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INTRODUCTION 
he City of Williamsport, Lycoming County, Pennsylvania (the City) has undertaken an extensive 
effort to redefine its economic development goals and objectives until the year 2025. This effort 
involved discussion with real estate professionals and community stakeholders who have 

weighed in on: the current climate for business; existing assets and resource gaps; potential competition 
for business; other influencers that have impacted or can impact the City’s ability to retain and attract 
businesses, residents, and visitors; and 
opportunities that exist or can be leveraged 
over the long-term.  

The two-phase process of crafting the 
Economic Development Strategy (Strategy), 
dubbed “Williamsport 2025: Today’s Vision, 
Tomorrow’s Success,” included a combination 
of quantitative research and qualitative 
findings that have helped to both benchmark 
where the City is today, as well as plot its 
vision for the future with deliberate, implementable solutions and opportunities for sustainability. The 
Strategy will allow the City to capitalize on existing and potential opportunities available at both the 

local and regional levels.  

The City’s forward-looking approach will 
reposition it to maintain efficient and 
effective long-term growth and will help to 
revitalize the downtown, while accounting 
for market factors such as the enormous 
influence of the Marcellus-Shale natural 
gas industry.  

This Strategy will provide a comprehensive 
economic profile of the business activity 
within the City and the surrounding areas, 
and includes options to retain and attract 

diverse businesses to ensure sustainable 
development in a post-shale environment. It also 
includes an implementation plan which includes a 
number of goals and action steps to assist the City 
with its implementing its economic development 
strategy.  

  

T 



WILLIAMSPORT 2025: CITY OF WILLIAMSPORT, PENNSYLVANIA 
TODAY’S VISION, TOMORROW’S SUCCESS ECONOMIC DEVELOPMENT STRATEGY 

DELTA DEVELOPMENT GROUP, INC. 4 RESULTS WITH INTEGRITY  

PHASE 1: SURVEY OF ELEMENTS AND EFFORTS 

THE CURRENT ENVIRONMENT 
Williamsport is positioned to capitalize on an Economic Development Strategy, in part due to its 

• Position as the Lycoming County seat 
• Proximity to markets in New York, Philadelphia, Scranton, and others along the Eastern 

Seaboard  
• Access to significant transportation infrastructure 
• Maintenance of extensive passenger bus lines 
• Proximity to the Little League World Series 
• Proximity to the Marcellus-Shale natural gas industry 
• Presence of four institutions of higher learning 
• Presence of cultural and arts facilities  

INT ER DE PE ND ENT FAC T OR S T O EC ON OM IC SU C CE S S 

A robust and sustainable local economy is linked to numerous 
interdependencies, including population, workforce, education, 
housing, connectivity, accessibility, and health and wellness. The 
people who live in a community typically are the primary workforce 
that supports business operations and new business development.  

 

They are also the consumers of local goods and 
services and generate new business-to-business 
spending. Maintaining a mix of age groups in a 
community is critical to providing a sustainable 
workforce with diverse skill sets that match 
local job demands. Meanwhile, a racially and 
ethnically diverse population reflects a 
community’s inclusive environment, which 
enhances its appeal in a rapidly changing 
society. 

An educated workforce is attractive to 
businesses that rely on knowledge workers. 
These knowledge workers typically earn higher 
wages, which increases the spending power of 

local residents, and thus increases demand for more goods and services. Knowledge workers are 
attracted to communities with quality-of-life amenities, such as 

• a variety of housing options  
• transportation options 
• quality educational offerings 
• continuing education and professional development opportunities 
• quality healthcare and a focus on healthy living alternatives. 

FI G U R E  1  –  EL E M E N T S  O F  A  VI B R A N T  E CO N O M Y 

A robust and sustainable local 
economy is linked to numerous 

interdependencies, including 
population, workforce, 

education, housing, 
connectivity, accessibility,  
and health and wellness. 

Business & 
Industry 

Population 

Connectivity 
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A variety of appropriately priced housing options satisfies the needs of a wide mix of local workers — 
professional, blue collar, skilled, and unskilled. Similarly, a robust transportation system is essential to 
connecting residents to jobs and services and for moving goods between markets. A diverse mix of 
businesses in a community averts dependence on a few large business sectors and mitigates the effects of 
industry-specific declines in a local economy. The types of business sectors represented in the local economy 
impact the wages earned by resident workers, and ultimately, the spending power of local residents.  

Quality primary, secondary, and higher education resources is integral to the sustainability of a local 
economy and is essential to stemming “brain drain,” where young people might otherwise leave their 
hometowns in search of career opportunities elsewhere. Local education and training resources also 
provide access to industry-specific research and development, new technologies, customized job 
training, and entrepreneurial development. Meanwhile, healthcare providers offer both clinical services 
to residents and visitors, in addition to wellness services that promote healthy lifestyles.  

POPULATION CHARACTERISTICS AND TRENDS 
One of the key indicators of a municipality’s economic well-being is the demographic characteristics of its 
resident population. The people who live in a community are the backbone of the local economy. They are 
the workforce that fills jobs and attracts new businesses. They are the consumers who patronize local 
businesses. They are the civic leaders who champion progress. Their income and spending drive tax revenues. 
The demographic profile of Williamsport focuses on five key indicators that can impact future economic 
growth and sustainability: 

• Total Population 
• Age 
• Income and spending potential 
• Racial and ethnic diversity 
• Education 

TOTA L POPU LAT ION 

Trends in Williamsport’s population growth are a key indicator of its attractiveness to new residents and 
businesses. According to the 2010 Census, the City of Williamsport is the most populous municipality in 
Lycoming County, with a population of 29,381. This population is more than double the next largest 
municipality in the County, Loyalsock Township, with 11,026 residents. Between 2000 and 2010, the City 
of Williamsport, along with Lycoming County, experienced some population decline (see Table 2). The 
City witnessed a decline of 4.3% in its population; County population dropped 3.3%. The City’s 
neighboring municipalities, with the exception of Loyalsock, also suffered population declines during this 
same period. Old Lycoming Township suffered the most significant loss of 10.3%, from 5,508 to 4,938, 
while South Williamsport experienced a much more modest decline from 6,412 to 6,379 residents, a 
0.5% loss. Loyalsock was the only municipality surrounding Williamsport that did not have a population 
decline between 2000 and 2010. Loyalsock’s population increased from 10,876 to 11,026, a 1.4% 
increase. The fact that almost all of the surrounding municipalities also suffered population losses 
indicates that the City’s decline in population was not a result of residents leaving the City to resettle in 
the suburbs or rural communities outside the City.  

  

The fact that almost all of the 
surrounding municipalities also 

suffered population losses indicates 
that the City’s decline in population 

was not a result of residents leaving the 
City to resettle in the suburbs or rural 

communities outside the city.  
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 The following table displays the 2000 to 2015 population change in the City of Williamsport, Lycoming 
County, and the Commonwealth of Pennsylvania. While both the City and the County experienced a 
decline in population, the percentage of decline for the City was notably larger than that of the County. 
The City experienced a population decline of 4.3% over the 2000-2010 time period, while the County 
only experienced a 3% decline. Despite the fact that the difference in the percentage decline between 
the County and the City is minimal, it should be noted that both of these declines are in contrast to the 
overall 2.4% population increase experienced across Pennsylvania.  

TABLE 2 
2000 TO 2015 POPULATION TRENDS 

 CITY OF 

WILLIAMSPORT 
LYCOMING COUNTY PENNSYLVANIA 

2000 POPULATION 30,706 120,044 12,281,054 
2010 POPULATION 29,381 116,542 12,574,407 
VARIANCE (2000-2010) -1,325 -3,502 293,353 
2015 POPULATION 29,165 114,881 12,637,100 
VARIANCE (2010-2015) -511 -250 62,693 
2010-2015 ANNUAL RATE -0.35% -0.29% 0.10% 

Source: ESRI Business Analysis 2010 

Over a longer horizon, it is estimated that from 2010 to 2015, the City of Williamsport will witness a 
minor population decline of 2%. While this decline is fairly minimal, it is substantially higher than that of 
Lycoming County, which is estimated at a .2% decline during the same period. The City of Williamsport 
appears to maintain a consistent decline in population from 2000-2015, with an approximate 1,000-
person loss over the first 10 years, and 500-person loss over the last 5 years. The County, however, 
shows a significant slowdown in population loss, with a reduction of 3,502 during the 2000-2010 time 
period, but a decline of 250 persons between 2010 and 2015. Meanwhile, local economic development 
changes, such as the increasing scale of the natural gas industry in the region, may lessen or even 
reverse these trends. 

