. CREDC and the Dauphin County
Department of Community and Economic Development are seeking proposals for a
“pragmatic, highest and best use development plan for the Bridge Street District.”83
Proposals were accepted until May 13, 2011. After this date, CREDC will select one or more
proposals to evaluate in greater detail. CREDC has received a $50,000 planning grant from
the Commonwealth for this specific development plan.

82

Capital Region Economic Development Corporation/Dauphin County Department of Community and Economic Development RFP for
development plan of “Bridge to Bridge” District, April-May 2011.
83
Capital Region Economic Development Corporation/Dauphin County Department of Community and Economic Development RFP for
development plan of “Bridge to Bridge” District, April-May 2011.
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entry point, while improving the roadway infrastructure in the southern part of the City.
These improvements should provide congestion reduction, roadway redundancy, alternative
access and egress, and traffic calming for all types of vehicular traffic. In addition, this
project would open up a large tract of land for redevelopment within the City. In 2000, the
Southern Gateway Project was initiated.


To date, many steps have been taken to move this project forward including alternatives
analyses, environmental work and a financing strategy. The project is currently on hold due
to project financing. It is estimated that a gap exists for $100 million in public funds primarily
for infrastructure costs and also estimates show the project would leverage $1.5 billion in
private funds. An economic analysis has been completed for this project and the analysis
reveals remarkable payoffs to the City; with the benefits to the City outweighing the costs.
Currently, the project needs the support and backing of the City to revive it. It is
recommended that the transportation piece of this project be undertaken and revived. It is
recommended to PENNDOT that the extension of Third Street to Paxton be considered. This
would make South Third Street accessible and provide access to an underutilized area prime
for redevelopment.



Neighborhood Corridor Projects (Bridge to Bridge District)86: The Bridge to Bridge District
(the “District”) name is for the Mulberry Street and State Street Bridges that span this section
of Cameron Street west from the downtown to the Allison Hill section of the City. The District
incorporates portions of the Cameron Street Corridor where the most economic impact is
expected. The Cameron Street Corridor encompasses the entire area on both sides of
Cameron Street from Maclay Street to Paxton Street. The District is an area bordered on the
north by Herr Street, on the south by Paxton Street, on the west by the railroad tracks, and
on the east by Cameron Street. The core of the area is the area along Market Street from
the railroad underpass to Cameron Street bordered by the Post Office Site, the old Patriot
News Building and several other buildings. The adjacent block north of Market Street
includes some very viable businesses. Cameron Street remains the major industrial corridor
in the core of the City linking Interstate 81 on the north to Interstate 83 to the south. North of
the target area from Herr Street to the Farm Show Complex remains a heavy industrial
corridor.
This District holds the potential for expansion of Harrisburg’s downtown commercial area
linking residential neighborhoods to the east with the downtown. There are a number of
major vacant buildings in the target area which include the former Post Office building, the
former Patriot News Building, 1000 Market Street, and the uncompleted Capitol View
Building at Herr and Cameron Streets. There are expectations and beliefs that the
development of this area will significantly enhance the economic opportunities, tax base and
livability of the City through (1) Extending the downtown area with larger commercial,
residential and retail opportunities; (2) Attracting diverse real estate investment; (3)
Contributing to the City’s tax base; (4) Providing job opportunities; and (5) Enhancing the
quality of life of those who live in or visit the City. CREDC and the Dauphin County
Department of Community and Economic Development are seeking proposals for a
“pragmatic, highest and best use development plan for the Bridge Street District.”87
Proposals were accepted until May 13, 2011. After this date, CREDC will select one or more
proposals to evaluate in greater detail. CREDC has received a $50,000 planning grant from
the Commonwealth for this specific development plan.

86

Capital Region Economic Development Corporation/Dauphin County Department of Community and Economic Development RFP for
development plan of “Bridge to Bridge” District, April-May 2011.
87
Capital Region Economic Development Corporation/Dauphin County Department of Community and Economic Development RFP for
development plan of “Bridge to Bridge” District, April-May 2011.
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Midtown: The Midtown section of Harrisburg has seen redevelopment and resurgence within
the last few years and the federal courthouse will only provide additional economic
development stimulus to this redeveloping area. As of May 2011, Greenworks Development,
LLC has a total of 275,000 s.f. of completed new development including office, academic and
retail space with an investment of $46 million (of which $35 million is private investment).
The HACC Campus has been an anchor to the development with the Campus Square
building developed across the street. Currently there are two projects ready to begin (once
Commonwealth of PA RCAP funds are confirmed by the Governor). One project is the
Furlow Building which is within a Keystone Opportunity Zone and would provide 22 unit
apartments to the Midtown area. A second RCAP project is the Susquehanna Art Museum
which is planned to relocate to 3rd and Calder Streets within Midtown. The total investment
within Midtown as a result of these two projects is $10.5 million. These projects will assist
and continue the redevelopment renaissance in this vital section of the City. Capitol Heights
is a second potential housing development which could be revived with assistance from a
property tax abatement program. Within the area of Hamilton, North Fourth, Harris and
Fulton Streets in Midtown there stand half-built houses (a reminder of the fourth phase of a
project started a few years ago by Struever Brothers, Eccles & Rouse). The fourth phase of
the Capitol Heights project called for 44 new townhouses to be built. Greenworks
Development, LLC plans to finish developing this neighborhood and potentially add a fifth
phase of up to 50 new townhouses (if a tax abatement is in place for the City).



Federal Courthouse: The General Services Administration (GSA) plans to construct a new
262,970 gross square foot stand-alone U.S. Courthouse at Sixth and Reily Streets. The
existing Ronald Reagan Federal Building and Courthouse does not meet the federal
government's security and expansion requirements. The 1960s era Reagan Building was
initially fit out with just two courtrooms. Two more were added later, but are not enough to
accommodate the increasing caseload of the U.S. District Court for the Middle District of
Pennsylvania in Harrisburg.84 The project is currently in the design phase and in the process
of parcel acquisition to assemble the site. Federal funding has not been allocated for
construction to date, and the total project cost is estimated at over $100 million. Once
construction funding is received, the project should be completed within 33 months.85 The 6th
& Reily location site of the courthouse will be another impetus for the redevelopment of the
Midtown section of the City of Harrisburg. The project will be in accord with development in
the Midtown section including Midtown HACC campus, future GreenWorks Development and
Vartan projects.
Vartan Group, Inc. is currently constructing a new, over $13 million building across the street
from the new Federal Courthouse named the 1500 Project. The 1500 Project will bring
condominium residences to the Midtown section of Harrisburg as well as first floor
neighborhood retail of 11,000 s.f. which will assist in serving the 550-700 daily users of the
courthouse. The 1500 Project is at the heart of Midtown and is within a short walking
distance of the State Capitol, Riverfront Park and Broad Street Market.
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Midtown: The Midtown section of Harrisburg has seen redevelopment and resurgence within
the last few years and the federal courthouse will only provide additional economic
development stimulus to this redeveloping area. As of May 2011, Greenworks Development,
LLC has a total of 275,000 s.f. of completed new development including office, academic and
retail space with an investment of $46 million (of which $35 million is private investment).
The HACC Campus has been an anchor to the development with the Campus Square
building developed across the street. Currently there are two projects ready to begin (once
Commonwealth of PA RCAP funds are confirmed by the Governor). One project is the
Furlow Building which is within a Keystone Opportunity Zone and would provide 22 unit
apartments to the Midtown area. A second RCAP project is the Susquehanna Art Museum
which is planned to relocate to 3rd and Calder Streets within Midtown. The total investment
within Midtown as a result of these two projects is $10.5 million. These projects will assist
and continue the redevelopment renaissance in this vital section of the City. Capitol Heights
is a second potential housing development which could be revived with assistance from a
property tax abatement program. Within the area of Hamilton, North Fourth, Harris and
Fulton Streets in Midtown there stand half-built houses (a reminder of the fourth phase of a
project started a few years ago by Struever Brothers, Eccles & Rouse). The fourth phase of
the Capitol Heights project called for 44 new townhouses to be built. Greenworks
Development, LLC plans to finish developing this neighborhood and potentially add a fifth
phase of up to 50 new townhouses (if a tax abatement is in place for the City).