TABLE 1 
LYCOMING COUNTY POPULATION TRENDS 

MUNICIPALITY 2000 (ACTUAL) 
2010 

(ACTUAL) 
2000-2010 PERCENT 

POPULATION CHANGE 2010 RANK BY SIZE 
LYCOMING COUNTY 120,044 116,111 -3.3  
Williamsport 30,706 29,381* -4.3 1 
Loyalsock 10,876 11,026 1.4 2 
South Williamsport 6,412 6,379 -0.5 3 
Old Lycoming 5,508 4,938 -10.3 4 
Woodward 2,397 2,200 -8.2 5 
Duboistown 1,280 1,205 -5.9 6 
Susquehanna 993 1,000 -0.7 7 
Armstrong 717 681 -5.0 8 
Source: U.S. Census Bureau.  Note: City of Williamsport’s administration believes this population number to be higher 
due to the number of undocumented residents. 
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While Census data indicates a 
population decline for the 
City of Williamsport, several 
factors related to the arrival 
of the Marcellus-Shale natural 
gas industry indicate that 
unrecorded populations may 
reside in the City. The 
development of several large 
hotels in the heart of the City, 
which almost entirely rent to 
shale workers, may be among 
these unrecorded 
populations. Also, despite the 
recorded decline in 
population, the City has not 
witnessed vacancy issues 
related to housing and a 
reduced population.   

AG E 

The age of residents in a community is a key indicator that measures the community’s ability to provide 
a workforce to attract new businesses, and also drives the goods and services that are required to meet 
consumer demand. As 
shown in Error! 
Reference source not 
found. below, in 2010, 
the median age in the 
City of Williamsport 
recorded by the U.S. 
Census was 29.8, which is 
more than 10 years 
younger the both 
Lycoming County and the 
Commonwealth of 
Pennsylvania. This is 
primarily because the City 
is the location of four 
institutions of higher 
learning.    

  

TABLE 3 
TRENDS IN POPULATION AGE GROUPS 

AGE THE CITY OF WILLIAMSPORT LYCOMING COUNTY PENNSYLVANIA 

2000 (Actual) 
0-14 5,738 22,825 2,419,598 

15-24 6,704 16,804 1,597,072 
25-44 8,188 33,061 3,508,562 
45-64 5,943 28,103 2,836,657 
65+ 4,133 19,251 1,919,165 

Median Age 32.4 38.4 38.0 
2010 (Actual) 

0-14 5,116 19,748 2,274,324 
15-24 7,538 17,281 1,779,212 
25-44 6,794 26,830 3,126,788 
45-64 6,576 33,138 3,562,748 
65+ 3,357 19,112 1,959,307 

Median Age 29.8 41.0 40.1 

Source: U.S. Census Bureau and ESRI Projections 
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In 2010, the largest percentage (26%) of the City’s population was between the ages of 15 and 24. This 
age group represents the student body population and a significant younger workforce population. 
While the City’s 15-24 year old population made up the greatest age group by percentage, this same age 
group was the smallest for both Lycoming County and Pennsylvania. This provides strong evidence as to 
the significant presence of the college-aged student population in the City. The City also maintains a 
fairly smaller percentage (11%) of elderly persons, aged 65 years and older, than either the Lycoming 
County or Pennsylvania, with 16% and 15%, respectively.  

With such a significant percentage of the population falling into this younger demographic, it is in the 
City’s best interests to ensure that economic development accommodates and promotes businesses 
that cater to this population. Maintaining a vibrant, modern downtown with entertainment options and 
a robust business atmosphere will help to promote investment in the local community by the student 
population, and will increase the likelihood of possible retention among a younger workforce that is 
seeking local employment once they graduate.  

INCO M E AND SP END IN G POT EN TIA L 

Household income is an indicator of 
the spending power of local residents, 
the economic well-being of a 
community, and the quality of jobs 
that are available to residents. Table 4 
shows that the median household 
income in the City is consistently 
lower than the Lycoming County and 
State medians in 2000 and 2010. This 
trend is expected to continue through 
2015. 

In 2010, the City of Williamsport 
recorded a median household income 
(MHI) of $34,341, which is more than 
34% lower than the State median 
household income of $52,723. This 
also places the City’s MHI more than 
$8,000 less than the County MHI. The largest contributing factor to this statistic is the fact that the City 
recorded 20.3% of the households earning incomes less than $15,000, while the County and the State 
only recorded 12.7% and 11.3%, respectively. While the income range that held the highest percentage 
of households for the County and State was the $50,000-$74,999 range, it was the less-than-$15,000 
range that held the most households for the City. The $50,000-$74,999 range followed very closely at 
19.5% of households.  

As Table 4 indicates, Williamsport’s MHI generally increased at the same rate as the County and the 
State with a slight decline in the rate from 2010 to 2015. The most important aspect of the data is that it 
indicates that the gap between the City’s difference in MHI with the County and State is not closing. The 
City needs a significant economic change to raise the MHI to more closely match the County/State, and 
to reduce the number of households earning less than $15,000 a year. 

TABLE 4 
2010 HOUSEHOLDS BY INCOME 

 
THE CITY OF 

WILLIAMSPORT 
LYCOMING 

COUNTY PENNSYLVANIA 

# of Households 12,219 47,003 4,777,003 
Less than $15,000 20.3% 12.7% 11.3% 
$15,000-$24,999 17.3% 14.0% 10.8% 
$25,000-$34,999 13.2% 12.7% 10.3% 
$35,000-$49,999 17.5% 18.4% 14.9% 
$50,000-$74,999 19.5% 24.3% 21.3% 
$75,000-$99,999 5.9% 9.9% 15.2% 
$100,000-$149,999 4.3% 5.6% 10.6% 
$150,000-$199,999 .07% 1.2% 2.8% 
$200,000+ 1.2% 1.1% 2.8% 
Per Capita Income $19,176 $21,561 $26,585 
Median Household Income $34,341 $42,991 $52,723 
Average Household Income $43,937 $51,761 $66,256 
Source: U.S. Census, ESRI business Analyst 
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RACIA L AN D ETH NI C DI V ER S IT Y 

After the turn of the century, the U.S. Census Bureau predicted 
that by 2050, only half of the population will be non-Hispanic 
white. The Hispanic and Asian populations were both 
predicted to almost triple; the black population to almost 
double; and the white population will maintain its current 
level. These trends suggest that communities that can appeal 
to diverse populations will be increasingly attractive to future 
residents and the workforce. The predictions will likely be 
updated in the near future to reflect actual changes that took 
place during the first decade of the century. 2010 Census 
information indicates that the change in the racial and ethnic 
mix is occurring at a much faster rate than previously 
projected.  

The City of Williamsport’s racial mix is more diverse than 
that of Pennsylvania and the U.S. The most notable 
difference in the City’s racial mix as compared to 
Pennsylvania and the U.S. is the high concentration of a 
Black or African American population, which constituted 
13.5% of the population in 2010. The State recorded a 
10.8% Black or African American population, while the 
County recorded only 4.5% of the population as Black or 
African American. Over 75% of Lycoming County’s Black or 
African American population is located in the City of 
Williamsport. A summary of racial diversity in 2010 in the 
City of Williamsport, Lycoming County, and the State is 
presented in Table 5.  Details of the racial mix for the City of 

Williamsport and the surrounding 
municipalities are provided in Figure 2.The 
City of Williamsport is the most racially 
diverse municipality compared to its 
neighboring communities. This correlates with 
the fact that the City is the largest 
municipality and county seat within Lycoming 
County. Typically, more urbanized, densely 
populated communities contain higher 
proportions of racial and ethnic diversity. The 
neighboring communities, which are much 
more rural and less densely developed, have a 
significant majority of their population 
identified as White, non-Hispanic.   

  

TABLE 5 
RACIAL DIVERSITY (2010) 

RACE 
THE CITY OF 

WILLIAMSPORT 
LYCOMING 
COUNTY PA 

One Race 28,193 114,110 12,464,544 
White 23,735 107,573 10,406,288 
Black or African American 3,970** 5,203 1,377,689 
American Indian and Alaska 
Native 

69 217 26,843 

Asian 219 671 349,088 
Native Hawaiian and Other 
Pacific Islander 

5 25 3,653 

Some Other Race 195 421 300,983 
Two or More Races 1,188 2,001 237,835 

Source: U.S. Census Bureau, ESRI Business Analyst 
** City notes higher percentage of undocumented Black/African American population 
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In addition, Figure 3 suggests that the Hispanic population is primarily concentrated in the City of 
Williamsport as opposed to any neighboring community. The City of Williamsport can take proactive 
steps to assist its municipalities in creating an inclusionary environment through deliberate “inquiry” to 
understand opportunities and challenges related to its diversity, and through seeking active community 
leadership and participation from under-represented ethnic/social groups.   

EDU CAT IO N 
In order for The City of Williamsport to remain 
competitive in today’s economy, the workforce 
will need to meet industries’ requirements. 
Industries are seeking workers who are leaders, 
well-educated, and creative thinkers. The local 
workforce should have strong technical skills and 
be able to adapt to an ever-changing economic 
environment. The education level of The City of 
Williamsport will have an impact on its ability to 
retain and attract new industry.  

EARLY CHILDHOOD EDUCATION 
Research has shown that rapid brain development occurs in the first few years of life, and these early 
years are  the best time for learning. Quality child care education provides the opportunity to promote 
the sound development of young children. Other benefits of early childhood education include the 
following: 

• Supports economic development efforts by educating the next generation 
• Enables parents to maintain employment and reduces absenteism  
• Enables parents to pursue education and/or training 
• Enables employers to attract a quality workforce and maintain and/or increase productivity 
• Creates full-time jobs and generates tax revenue. 

In a long-term study known as the Abecedarian Project, intervention services were provided from birth 
through age five. A study of this program found that children who participated in the services were 
significantly more likely to attend college and be in a high-skilled job or in higher education at age 21 
than peers randomly selected not to participate in the services (www.fpg.unc.edu). The Center for the 
Study of Social Policy notes, "Research shows that early childhood programs, in particular, can serve as 
an effective ‘early warning system’ to immediately and effectively address risky situations, and that 
strong early childhood programs can be enhanced to incorporate child abuse prevention strategies—in 
addition to their traditional role of promoting healthy development.”1

There are three licensed child care facilities providing day care and early education to children in City of 
Williamsport. Of the three facilities, one provides care and/or education to children from the ages of 
birth to 5 years, as well as before/after school classes for children ages 6-11; two provide 
care/education to children from the ages of three years to five years.  

 

  

                                                           
1 Center for the Study of Social Policy. Protecting Children by Strengthening Families: A Guidebook for 
Early Childhood Programs, Washington, D.C., April 2004. 

“Most of the numerous projects and initiatives that 
state and local governments fund in the name of 
creating new private businesses and new jobs result 
in few public benefits. In contrast, studies find that 
well-focused investments in early childhood 
development yield high public as well as private 
returns.” 

Arthur Rolnick, Senior Vice President and Director of 
Research and Rob Grunewald, Regional Economic 
Analyst, Federal Reserve Bank of Minneapolis 

http://www.fpg.unc.edu/�
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The City also contains one facility which provides education and care services for special needs children. 
This facility also provides preschool care/education services for all children throughout the City.   

K-12 EDUCATION 

Although companies will not be visiting elementary, middle, and high schools to recruit their talent, 
these schools serve a critical role in The City of Williamsport. Quality education will develop workers 
who are trainable, and will prepare students to attain higher education degrees. The schools will also 
prepare students to adapt to the demands of our changing economic environment, and prepare them to 
enter fields that will support new technology. This will allow The City of Williamsport to compete on a 
global basis. In addition, quality education will be necessary to recruit professionals who may have 
children in primary and secondary schools. Many professionals will rely on student assessment scores to 
determine where they will reside. Although the City will have no control over the education system and 
how each school district will manage its programs, it is important to understand changes that may be 
occurring within individual school districts. 

WILLIAMSPORT AREA SCHOOLS 

There are currently six elementary schools, two middle schools, and one high school in the Williamsport 
Area School District that provide K-12 education. Five of the six elementary schools are located within 
the City of Williamsport. In addition, the West Branch School is a licensed K-8 private education 
provider. The City of Williamsport’s cost per pupil in 2009-2010 was $13,168, while the State spent 
$14,535 per pupil. This indicates more than a $1,000 difference. The 2010-2011 budget information 
provided by the Williamsport School District indicated that per pupil spending increased by 
approximately $1,000 to $14,145.  

The Saint John Neumann Regional Academy serves as the centralized Catholic educational system in 
Lycoming County for the Diocese of Scranton. This system ensures the presence and privilege of a 
Catholic Education for all children from Early Childhood through 12th grade 

VOCATIONAL SCHOOLS 

The only vocational school in the City is the Barone Beauty Academy, which is focused on the education 
and training of cosmetology. The school is located on 3rd Street at the eastern end of the City. The school 
provides education and technical training for cosmetology, as well as for Teacher of Cosmetology 
certification. The programs provided through the school include; cosmetologist, esthetician, make-up 
artist, salon technician, and vocational education teacher.    

SAT SCORES 

SAT scores are one of many criteria used by 
colleges to make student admission decisions. 
On a national level, 2011 test takers averaged 
1,500 points out of a possible 2,400; in 
Pennsylvania, students averaged 1,473 points 
out of a possible 2,400. Test takers in the City of 
Williamsport averaged 1,430, which fell below 
both Pennsylvania and national averages. In the 
City of Williamsport, students generally scored 
lower than students on a national/statewide 
level in all sections of the SAT.  

TABLE 6 
SAT SCORES (2011) 

GEOGRAPHIES MATH VERBAL ESSAY 
SAT 

SCORE 

Williamsport SD 480 497 453 1,430 
Pennsylvania Student 
Average Scores 

501 493 479 1,473 

National Student 
Average Scores 

514 497 489 1,500 

Sources: Pennsylvania Department of Education & The College 
Board 
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The only exception was the verbal section, where City students’ average scores matched the national 
average of 497 and exceeded the State’s score of 493. The City fell substantially behind both the 
national and statewide averages for the verbal and essay sections, as can be seen in the Table 6.  

 EDUCATIONAL ATTAINMENT COMPARISON 2000-2010 
Since educational attainment can be directly linked to 
earned income, the two factors are analyzed here 
together. Typically, those with higher educational 
attainment earn higher wages than those with less 
formal education. Table 7 provides data regarding the 
educational attainment of the 2010 population for the 
City of Williamsport. 
The data indicates that the most common level of 
education attained by City residents is that of high 
school graduate. More than one-third of the total 
population, 38%, has no more than a high school 
education. In addition, 12.1% of the population has less 
than a high school education, and 15.6% have some 
college education, but no degree. This indicates that 
65.7% of the population has not completed formal 
education beyond high school. This is worth noting because the City contains two institutions of higher 
learning that offer both liberal arts and science/technology-centered curricula. With less than 50% of 
the population obtaining a degree from an institute of higher learning, it can be concluded that there is 
very little retention of the graduating students from the two local colleges. 

The level of educational attainment is 
growing in the City of Williamsport. In 
2000, 7.15% of the City residents 
attained an associate degree; 10.32% 
attained a bachelor’s degree; and 
5.95% attained graduate/professional 
degrees. In 2010, the percentages 
increased and 9.82% attained an 
associate degree; 12.56% attained a 
bachelor’s degree; and 7.30% attained 
a graduate or professional degree. It is 
also worth noting that there was a 
decrease in the percentage of City 
residents who have less than a 9th 
grade education or limited high school 
education.  

  

TABLE 7 
EDUCATION ATTAINMENT 

2010 Educational Attainment – 
Over age 25 

City of 
Williamsport 

<High School Education 12.1% 

High School Graduate 38.0% 

Some College, No Degree 15.6% 

Associate Degree 7.5% 

Bachelor’s Degree 16.5% 

Graduate/Professional Degree 10.3% 

Source: U.S. Census Bureau and ESRI Projections  
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These percentages dropped for the City from 5.88% and 16.91%, respectively, in 2000, to 4.01% and 
11.05%, respectively, in 2010. 