Federal Courthouse: The General Services Administration (GSA) plans to construct a new
262,970 gross square foot stand-alone U.S. Courthouse at Sixth and Reily Streets. The
existing Ronald Reagan Federal Building and Courthouse does not meet the federal
government's security and expansion requirements. The 1960s era Reagan Building was
initially fit out with just two courtrooms. Two more were added later, but are not enough to
accommodate the increasing caseload of the U.S. District Court for the Middle District of
Pennsylvania in Harrisburg.88 The project is currently in the design phase and in the process
of parcel acquisition to assemble the site. Federal funding has not been allocated for
construction to date, and the total project cost is estimated at over $100 million. Once
construction funding is received, the project should be completed within 33 months.89 The 6th
& Reily location site of the courthouse will be another impetus for the redevelopment of the
Midtown section of the City of Harrisburg. The project will be in accord with development in
the Midtown section including Midtown HACC campus, future GreenWorks Development and
Vartan projects.
Vartan Group, Inc. is currently constructing a new, over $13 million building across the street
from the new Federal Courthouse named the 1500 Project. The 1500 Project will bring
condominium residences to the Midtown section of Harrisburg as well as first floor
neighborhood retail of 11,000 s.f. which will assist in serving the 550-700 daily users of the
courthouse. The 1500 Project is at the heart of Midtown and is within a short walking
distance of the State Capitol, Riverfront Park and Broad Street Market.
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http://www.gsa.gov/portal/content/102089, May 11, 2011
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ED03.

Revise the City’s tax abatement strategy
Target outcome:

Increased economic development

Five year financial impact:

Not available

Responsible party:

Mayor and City Council

Harrisburg’s successful recovery depends on its ability to develop its tax base by attracting and
retaining residents and businesses. One integral way to develop its tax base is through tax
abatement authorized under the Local Economic Revitalization Tax Assistance Act (LERTA), 72,
P.S. § 4722 et. seq. Tax abatement can encourage economic development by focusing on
properties that may otherwise remain vacant and increasing the tax base due to land being used for
a higher value use. Therefore, the City shall revise its current tax abatement policy to allow for a 10year 100% abatement program.
On December 30, 2010, the Harrisburg City Council passed an ordinance amending Chapter 5-503
of the Codified Ordinances of the City of Harrisburg, entitled Tax Abatement and Exemptions, by
specifically designating deteriorated neighborhoods and properties within the City of Harrisburg,
modifying the tax abatement schedules for residential improvements, residential construction and
business improvements, and eliminating the limits on the amounts of said residential improvements,
residential construction and business improvements by extending the termination date.86 This
Ordinance was signed by the Harrisburg Mayor on January 5, 2011. The new abatement schedule
includes the following exemption schedules:
“In each deteriorated neighborhood so designated as provided, residential improvements,
residential construction, and business improvements shall be exempted from City real
property taxes in accordance with the following schedule and related conditions: For the first
and second year for which improvements would otherwise be taxable, one hundred percent
(100%) of the eligible assessment shall be exempted; for the third year, one hundred percent
(100%) of the eligible assessment shall be exempted; for the fourth year, eighty percent
(80%); for the fifth year, sixty percent (60%); for the sixth year, forty percent (40%); and for
the seventh year, twenty percent (20%) of the eligible assessment shall be exempted; after
the seventh year, the exemption shall terminate.”87
“In each deteriorating area so designated as provided and exclusive of those areas which
have been designated deteriorated neighborhoods, residential improvements, residential
construction and business improvements shall be exempted from City real property taxes in
accordance with the following schedule and related conditions: For the first year for which
improvements would be otherwise taxable one hundred percent (100%) of the eligible
assessment shall be exempted; for the second year, eighty-five percent (85%) of the eligible
assessment shall be exempted; for the third year, seventy percent (70%); for the fourth year,
fifty-five percent (55%); for the fifth year, forty percent (40%); for the sixth year, twenty-five
percent (25%); for the seventh year (10%), of the eligible assessment shall be exempted;
after the seventh year the exemption shall terminate.”88

86
87
88

Harrisburg City Council Ordinance No. 17 of Session 2010, Bill No. 26
Ibid
Ibid
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ED03.

Evaluate the City’s tax abatement strategy
Target outcome:

Increased economic development

Five year financial impact:

Not available

Responsible party:

Mayor and City Council

Harrisburg’s successful recovery depends on its ability to develop its tax base by attracting and
retaining residents and businesses. One integral way to develop its tax base is through tax
abatement authorized under the Local Economic Revitalization Tax Assistance Act (LERTA), 72,
P.S. § 4722 et. seq. Tax abatement can encourage economic development by focusing on
properties that may otherwise remain vacant and increasing the tax base due to land being used for
a higher value use. Therefore, the City shall evaluate the pros and cons of revising its tax abatement
policy.
On December 30, 2010, the Harrisburg City Council passed an ordinance amending Chapter 5-503
of the Codified Ordinances of the City of Harrisburg, entitled Tax Abatement and Exemptions, by
specifically designating deteriorated neighborhoods and properties within the City of Harrisburg,
modifying the tax abatement schedules for residential improvements, residential construction and
business improvements, and eliminating the limits on the amounts of said residential improvements,
residential construction and business improvements by extending the termination date.90 This
Ordinance was signed by the Harrisburg Mayor on January 5, 2011. The new abatement schedule
includes the following exemption schedules:
“In each deteriorated neighborhood so designated as provided, residential improvements,
residential construction, and business improvements shall be exempted from City real
property taxes in accordance with the following schedule and related conditions: For the first
and second year for which improvements would otherwise be taxable, one hundred percent
(100%) of the eligible assessment shall be exempted; for the third year, one hundred percent
(100%) of the eligible assessment shall be exempted; for the fourth year, eighty percent
(80%); for the fifth year, sixty percent (60%); for the sixth year, forty percent (40%); and for
the seventh year, twenty percent (20%) of the eligible assessment shall be exempted; after
the seventh year, the exemption shall terminate.”91
“In each deteriorating area so designated as provided and exclusive of those areas which
have been designated deteriorated neighborhoods, residential improvements, residential
construction and business improvements shall be exempted from City real property taxes in
accordance with the following schedule and related conditions: For the first year for which
improvements would be otherwise taxable one hundred percent (100%) of the eligible
assessment shall be exempted; for the second year, eighty-five percent (85%) of the eligible
assessment shall be exempted; for the third year, seventy percent (70%); for the fourth year,
fifty-five percent (55%); for the fifth year, forty percent (40%); for the sixth year, twenty-five
percent (25%); for the seventh year (10%), of the eligible assessment shall be exempted;
after the seventh year the exemption shall terminate.”92

90
91
92

Harrisburg City Council Ordinance No. 17 of Session 2010, Bill No. 26
Ibid
Ibid
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“In each deteriorated neighborhood or deteriorating area so designated as provided herein,
residential improvements, residential construction and business improvements which are
LEED certified or meet any equivalent green building standards shall be exempted from City
real property taxes in accordance with the following schedule and related conditions: For the
first and second year for which improvements would otherwise be taxable, one hundred
percent (100%) of the eligible assessment shall be exempted; for the third year, one hundred
percent (100%) of the eligible assessment shall be exempted; for the fourth year, eighty
percent (80%); for the fifth year, sixty percent (60%); for the sixth year, forty percent (40%);
and for the seventh year, twenty percent (20%) of the eligible assessment shall be
exempted; after the seventh year, the exemption shall terminate.”89
Within the Ordinance passed by the City Council and signed by the Mayor, a clause exists where
City Council, in its sole discretion, every six months following the effective date of the Ordinance,
may act to amend or repeal the Ordinance at its next scheduled legislative session (following each
six month period) and after a public hearing on the matter90.
During 2010, in anticipation of the tax abatement expiration, the Harrisburg 20/20 Committee (which
was initially organized to address the tax abatement expiration in 2010), met multiple times with City
Council to present findings and reports on the impacts of tax abatement, specifically a 10-year,
100% abatement on improved assessed value. The members of the 20/20 Committee outlined the
benefits of a 10-year, 100% City-wide abatement.
The Harrisburg 20/20 Committee and the RealPropertyResearchGroup (RPRG) provided evidence
of the positive impact that a 100%, 10-year abatement has on a financially distressed city. The
January 2009 RPRG “City of Harrisburg, Tax Abatement Fiscal Impact Analysis” addresses:
A policy that would increase the financial incentives for development, both for new
construction as well as rehabilitation…the recommended policy would amend the City’s
existing tax abatement program by providing 100% property tax relief on the value of new
construction or rehabilitation projects. This proposal is modeled after an existing program in
Philadelphia that is lauded as a key factor in the revitalization of that city; the proposed
program would provide an abatement of the property tax on the improved value of all new
real estate investment in the city for ten years.91
The 10-year, 100% abatement model has not only been utilized in Philadelphia; it has been
implemented in the following cities as a tool for development: York, PA; Pittsburgh, PA; Washington,
DC; Columbus and Cleveland, OH; Fargo, ND; Norfolk, VA; Indianapolis, IN; St. Louis, MO; and
Portland, OR.
The Philadelphia tax abatement scenario provides an excellent example of how tax abatements can
create a dynamic shift in economic and community development in a financially distressed city. In
1997, Philadelphia approved a 10-year, 100% tax abatement and offered many advantages. Under
this tax abatement strategy, all real estate investment in the city, be it a new downtown office
building, a new manufacturing plant, or renovations to an existing home, were treated the same.
Since this abatement’s approval, the following has occurred in Center City Philadelphia: (1) Over
13,000 new housing units have been built; (2) 110 buildings converted; (3) Center City population
has increased to over 90,000; (4) Over 16,000 new jobs have been created; (5) serious crime
reduced 50% and (6) currently over $10 billion in development is underway.
89