Comparing City residents to all residents in Lycoming County, a higher percentage of City residents have 
attained a bachelor’s degree and graduate or professional degree than County residents.  State 
residents, however, maintained a higher percentage of residents who obtained these same degrees than 
the City. 

HI GH ER  EDU CAT ION 

The City of Williamsport is home to four facilities of higher education.  

PENNSYLVANIA COLLEGE OF TECHNOLOGY (PENN COLLEGE) is an affiliate of Penn State with a focus on 
applied technology education. The main campus is located on West 3rd Street and consists of 997.2 
acres. Approximately 5,800 students enrolled in the spring 2012 semester at the College; 90% of the 
students are Pennsylvania residents, and the remaining 10% are from other states or countries. More 
than 75% of the students are recognized as full-time students.   

Penn College employs 304 full-/part-time faculty and 662 full-/part-time staff members.  

LYCOMING COLLEGE is a liberal arts-focused, private college located in downtown Williamsport on the 
north side of 4th Street between Franklin and Market Streets, and consists of approximately 35 acres. 
Lycoming College offers baccalaureate education and has a student population of approximately 1,400 
students. A large majority of students (80%) reside on campus housing.   

BUSINESS SCHOOLS 

The City of Williamsport is home to one business school, Newport Business Institute, located on 3rd 
Street adjacent to Penn College. The Newport Business Institute is a small business college serving 
approximately 100 students. The Institute is a two-year, business-focused facility providing associate 
degrees in business administration, administrative assistant, paralegal administrative assistant, and 
medical administrative assistant. The Institute focuses on hands-on education, but also provides an 
online campus option to allow for remote education. 

COMMONWEALTH MEDICAL COLLEGE – WILLIAMSPORT CAMPUS 

The Commonwealth Medical College partners with several hundred physicians that comprise 
the Williamsport clinical faculty and are affiliated with: 

• Susquehanna Health 
• Guthrie Healthcare System  
• Susquehanna Community Health and Dental Clinic 
• Jersey Shore Hospital 
• Muncy Valley Hospital 
• Evangelical Community Hospital  
• Lock Haven Hospital. 
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TRANSPORTATION – MOVEMENT OF GOODS 
INT ER S TAT E S AND ROA DWA YS 

FI G U R E  5  –  TR A N S P O R T A T I O N  C O R R I D O R S ,  WI L L I A M S P O R T,  PA 

U.S. Route 180 and State Routes 
220 and 15 run through the City of 
Williamsport, which is within 10 
miles of U.S. Route 80. The City’s 
proximity to these roadways 
provides convenient access for 
residents, visitors, tourists, and 
users of the area’s recreational 
features. The City’s proximity to 
these transportation routes has also 
made it a very attractive location 
for industrial, manufacturing, and 
business park locations. This 
transportation network plays a key 
role in the movement of goods to 
support these industries in The City 
of Williamsport. 

Williamsport’s location at the nexus 
of these three major interstates brings a significant amount of vehicular traffic in and around the City on 
a daily basis. U.S. Route 180 (S.R. 220/15), running east/west along the southern boundary of 
Williamsport, witnesses 39,000 Annual Average Daily Traffic (AADT). State Route 15, which runs north 
and south through the City, maintains 14,000 AADT south of the City and 20,000 AADT north of the city. 
U.S. Route 80, approximately 10 miles south of the city, also manages 30,000 AADT. 

AIR POR T S 

The airports located in proximity to the City of Williamsport are smaller local/regional commuter 
airports. A total of five airports are located within 50 miles of the Williamsport. The local airports and 
some of their amenities include are itemized below. 
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Table 8 
Regional Airports 

Airport Miles from 
Williamsport Operations Runaway Services 

Williamsport 
Regional Airport 4.78 miles 74 aircraft operations 

per day 
2 runways - 6,824 ft. 
2 runways - 4,280 ft. 

Parking 
Car/Truck Rental 

Taxi/Limo Services 
Jersey Shore Airport 
P-76 17.65 miles 125 aircraft 

operations per day 2 runways 3059 ft. Taxi Service 

Piper Memorial 
Airport 28.13 miles 83 aircraft operations 

per day 
2 runways 3799 ft 
2 runways 2179 ft  

Bloomsburg 
municipal airport 43.98 miles 25 aircraft operations/ 

day 2 runways 2800 ft  

Sunbury Airport 
33.10 miles 

36 aircraft operations 
per day 2 runways 3250 ft  

PROPOSED EXPANSION OF THE WILLIAMSPORT REGIONAL AIRPORT 

The Williamsport Regional Airport currently serves north-central Pennsylvania; the passenger traffic has 
grown 19 percent over the past two years due to the Marcellus Shale gas drilling.  The airport expansion 
plans include a new control tower and new passenger terminal.  The current terminal was built in 1947.  
The current terminal is too small and has a number of infrastructure problems.  The County is seeking 
state and federal funds to complete the expansion project; this project is fully supported by the City of 
Williamsport’s administration. 
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REG I ONA L RAI L NET WO R K – FR EI G HT 

The manufacturing and distribution/logistics 
industries in Williamsport benefit from Lycoming 
Valley Railroad, which services customers along a 
34-mile line from Montgomery to Avis, Pennsylvania. 
This line is owned by the SEDA-COG Joint Rail 
Authority. Freight service is provided under contract 
by a private operator. With the recent Marcellus 
shale activity, the railroad has been transporting frac 
sand, pipe, and brine water for the gas drilling 
process.  

MASS TRANSPORTATION –  
MOVEMENT OF PEOPLE 
Mass transportation improves the quality of life for a community’s residents by improving the traveler’s 
choice in their mode of transportation. It connects the community to downtowns, health care, social 
services, and employment centers. Transit improves personal health by improving air quality and 
reducing greenhouse gas emissions. 

River Valley Transit (RVT) is the primary regional mass transit provider 
for the City of Williamsport. RVT services provided include commuter 
bus and shuttle throughout the City and immediate geographic 
region. RVT is the sole mass transit provider for the City of 

Williamsport and maintains several transit facilities located throughout the City. 

COM MU T ER  BU S LIN E S 

River Valley Transit system operates a fleet of 27 buses on 19 bus routes. The routes provide bus transit 
services throughout the City of Williamsport, as well as in adjacent communities, including: Boroughs of 
South Williamsport, Duboistown, Muncy, Montgomery, Hughesville, and Jersey Shore; and the 
Townships of Armstrong, Clinton, Fairfield, Loyalsock, Muncy,  
Muncy Creek, Old Lycoming, Wolf, Woodward, Piatt and Porter. RVT also provides ADA paratransit 
service, called “River Valley Transit Plus,” 
which is managed by a contractor, STEP, 
Inc.  

RVT has maintained increasing ridership, 
over the last several years.  In 2011, RVT 
recorded 1,335,921 riders.  
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FI G U R E  7  –  PE R CE N T A G E  R I D E R S H I P  C H A N G E 

The arrival and expansion of the 
Marcellus Shale gas industry has 
increased demands and pressures on 
the existing bus system. The 
substantially increased presence of 
gas workers has saturated local hotels 
and increased the number of riders 
utilizing local and regional bus 
systems. RVT has recorded an 
increase in weekend ridership and 
attributes much of this to Marcellus 
shale gas workers and/or their friends 

and family utilizing local bus systems for shopping and ease of travel around the City. Those not familiar 
with the area can utilize the bus system for safe, efficient transit around the City. 

Other factors that drive the need for an RVT facilities and route expansion project include the growth 
and expansion of Penn College and Lycoming College, and increased paratransit needs. Since the 
completion of Phase I of the Trade and Transit Center, Penn College and Lycoming College have 
increased enrollment. Penn College has completed significant housing developments for students who 
use the transit system on a greater basis. Several capital improvement projects at Lycoming College have 
shifted the focus toward the use of transit. Paratransit needs are also increasing with an aging 
population in the County. Recently, STEP Inc., a nonprofit community action agency, has made 
significant changes to its transportation services, including the provision of RVT bus passes for people 
using STEP services and who live within one-quarter of a mile of an RVT bus stop. This allows for more 
efficient and cost-effective travel services for STEP clients. In many cases, STEP has provided 31-day 
passes that have allowed bus pass recipients to utilize the bus system for an entire month. The STEP 
clients receiving these passes can then utilize the bus services for medical appointments, shopping, and 
for general transit throughout the region. These factors have increased the need for expanded bus 
services within the RVT system. 

RVT has had several significant accomplishments over the past several years, including: 

• Completion of the approximately $12 million Church Street Transportation Project. This 
included the construction of a new parking garage with intercity bus loading/unloading bays, 
passenger waiting areas, drivers’ lounge, and restroom facilities. 

• Completion of the Garage and Office Renovation and Expansion Project. This $11 million project 
doubled the size of the current facility to meet RVT’s operational, administrative and 
maintenance needs. 

• Accomplishment of perfect reviews on three consecutive Federal Transit Administration 
triennial reviews (FY 2003, FY 2006, FY 2009). RVT is the only transit system in Region III to have 
earned this achievement. 

• Qualification for all six bonus points for two consecutive years under the Safe, Accountable, 
Flexible and Efficient Transportation Equity Act: A Legacy for Users (SAFETEA-LU) criteria. This 
has allowed RVT to receive additional funds under the Small Transit Intensive Cities (STIC) 
formula. RVT was one of only 11 of the total 321 systems reviewed to receive all six bonus 
points in 2011. 
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• In 2011, RVT was awarded $3.5 million under the Federal Transit Administration’s Clean Fuels 
Program.  These funds till be used to create a Fast-Fill CNG fueling station to add CNG to RVT’s 
facility.  Funds under this program will also be used to purchase CNG transit vehicles 

• In 2012, RVT was awarded another $1.5 million under the Clean Fuels Program.  These funds 
will be used to construct the necessary modifications necessary to RVT’s garage facilities to 
become CNG compliant and comply with the International Fire Code for storage of CNG 
vehicles. 

The RVT transit system is a key component to the City’s local economy, as many of the routes provide 
access to major, local employers. These employers include Textron Lycoming, Palmer Industrial 
Coatings, High Steel Structures Inc., Brodart, and the Williamsport 
Industrial Park. RVT also provides free rider services for students, 
which greatly benefits the more than 7,000 college students attending 
facilities of higher learning within the City. Bus lines including the 
West 3rd Street-Industrial Park route and the East End route provide 
bus service to the two local colleges, Lycoming College and Penn 
College. This allows for efficient public transit for college students within the City.   

The City of Williamsport also has access to a larger, regional bus transit service through Susquehanna 
Trailways, which is based in Avis, Pennsylvania. These services include regional transit with stops in 
Williamsport and which provide access to other communities through its Intercity Service. This service 
connects Williamsport to other regional cities, including New York and Philadelphia. Susquehanna 
Trailways also provides bus tours and charter bus services in the central Pennsylvania region. 
Susquehanna Trailways provides services through the Church Street Transportation Center.  

Greyhound Bus Line also provides services to the City of Williamsport. Greyhound is a national bus 
transit provider that maintains service access through the Church Street Transportation Center. This 
allows for transit connectivity between RVT, Susquehanna Trailways, and Greyhound for complete local, 
regional, and nationwide bus transit service. 

FU TU R E EXPA NS I ON PR OJ EC TS AND PU BL IC IM PR OV E M ENT S 

MID-TOWN PARKING DECK.  In 2011, the City of Williamsport purchased the Mid-town parking deck from 
the Williamsport Parking Authority in order to improve parking within the City of Williamsport.  This 
parking deck will be torn down due its age and condition.  The City will replace the deck with a bump-up 
parking deck to accommodate parking needs for the downtown.   An additional bump-up parking deck 
will also be constructed south of the Third Street parking garage.  These bump-up parking decks are 
constructed with removable pre-cast concrete platforms secured by galvanized steel beams.  The decks 
are less costly than traditional parking decks, and can be constructed in a much shorter time frame. 

TRADE & TRANSIT II.  For some time now, the RVT has known that the expansion of transit facilities 
within downtown Williamsport is necessary in order to continue to provide quality transportation 
services for the Region.  The Trade & Transit II (T&TII) project is being considered as part of Destination 
2014.  Conceptual plans for T&TII will include: 

• Transit operation resources 
• Park-n-ride facility with over 300 parking spaces 
• Joint development opportunities on the ground floor 
• Bus loading bays 
• Passenger Waiting Area 
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• Driver loung and security office 
• Community center and offices for the regional parking authority 
• Residential units 
• Possible clean fuels component 

HEALTH AND WELLNESS SERVICES 
According to the U.S. Department of Health and Human Services’ Centers for Disease Control and 
Prevention (CDC), “better health positively impacts our 
communities and our economy: 

• With better health, children are in school more 
days and are better able to learn. Numerous 
studies have found that regular physical activity 
supports better learning. Student fitness levels 
have been correlated with academic achievement, 
including improved math, reading and writing 
scores.  

• With better health, adults are more productive 
and at work more days. Preventing disease 
increases productivity—asthma, high blood pressure, smoking and obesity each reduce annual 
productivity by between $200 and $440 per person.  

• With better health, seniors keep their independence. Support for older adults who choose to 
remain in their homes and communities and retain their independence (‘aging in place’) helps 
promote and maintain positive mental and emotional health.” 

The availability of and access to health and wellness services is a key indicator of community well-being. 
The City of Williamsport is served by Susquehanna Health, which is the primary health care provider in 
the 11-county Susquehanna Valley region. Susquehanna Health is the region’s largest employer with 
over 3,000 employees. According to ESRI Business Analyst, 
health care and social assistance is the largest employing 
industry in Williamsport, recording 4,703 jobs in 2010. This 
makes Susquehanna Health one of the largest employers in 
the City. Susquehanna Health provides comprehensive 
health care services at three campuses throughout the 
region. These campuses include Williamsport Regional 
Medical Center, Divine Providence Hospital, and Muncy 
Valley Hospital. These three facilities include 228 licensed 
acute beds, 22 bassinets and 138 long-term care beds in the Skilled Nursing Unit. Susquehanna Health 
admits more than 13,000 patients annually and performs more than 8,000 outpatient surgeries and 
4,500 inpatient surgeries. Information pertaining to the two primary medical facilities located in 
Williamsport is provided below. 
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WILLIAMSPORT REGIONAL MEDICAL CENTER 
The Williamsport Medical Center maintains approximately 220 beds 
with more than 350 full-time registered nurses.  The hospital 
provides the following services: 

• Emergency Services and Urgent Care 
• Family Center for Reproductive Health 
• Gastroenterology 
• General Surgery 
• Heart & Vascular Institute 
• Imaging Services including CT Scan, PET Scan, X-ray and 

Ultrasound 
• Lab Services 
• Neuroscience Center (Neurological and Neurosurgical Illness Treatment) 
• OB/GYN 
• Orthopedics 
• Pediatrics 
• Pharmacy 
• Rehabilitation Services 
• Pulmonary Wellness (Lung Disease Treatment) 
• Spine Care 
• The Birthplace (Maternity Care) and Level II nursery 
• Urology 

DIVINE PROVIDENCE HOSPITAL 
Divine Providence is identified as a psychiatric hospital but provides an array of psychiatric and general 
medicine services. The facility contains more than 30 beds and employs more than 120 full-time 
registered nurses. The hospital provides the following services: 

• Behavioral Health Services (Inpatient and Outpatient) 
• Cancer Center 
• Diabetes & Nutrition Care Center 
• Home Care & Hospice 
• Imaging Services including Mammography, Traditional and Open MRI, X-Ray and Bone 

Densitometry 
• Kathryn Candor Lundy Breast Health Center 
• Lab Services 
• Same Day Surgical Services 
• Pain Management Center 
• Pharmacy 
• Rehabilitation Services 
• Rheumatology 
• Sleep Center 
• Sports Medicine 
• The Gatehouse (Inpatient Hospice) 
• WorkCenter (Occupational Health) 
• Wound Healing Center 
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HOUSING IN THE CITY OF WILLIAMSPORT 
HOU SI N G FACT S 

The availability of a variety of housing options is one of the key attractiveness factors for knowledge 
workers who are considering relocation. Based on information obtained from the U.S. Census Bureau 
and ESRI’s Business Analyst, the City of Williamsport maintains a housing stock that is significantly older 
than that of Lycoming County or Pennsylvania.  While the average age of the housing stock may be as 
much as 15 years older than that of the County or State, much of this is due to the historical nature of 
the structures. The City contains a significant number of older homes, many of which are located in the 
City’s historic district.   