Ibid
Harrisburg City Council Ordinance No. 17 of Session 2010, Bill No. 26
91
RealPropertyResearchGroup, “Economic and Fiscal Impact Assessment of a Proposed 10-year Tax Abatement Program”, January 2009
p. 1
90
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“In each deteriorated neighborhood or deteriorating area so designated as provided herein,
residential improvements, residential construction and business improvements which are
LEED certified or meet any equivalent green building standards shall be exempted from City
real property taxes in accordance with the following schedule and related conditions: For the
first and second year for which improvements would otherwise be taxable, one hundred
percent (100%) of the eligible assessment shall be exempted; for the third year, one hundred
percent (100%) of the eligible assessment shall be exempted; for the fourth year, eighty
percent (80%); for the fifth year, sixty percent (60%); for the sixth year, forty percent (40%);
and for the seventh year, twenty percent (20%) of the eligible assessment shall be
exempted; after the seventh year, the exemption shall terminate.”93
Within the Ordinance passed by the City Council and signed by the Mayor, a clause exists where
City Council, in its sole discretion, every six months following the effective date of the Ordinance,
may act to amend or repeal the Ordinance at its next scheduled legislative session (following each
six month period) and after a public hearing on the matter94.
During 2010, in anticipation of the tax abatement expiration, the Harrisburg 20/20 Committee (which
was initially organized to address the tax abatement expiration in 2010), met multiple times with City
Council to present findings and reports on the impacts of tax abatement, specifically a 10-year,
100% abatement on improved assessed value. The members of the 20/20 Committee outlined the
benefits of a 10-year, 100% City-wide abatement.
The Harrisburg 20/20 Committee and the RealPropertyResearchGroup (RPRG) provided evidence
of the positive impact that a 100%, 10-year abatement has on a financially distressed city. The
January 2009 RPRG “City of Harrisburg, Tax Abatement Fiscal Impact Analysis” addresses:
A policy that would increase the financial incentives for development, both for new
construction as well as rehabilitation…the recommended policy would amend the City’s
existing tax abatement program by providing 100% property tax relief on the value of new
construction or rehabilitation projects. This proposal is modeled after an existing program in
Philadelphia that is lauded as a key factor in the revitalization of that city; the proposed
program would provide an abatement of the property tax on the improved value of all new
real estate investment in the city for ten years.95
The 10-year, 100% abatement model has not only been utilized in Philadelphia; it has been
implemented in the following cities as a tool for development: York, PA; Pittsburgh, PA; Washington,
DC; Columbus and Cleveland, OH; Fargo, ND; Norfolk, VA; Indianapolis, IN; St. Louis, MO; and
Portland, OR.
The Philadelphia tax abatement scenario provides an excellent example of how tax abatements can
create a dynamic shift in economic and community development in a financially distressed city. In
1997, Philadelphia approved a 10-year, 100% tax abatement and offered many advantages. Under
this tax abatement strategy, all real estate investment in the city, be it a new downtown office
building, a new manufacturing plant, or renovations to an existing home, were treated the same.
Since this abatement’s approval, the following has occurred in Center City Philadelphia: (1) Over
13,000 new housing units have been built; (2) 110 buildings converted; (3) Center City population
has increased to over 90,000; (4) Over 16,000 new jobs have been created; (5) serious crime
reduced 50% and (6) currently over $10 billion in development is underway.
93
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Harrisburg City Council Ordinance No. 17 of Session 2010, Bill No. 26
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RealPropertyResearchGroup, “Economic and Fiscal Impact Assessment of a Proposed 10-year Tax Abatement Program”, January 2009
p. 1
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In coordination with the previously calculated statistics, in 2006 (a year before the 10-year
abatement was to expire in Philadelphia), the Building Industry Association (through Econsult
Corporation) completed an assessment of the impact of the tax abatement program and whether
Philadelphia should reduce or eliminate the abatement. The report concluded that reduction or
elimination of the current abatement would lead to a reduction in new housing, rehabilitation of
structures, and projects in pre-construction phases. Ultimately, it would mean that if the abatement
program was curtailed or eliminated, the City government would have to choose between reduced
expenditures or higher tax rates in order to balance future budgets. Such a negative impact could
only have hurt Philadelphia’s residents.92
The Philadelphia example is one of many examples that the City of Harrisburg can look to for the
positive impacts of a 10-year 100% abatement program. The Real Property Research Group
analysis found that the local government revenue generated from the direct and indirect economic
impacts of new real estate investment in the City covers the cost of the 100% property tax relief for
10 years. Of the three development scenarios described in the analysis, only the for-sale townhouse
scenario would result in a fiscal deficit to the City and the Harrisburg School District. Nevertheless,
this deficit only amounts to an average $6,000 annually over the full 10-year abatement period. The
other two development scenarios tested would actually generate a revenue surplus to the City and
school district, ranging from an average of $10,000 to $33,000 annually; in addition to the economic
and fiscal impacts that the new real investment would bring to the City, the abatement program will
promote housing affordability and other community benefits.”93
The tables below provide an example of a comparison of how the former City of Harrisburg tax
abatement program (which expired in 2010) would operate when an existing property is improved
versus the proposed 10 year 100% abatement.

92
93

“Philadelphia Tax Abatement Analysis”, Building Industry Association & Econsult Group, June 2006, p.9
Ibid.
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In coordination with the previously calculated statistics, in 2006 (a year before the 10-year
abatement was to expire in Philadelphia), the Building Industry Association (through Econsult
Corporation) completed an assessment of the impact of the tax abatement program and whether
Philadelphia should reduce or eliminate the abatement. The report concluded that reduction or
elimination of the current abatement would lead to a reduction in new housing, rehabilitation of
structures, and projects in pre-construction phases. Ultimately, it would mean that if the abatement
program was curtailed or eliminated, the City government would have to choose between reduced
expenditures or higher tax rates in order to balance future budgets. Such a negative impact could
only have hurt Philadelphia’s residents.96
The Philadelphia example is one of many examples that the City of Harrisburg can look to for the
positive impacts of a 10-year 100% abatement program. The Real Property Research Group
analysis found that the local government revenue generated from the direct and indirect economic
impacts of new real estate investment in the City covers the cost of the 100% property tax relief for
10 years. Of the three development scenarios described in the analysis, only the for-sale townhouse
scenario would result in a fiscal deficit to the City and the Harrisburg School District. Nevertheless,
this deficit only amounts to an average $6,000 annually over the full 10-year abatement period. The
other two development scenarios tested would actually generate a revenue surplus to the City and
school district, ranging from an average of $10,000 to $33,000 annually; in addition to the economic
and fiscal impacts that the new real investment would bring to the City, the abatement program will
promote housing affordability and other community benefits.”97
The tables below provide an example of a comparison of how the former City of Harrisburg tax
abatement program (which expired in 2010) would operate when an existing property is improved
versus the proposed 10 year 100% abatement.
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“Philadelphia Tax Abatement Analysis”, Building Industry Association & Econsult Group, June 2006, p.9
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Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10
Year 11

Comparison of Existing and Proposed Abatement Programs
Assessed Value (Current Program)
Building
Improve
Land Value
Abatement
Taxes Paid
Value
Value
$10,000
$90,000
100%
--$3,815
$10,000
$90,000
90%
$2,500
$3,904
$10,000
$90,000
80%
$5,000
$3,993
$10,000
$90,000
70%
$7,500
$4,083
$10,000
$90,000
60%
$10,000
$4,172
$10,000
$90,000
50%
$12,500
$4,261
$10,000
$90,000
40%
$15,000
$4,351
$10,000
$90,000
30%
$17,500
$4,440
$10,000
$90,000
20%
$20,000
$4,530
$10,000
$90,000
10%
$22,500
$4,619
$10,000
$90,000
0%
$25,000
$4,708
TOTAL
$46,876

Land Value
Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10
Year 11

$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000

Assessed Value
(Proposed Program)
Building
Improve
Abatement
Value
Value
$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
0%
$25,000
TOTAL