Neighborhoods such as Millionaires’ Row came into 
existence during the late 1800’s, when Williamsport 
had more millionaires per capita than any other city 
in the United States. According to the Census 
American Community Survey 2008-2010’s three-
year estimate, more than half (7,963) of the City’s 
housing (13,524) was constructed before 1940. 
While aging housing stock can be a burden or an 
issue to be dealt with for many communities, the 
fact that the older housing stock is of such high 
quality and architectural significance greatly 
benefits the City. These features also contribute 
greatly to neighborhood character, while promoting 
tourism and resident investment in the community. 

  

TABLE 9 
AGE OF HOUSING STOCK AND HOUSEHOLD TENURE 

 

THE CITY OF 

WILLIAMSPORT 
LYCOMING 

COUNTY 
PA 

MEDIAN YEAR 

STRUCTURE BUILT 
1940 1955 1957 

MEDIAN YEAR 

HOUSEHOLDER 

MOVED IN 
1995 1992 1991 

Source: U.S. Census Bureau and ESRI  
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A key component of residents 
investing in a community revolves 
around the level of residents’ 
home ownership within that 
community. Home ownership is 
typically the most significant 
financial investment people make 
in their lifetimes. A financial 
investment of that magnitude 
usually results in homeowners 
putting more time and money 
into their investment, resulting in 
housing that is well maintained or 
regularly improved.. 

In 2010, the City of Williamsport 
had a significantly lower owner-
occupied housing rate, 37.8%, 
than either the County or the 
State with 60.2% and 62.9%, 
respectively. This data indicates 
that the City of Williamsport is 
more than 22 percentage points 

behind the County and State concerning home ownership. Much of this is due to the presence of the 
two colleges in the City, and the fact that students represent a portion of the City’s population. The 
trend for all three geographies indicates that the percent of owner-occupied housing can be expected to 
decline minimally in the future. 

Another economic indicator for a community is its percentage of vacant housing. While the City of 
Williamsport’s vacant housing percentage in 2000 (9.6%) was similar to the State’s (9.0%), it was actually 
almost a full percentage point lower than the County’s at 10.4%. The City, however, suffered the 
housing market collapse more strongly than either the County or the State, as indicated by the increase 
in vacant housing between 2000 and 2010. While the County rose from 10.4% to 12.8% and the State 
rose from 9.0% to 11.2%, an average of 2.3 percentage point increase, the City rose from 9.6% to 14.1%. 
The City witnessed a 4.5 percentage point increase in vacant housing between 2000 and 2010. 

The City also contains a significantly lower median home value than either the County or State. The 
median home value in 2010 for Williamsport was $106,374, while it was $134,307 for the County and 
$159,178 for the State. With a median household income of $34,341 in the City of Williamsport, more 
than $8,000 less than the County, it is not unexpected that median home values are also significantly 
less than the County’s. 

TABLE 10 
KEY HOUSING CHARACTERISTICS 

 2000 

(ACTUAL) 
2010 

(ACTUAL) 
2015 

(PROJECTED) 

THE CITY OF WILLIAMSPORT 
Owner-Occupied Housing Units 40.5% 37.8% 37.4% 
Renter-Occupied Housing Units 49.9% 48.1% 46.7% 
Vacant Housing Units 9.6% 14.1% 15.8% 
Median Home Value $67,944 $106,374 $131,071 

LYCOMING COUNTY 
Owner-Occupied Housing Units 62.2% 60.2% 59.4% 
Renter-Occupied Housing Units 27.4% 27.0% 26.6% 
Vacant Housing Units 10.4% 12.8% 13.9% 
Median Home Value $84,720 $134,307 $167,362 

PENNSYLVANIA 
Owner-Occupied Housing Units 64.9% 62.9% 62.1% 
Renter-Occupied Housing Units 26.1% 25.9% 25.4% 
Vacant Housing Units 9.0% 11.2% 12.4% 
Median Home Value $94,817 $159,178 $202,242 

Source:  U.S. Census Bureau and ESRI 
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In addition to the housing market and economic conditions, factors such as the condition of the housing 
stock must also be considered. The County of 
Lycoming is currently preparing a housing study, 
which will provide critical information to the City 
regarding the impact on housing as a result of the 
Marcellus shale gas exploration and drilling. 

BUSINESS/INDUSTRIAL PARKS  
When a business is exploring places to locate,  
relocate, or expand, its selection criteria often  
includes things such as speed to market, proximity to 
infrastructure and amenities, and time-sensitive 
development options. As a result, business and 
industrial parks are often the most attractive 
options, since they offer shovel-ready sites 
strategically located in close proximity to amenities. 
The City of Williamsport contains three large 
business/industrial park locations - the Williamsport Industrial Park, the Wahoo Industrial Park and the 
Williamsport Commerce Park. The Williamsport Industrial Park is located on the western end of the city 
along Reach Road, which parallels the Susquehanna River. This Park contains a mix of light 
manufacturing, warehouse, and distribution facilities. Service and/or retail businesses located in the 
Williamsport Industrial Park typically serve construction or manufacturing industries. These businesses 
include lumber yards and construction equipment retailers. 

MA P  3  –  CO M M E R CE  P A R K 

The Williamsport Commerce Park is located on 
the eastern side of the City and is situated 
between the Susquehanna River and I-180. The 
Commerce Park is similar to the Industrial Park 
in that it is zoned industrial and primarily 
accommodates warehousing, light 
manufacturing, distribution, and wholesale 
industrial/construction equipment businesses. 
Both sites also have access to freight rail, which 
traverses the northern edge of both parks.  

The Wahoo Industrial Park is located on the 
west side of the City of Williamsport, between 
US Route 220 and West Fourth Street.  The Park 
accommodates warehousing, distribution and 
wholesale businesses.  This property is also 
served by freight rail. 

The City of Williamsport’s business and 
industrial parks are clearly key assets for future economic development. The City’s Economic 
Development Strategy should consider a complete site inventory and a web-based tool that will put key 

MA P  2  –  RE A CH  RO A D  
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information at the fingertips of potential tenants and developers. In addition to information pertaining 
to these business parks, providing prospective tenants with information related to the Central Business 
District and business/employee amenities in the City would provide potential developers with key 
information efficiently and effectively. 

REACH ROAD INFRASTRUCTURE IMPROVEMENTS 

Reach Road serves the Williamsport  
Industrial Park. This access road, initially 
constructed 35 years ago, serves 
businesses and the newly developed rail 
freight transfer facility of the SEDA-COG 
Joint Rail Authority. In 2009, the City of 
Williamsport committed $1,000,000 of a 
bond issue and also received a $250,000 
HUD economic development grant to 
complete Phase One of the $3,000,000 
needed to construct this industrial park 
access road to industry standards. Phase 
One of the Reach Road Improvement 
Project also included the installation a 
new traffic signal at the intersection of 
Reach Road and the Reach Road interchange of Route 220. 

To retain businesses and expand the Newberry Rail Yard facility with additional rail-sided business sites, 
it will be necessary to upgrade and improve the western end of Reach Road. Drainage facilities, roadway 
widening, and a pavement upgrade are required to accommodate the increased truck traffic foreseen 
on this industrial park access road.  

ENTERPRISE ZONES (EZS) 
The Pennsylvania Enterprise Zone program 
was merged into the Keystone Communities 
Program in 2011. Enterprise Zones (EZs) are 
areas defined by the Pennsylvania 
Department of Community and Economic 
Development (DCED) as financially 
distressed and disadvantaged, making them 
eligible for a variety of economic 
development incentives. Incentives for zone 
participants include grants, tax credits for 
real property improvements, reduced 
interest rates, Socially and Economically 
Restricted Business (SERB) status as an 
advantage when bidding on state contracts, 
Act II funding, and State Liquor License 
availability. Enterprise zone designations last 
for seven years with the possibility of a two-year extension. 