Taxes Paid
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$4,708
$42,854

Taxes Abated
$894
$804
$715
$626
$536
$447
$358
$268
$179
$89
---$4,916

Taxes Abated
$894
$894
$894
$894
$894
$894
$894
$894
$894
$894
---$8,939

In this example, a homeowner of a home with a $100,000 assessed value (10% land, 90% building)
constructs an addition that would add $25,000 to the assessed value of the home. As shown in the
table, under the former tax abatement program, the owner would pay $46,876 during the 10-year
abatement period and in year 11, the first year in which all taxes would be due. A total of $4,916 in
taxes is abated. Under the proposed program, the homeowner would pay $42,854 and receive a
total abatement of $8,939.
In summary, the RPRG January 2009 report illustrates that the proposed 10-year, 100% abatement
offers a greater incentive to real estate investors and homeowners, meaning that the City of
Harrisburg collects fewer taxes than under the former (expired in 2010) program in a side-by-side
comparison of investment models. Importantly, it is critical to identify that the investment may not
occur at all but for the greater incentive offered by the 100% abatement for the 10-year program.
Therefore, as a result of the 10 year, 100% abatement, home improvements, business
improvements, and new construction which did not exist prior to the abatement program will exist.
These new improvements will ultimately generate a fiscal surplus to the City and School District.
Ultimately, the 2009 RPRG report’s economic and fiscal analysis confirms that the proposed 100%
tax abatement is, at a minimum, revenue neutral to the City and Harrisburg School District

Page | 334

City of Harrisburg
Act 47 Recovery Plan

Econ Development II.pdf

Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10
Year 11

Comparison of Existing and Proposed Abatement Programs
Assessed Value (Current Program)
Building
Improve
Land Value
Abatement
Taxes Paid
Value
Value
$10,000
$90,000
100%
--$3,815
$10,000
$90,000
90%
$2,500
$3,904
$10,000
$90,000
80%
$5,000
$3,993
$10,000
$90,000
70%
$7,500
$4,083
$10,000
$90,000
60%
$10,000
$4,172
$10,000
$90,000
50%
$12,500
$4,261
$10,000
$90,000
40%
$15,000
$4,351
$10,000
$90,000
30%
$17,500
$4,440
$10,000
$90,000
20%
$20,000
$4,530
$10,000
$90,000
10%
$22,500
$4,619
$10,000
$90,000
0%
$25,000
$4,708
TOTAL
$46,876

Land Value
Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10
Year 11

$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000
$10,000

Assessed Value
(Proposed Program)
Building
Improve
Abatement
Value
Value
$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
100%
--$90,000
0%
$25,000
TOTAL

Taxes Paid
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$3,815
$4,708
$42,854

Taxes Abated
$894
$804
$715
$626
$536
$447
$358
$268
$179
$89
---$4,916

Taxes Abated
$894
$894
$894
$894
$894
$894
$894
$894
$894
$894
---$8,939

In this example, a homeowner of a home with a $100,000 assessed value (10% land, 90% building)
constructs an addition that would add $25,000 to the assessed value of the home. As shown in the
table, under the former tax abatement program, the owner would pay $46,876 during the 10-year
abatement period and in year 11, the first year in which all taxes would be due. A total of $4,916 in
taxes is abated. Under the proposed program, the homeowner would pay $42,854 and receive a
total abatement of $8,939.
In summary, the RPRG January 2009 report illustrates that a 10-year, 100% abatement offers a
greater incentive to real estate investors and homeowners, meaning that the City of Harrisburg
collects fewer taxes than under the former (expired in 2010) program in a side-by-side comparison of
investment models. Importantly, it is critical to identify that the investment may not occur at all but
for the greater incentive offered by the 100% abatement for the 10-year program. Therefore, as a
result of the 10 year, 100% abatement, home improvements, business improvements, and new
construction which did not exist prior to the abatement program will exist. These new improvements
will ultimately generate a fiscal surplus to the City and School District. Ultimately, the 2009 RPRG
report’s economic and fiscal analysis confirms that a 100% tax abatement is, at a minimum, revenue
neutral to the City and Harrisburg School District combined. Two of the hypothetical projects, the
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combined. Two of the hypothetical projects, the multi-family rental project and the mixed use
commercial project, provide a net fiscal surplus to the City and School District resulting from the
proposed abatement. The estimated surplus from the multi-family rental project is $108,208 while
the surplus from the mixed-use commercial project is $332,738.94
As a result of the proposed 10-year abatement, the report also summarized and identified additional
community benefits not easily quantified which include housing affordability and spin-off
development. As new development is encouraged by the proposed abatement program, the City’s
share of consumer sales and employment is likely to grow. As the City is able to capture additional
regional economic activity from new jobs and new residents, the spin-off or indirect benefits
associated with real estate investments that inure to the City will increase over time.95
As the studies have revealed, a tax abatement program can propel a city into an era of renewal.
Within the City of Harrisburg, City officials as well as economic and community development
stakeholders shall prioritize efforts to assist the City’s existing residential and commercial base as
well as open the City for business to attract new investment.