MA P  4  –  RE A CH  RO A D  

MA P  5  –  WI L L I A M S P O R T ’S  BU S I N E S S E S 
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The City’s EZ designation was based on the City’s zoning map and includes institutional, commercial, 
industrial, and other non-residential or open space zones. The City’s designation allows for qualified 
investments by a private company to receive a tax credit up to 25 percent of eligible projects costs, up 
to a maximum of $500,000 in tax credits. 

THE ECONOMY 
A critical key to uncovering the assets in the City of Williamsport that can drive future economic 
development is an analysis of the current economic environment in the City, as well as the regional 
economic environment and the City’s role in the regional economy. The “Economy” section of this 
report discusses economic characteristics and trends that are indicators of the City’s economic well-
being, and economic assets that can be leveraged to catalyze future economic development.   

UNEMPLOYMENT 
Reducing unemployment is one of the greatest challenges 
facing local governments today. The City of Williamsport’s 
unemployment trends over the last decade have closely 
mirrored national and state trends, although the City’s 
unemployment rate consistently has been slightly lower 
than national and Pennsylvania rates.  

EMPLOYMENT - 2010 

The City of Williamsport has a 
diversified industry mix with 
manufacturing, health care/social 
assistance, and educational services 
representing over 50 percent of the 
industry mix, followed by the wholesale 
trade and retail trade sectors, which 
represent 13 percent of the industry 
mix.  

While these sectors may be the largest 
in the City based on number of 
employees, the concentration of 
employees in a particular sector relative 
to the statewide concentration is 
another key indicator of economic 
strength. This indicator is measured as a 
location quotient. An industry’s location 
quotient is a calculation that compares 
the industry’s share of employment at 
the local level to the industry’s share of 
employment at the state level.  

  

TABLE 11 
UNEMPLOYMENT TRENDS 

 2001 2005 2010 

The City of Williamsport 4.0 4.2 8.7 

Pennsylvania 4.3 4.5 9.5 

U.S. 4.7 5.1 9.6 
Source: U.S. Department of Labor 

TABLE 12 
WILLIAMSPORT  EMPLOYMENT - 2010 

Jobs by Industry Type (2-digit NAICS) Employment % of Total 
Agriculture, Forestry, Fishing and Hunting 4 0.02% 
Mining 335 1.60% 
Utilities 54 0.26% 
Construction 451 2.16% 
Manufacturing 3,802 18.18% 
Wholesale Trade 1,419 6.79% 
Retail Trade 1,355 6.48% 
Transportation and Warehousing 596 2.85% 
Information 339 1.62% 
Finance and Insurance 658 3.15% 
Real Estate and Rental and Leasing 137 0.66% 
Professional, Scientific, and Technical  708 3.39% 
Management of Companies and Enterprises 225 1.08% 
Administration & Support, Waste 
Mgt/Remediation 

843 4.03% 

Educational Services 2,620 12.53% 
Health Care and Social Assistance 4,703 22.49% 
Arts, Entertainment, and Recreation 95 0.45% 
Accommodation and Food Services 900 4.30% 
Other Services (excl. Public Administration) 814 3.89% 
Public Administration 851 4.07% 

Source: U.S. Census Bureau’s Local Employment Dynamics 
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According to economic base theory, industries with an employment share that exceeds the state 
employment share have excess production – production that serves export markets. Because export 
activity injects new money into the local economy, these basic industries are considered “key drivers” of 
economic growth. 

Based on location quotient indicators, the following industry sectors in the City are likely exporting 
goods and services and are key drivers of the local economy: 

• Manufacturing (LQ 1.6) 
• Wholesale Trade (LQ 1.6) 
• Educational Services (LQ 1.3) 
• Health Care and Social Assistance (LQ 1.3) 
• Public Administration (LQ 1.2) 

Table 13 
Location Quotient 

 City of Williamsport Pennsylvania  
Jobs by Industry Type (2-digit NAICS) Employment % of Total Employment % of Total LQ 
Agriculture, Forestry, Fishing and Hunting 4 0.02% 19664 0.39% 0.0 
Mining 335 1.60% 24266 0.48% 3.3 
Utilities 54 0.26% 31254 0.62% 0.4 
Construction 451 2.16% 203571 4.06% 0.5 
Manufacturing 3,802 18.18% 564550 11.27% 1.6 
Wholesale Trade 1,419 6.79% 218538 4.36% 1.6 
Retail Trade 1,355 6.48% 562242 11.22% 0.6 
Transportation and Warehousing 596 2.85% 203107 4.05% 0.7 
Information 339 1.62% 98447 1.96% 0.8 
Finance and Insurance 658 3.15% 265879 5.31% 0.6 
Real Estate and Rental and Leasing 137 0.66% 54553 1.09% 0.6 
Professional, Scientific, and Technical 
Services 

708 3.39% 304922 6.09% 0.6 

Management of Companies and 
Enterprises 

225 1.08% 119583 2.39% 0.5 

Administration & Support, Waste 
Management and Remediation 

843 4.03% 238565 4.76% 0.8 

Educational Services 2,620 12.53% 487209 9.72% 1.3 
Health Care and Social Assistance 4,703 22.49% 859447 17.15% 1.3 
Arts, Entertainment, and Recreation 95 0.45% 64258 1.28% 0.4 
Accommodation and Food Services 900 4.30% 360889 7.20% 0.6 
Other Services (excluding Public 
Administration) 

814 3.89% 160647 3.21% 1.2 

Public Administration 851 4.07% 168928 3.37% 1.2 
                                         Indicates LQ>1      
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WORKFORCE 

The workforce in the City of Williamsport 
is universally highly skilled and educated 
but has a mix of both blue-collar and 
white-collar employees. The City of 
Williamsport currently consists of a 
diverse business community and 
workforce, with industry growth 
projections expected to result in even 
more employees in the coming years. 
Opportunities for future growth vary by 
location, with some areas being largely 

built out and others available for development. Therefore, economic and business development 
strategies will differ, depending on the location within the City. Similarly, strategies to attract and retain 
blue-collar industries may be different than those implemented to support growth in the white-collar 
business sector.  

The City of Williamsport’s workforce (employees in the City of Williamsport) is gradually aging as the 
population ages. The percentage of the workforce that is over the age of 55 increased from 16.2% to 
23.4% between 2002 and 2009. Since the availability of a skilled workforce is critical to attracting new 
employers, it will be important to make sure that a younger workforce is available to replace upcoming 
retirees. 

The City of Williamsport is increasingly drawing its workforce from outside of the City. In 2010, over 63% 
of The City of Williamsport’s workers commuted from outside of the City, compared to around 56% in 
2005.   

BUSINESS ASSISTANCE/ACCESS TO CAPITAL 
U.S.  SMA LL BU S IN E SS ADM INI S TR AT ION 

Since its founding on July 30, 1953, the U.S. Small Business Administration (SBA) has delivered millions 
of loans, loan guarantees, contracts, counseling sessions, and other forms of assistance to small 
businesses. The most recent data provided through the SBA Office of Advocacy indicates that in 2009, 
the number of small businesses in Pennsylvania totaled 972,102. Small businesses represent 98.3% of all 
employers in PA and 48.5% of the private-sector workforce. SBA provides assistance primarily through 
its four programmatic functions. They are described below. 

ACCESS TO CAPITAL (BUSINESS FINANCING) 

SBA provides small businesses with an array of financing, from the smallest needs in micro-lending to 
substantial debt and equity investment capital (venture capital). 

ENTREPRENEURIAL DEVELOPMENT (EDUCATION, INFORMATION, TECHNICAL ASSISTANCE, AND TRAINING) 

SBA provides free individual, face-to-face, and Internet counseling for small businesses, and low-cost 
training to nascent entrepreneurs and established small businesses in over 1,800 locations throughout 
the United States and its territories. 

TABLE 14 
AGE TRENDS OF THE CITY OF WILLIAMSPORT WORKERS 

 2010 2007 2002 

Age 29 or 
younger 

3,849 
 

18.4% 4,036 19.3% 4,535 20.8% 

Age 30 to 
54 

12,160 
 

58.2% 12,446 59.5% 13,726 63% 

Age 55 or 
older 

4,900 
 

23.4% 4,448 21.3% 3,541 16.2% 

Source: Local Employment Dynamics 
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GOVERNMENT CONTRACTING (FEDERAL PROCUREMENT) 

In keeping with the mandate of Section 15(g) of the Small Business Act, SBA’s Office of Government 
Contracting sets goals with other federal departments and agencies to reach the statutory goal of 23 
percent in prime contract dollars to small businesses. This office also provides small businesses with 
subcontracting procurement opportunities, outreach programs, and training. 