ED04.

Improve management of the City’s MOED loan portfolio
Target outcome:

Improved accountability

Five year financial impact:

Not available

Responsible party:

Mayor; Business Administrator; Economic Development
Coordinator

To receive the appropriate MOED loan repayments (loans that were provided under the former
Mayor’s Office of Economic Development) that the City is owed, the City shall improve management
of these loans, the monitoring of loan repayments and maintain a firm position on collection for these
loans. The City’s ability to administer its loan portfolio from the previous MOED office has not been
well managed or monitored and is limiting the revenues the City could obtain from the loan portfolio.
Currently, too many businesses ignore the less than stringent approach the City has to collection,
leading to limited results and repayments. Some loan clients do not respect the City’s authority and
continue in default and some have even started other businesses.
The City shall implement an insistent approach to loan monitoring and collection. There are several
options the City could consider. One option includes designating one individual at the City to be fully
responsible for MOED loan servicing and collection; this option would require the City’s Law Bureau
to have a timely approach within this method, but it is difficult due to the staffing shortage. A second
option would be to assign all delinquent loans to a collection agency that has a strong history of
collection and assuming the business collateral. By implementing one of the aforementioned options
(or a combination), the loan repayments would bring in revenue and replenish the loan portfolio. A
third option would be for the City to collect on its outstanding MOED loans to the point where all
loans are serviced and payments collected and then the City would exit the lending field and partner
with an organization like the Community First Fund for micro-loans to businesses within the City of
Harrisburg.
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multi-family rental project and the mixed use commercial project, provide a net fiscal surplus to the
City and School District resulting from the proposed abatement. The estimated surplus from the
multi-family rental project is $108,208 while the surplus from the mixed-use commercial project is
$332,738.98
As a result of a 10-year abatement, the report also summarized and identified additional community
benefits not easily quantified which include housing affordability and spin-off development. As new
development is encouraged by the proposed abatement program, the City’s share of consumer
sales and employment is likely to grow. As the City is able to capture additional regional economic
activity from new jobs and new residents, the spin-off or indirect benefits associated with real estate
investments that inure to the City will increase over time.99
As the studies have revealed, a tax abatement program can propel a city into an era of renewal.
Within the City of Harrisburg, City officials as well as economic and community development
stakeholders shall prioritize efforts to assist the City’s existing residential and commercial base as
well as open the City for business to attract new investment.

ED04.

Improve management of the City’s MOED loan portfolio
Target outcome:

Improved accountability

Five year financial impact:

Not available

Responsible party:

Mayor; Chief of Staff/Business Administrator; Economic
Development Coordinator

To receive the appropriate MOED loan repayments (loans that were provided under the former
Mayor’s Office of Economic Development) that the City is owed, the City shall improve management
of these loans, the monitoring of loan repayments and maintain a firm position on collection for these
loans. The City’s ability to administer its loan portfolio from the previous MOED office has not been
well managed or monitored and is limiting the revenues the City could obtain from the loan portfolio.
Currently, too many businesses ignore the less than stringent approach the City has to collection,
leading to limited results and repayments. Some loan clients do not respect the City’s authority and
continue in default and some have even started other businesses.
Unfortunately, a majority of the prior City Administration’s loan portfolio was approved with very
limited oversight and enforcement of the terms of the loans. This has resulted in creating a high loan
default and delinquency rate. The City has made extensive efforts to collect on these defaulted
loans. However, flawed loan documents and current economic conditions have impeded default loan
collection efforts. DBHD staff have interviewed loan collection agencies to determine the feasibility of
outsourcing the collection of outstanding loan payments. However, most of agencies have indicated
an interest in acquiring only MOED’s loan accounts that are in good standing.
The City shall implement an insistent approach to loan monitoring and collection. There are several
options the City could consider. One option includes designating one individual at the City to be fully
responsible for MOED loan servicing and collection; this option would require the City’s Law Bureau
to have a timely approach within this method, but it is difficult due to the staffing shortage. A second
option would be to assign all delinquent loans to a collection agency that has a strong history of
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collection and assuming the business collateral. By implementing one of the aforementioned options
(or a combination), the loan repayments would bring in revenue and replenish the loan portfolio. A
third option would be for the City to collect on its outstanding MOED loans to the point where all
loans are serviced and payments collected and then the City would exit the lending field and partner
with an organization like the Community First Fund for micro-loans to businesses within the City of
Harrisburg.
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