ADVOCACY (VOICE FOR SMALL BUSINESS) 

Created in 1978, this office reviews congressional legislation and testifies on behalf of small businesses. 
It also assesses the impact of the regulatory burden on behalf of small businesses. Additionally, it 
conducts a vast array of research on American small businesses and its environment. The chief counsel 
of this office is appointed by the president of the United States.  

PENNSYLVANIA (PHILADELPHIA) DISTRICT OFFICE  
Parkview Tower 
1150 First Avenue 
Suite 1001 
King of Prussia, PA  19406 
Phone: 610-382-3062  

SBA MICR O-L OAN PR O GR A M 

The SBA Micro-loan Program provides small, short-term loans to small businesses and certain types of 
not-for-profit child-care centers. The SBA makes funds available to specially designated intermediary 
lenders. These are nonprofit, community-based organizations with experience in lending, as well as 
management and technical assistance. These intermediaries make loans to eligible borrowers. The 
maximum loan amount is $50,000, but the average micro-loan is about $13,000. 

Micro-loans may be used for the following purposes: 

• Working capital 
• The purchase of inventory or supplies 
• The purchase of furniture or fixtures 
• The purchase of machinery or equipment 

TERMS, INTEREST RATES, AND FEES 

Loan terms vary according to the factors listed below: 

• The size of the loan 
• The planned use of funds 
• The requirements of the intermediary lender 
• The needs of the small business borrower 

The maximum term allowed for a micro-loan is six years. Interest rates vary, depending on the 
intermediary lender and costs to the intermediary from the U.S. Treasury. Generally, these rates will be 
between 8% and 13%. 

COLLATERAL 

Each intermediary lender has its own lending and credit requirements. Generally, intermediaries require 
some type of collateral, as well as the personal guarantee of the business owner. 
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SBA 504 LOAN PROGRAM 

SBA’s traditional 504 loan program is a long-term financing tool, designed to encourage economic 
development within a community. A 504 loan provides small businesses with long-term, fixed-rate 
financing to acquire major fixed assets for expansion or modernization. 

Typically, a 504 project includes three elements: a loan (or first mortgage) secured with a senior lien 
from a private-sector lender covering up to 50% of the project cost; a second mortgage secured with a 
junior lien from an SBA Certified Development Company (backed by a 100% SBA-guaranteed debenture) 
covering up to 40 percent of the cost; and a contribution of at least 10% equity from the small business 
borrower.  

PE NN SY LV AN IA PR O GR AM S 

The Commonwealth of Pennsylvania offers a variety of programs designed to help support and promote 
new businesses and business growth throughout the state.  These programs provide consultation, 
direction, networking resources, support, and access to capital for new and expanding businesses.   

 Pennsylvania Small Business Development Center (SBDC) 

The SBDC was created in 1980 to provide consulting and educational services to small businesses and 
entrepreneurs through a network of 18 institutions of higher learning and more than 90 outreach 
locations.  There are 17 SBDCs across the state, with the two closest to Williamsport located at Bucknell 
University and Lock Haven University.  The SBDC provides business services in the following fields: 

• Marketing 
• Financing and loan acquisition 
• Business management 
• Environmental management 
• Technology 

The SBDC has significantly contributed to Pennsylvania’s economy, as recorded in the 2010 impact study 
conducted by Dr. James Chrisman of Mississippi State University.  Benefits from the SBDC’s programs 
and services included the following: 

• New Businesses Opened: 1,604 
• Jobs Created: 7,108 
• New Sales: $551.4 million 
• State Taxes Generated: $42.5 million 
• Federal Taxes Generated: $21.5 million 
• Ben Franklin Technology Partners (BFTP) 
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BFTP is a technology-based economic development program established in 1983 through the 
Pennsylvania Department of Community and Economic Development.  BFTP works with local incubators, 
institutions of higher learning, and economic development organizations to assist small businesses and 
entrepreneurs in establishing their companies or expanding their services.  The program provides 
business consultation services, networking services, and access to funding from investors as well as 
grant/loan availability from public and private sources.  The program has been nationally recognized and 
consistently supported by the Commonwealth’s governors since its inception in 1983. 

Businesses assisted by BFTP have significantly contributed to Pennsylvania’s economy.   Between 2002 
and 2006, BFTP-assisted businesses increased the Gross State Product by $9.3 billion. 

BFTP Upper Susquehanna Regional Office 
The Bloomsburg Regional Technology Center 
240 Market Street 
Bloomsburg, PA  17815 

PE NN SY LV AN IA AN G E L NE TWOR K (PAN) 
Business “angels” are high net worth individual investors who seek high returns through private 
investments in start-up companies. Private investors generally are a diverse and dispersed population 
who made their wealth through a variety of sources. The typical business angels are often former 
entrepreneurs or executives who cashed out and retired early from ventures that they started and grew 
into successful businesses. 
These self-made investors share many common characteristics: 

• They seek companies with high growth potentials, strong management teams, and solid 
business plans to aid the angels in assessing the company’s value. (Many seeds or start-ups may 
not have a fully developed management team but have identified key positions.)  

• They typically invest in ventures involved in industries or technologies with which they are 
personally familiar. 

• They often co-invest with trusted friends and business associates. In these situations, there is 
usually one influential lead investor (“archangel”) whose judgment is trusted by the rest of the 
group of angels. 

Because of their business experience, many angels invest more than their money. They also seek active 
involvement in the business, such as consulting and mentoring the entrepreneur. They often take bigger 
risks or accept lower rewards when they are attracted to the nonfinancial characteristics of an 
entrepreneur’s proposal. 
PAN is a nonprofit corporation created by the Commonwealth to help start-ups and entrepreneurs 
locate and secure investors for their businesses.  PAN’s mission involves increasing the number of 
investors and investment dollars in Pennsylvania and supporting “angel groups” throughout the 
Commonwealth.  Support for “angel groups” includes dissemination of information and educational 
materials related to deal structuring and investment trends. 

Pennsylvania Angels Network Offices 
PA Angel Network 
c/o Brain Gain, LLC 
1001 State Street, Suite 1413 
Erie, PA 16501  
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SEDA-COU NC IL O F GOV ER N ME NT S 

The SEDA-Council of Governments (SEDA-COG), located at 201 Furnace Road, Lewisburg, Pennsylvania, 
is a public development organization serving 11 Central Pennsylvania counties:  

• Centre  
• Clinton  
• Columbia  
• Juniata  
• Lycoming  
• Mifflin  
• Montour  
• Northumberland 
• Perry  
• Snyder  
• Union 

SEDA-COG offers the following services to business and industry: 

BUSINESS DEVELOPMENT FINANCING.  Offers fixed-rate, long-term financing for new or expanding 
businesses.  Manufacturers and industries are eligible for financing.  On a limited basis, retail and service 
companies are also eligible. SEDA-COG offers small businesses access to local, state, and federal loans, 
including the SBA 504 Program. 

BUSINESS RETENTION AND EXPANSION.  Implemented with the Williamsport/Lycoming Chamber of 
Commerce, SEDA-COG's Business Retention and Expansion Program (BREP) helps Central Pennsylvania 
companies grow and create jobs in the Commonwealth.  To date, this program has reached more than 
73,000 businesses across Pennsylvania.  Specific activities include the following: 

• Certified business assitance professionals meeting with businesses in the 10-county BREP 
Central Marketing region 

• Identifying and addressing business needs and opportunities 
• A company's ideas and opinions become part of a statewide database 
• Referrals (Customer Action Plans [CAPs]) to individuals or agencies that can help a business 

grow and expand 

EXPORT DEVELOPMENT PROGRAM.  Export Development Team serves the businesses and communities of 
Central Pennsylvania by encouraging and facilitating economic development through growth in world 
trade. 

INDUSTRIAL INFRASTRUCTURE.   Telecommunications and high-speed Internet access have joined access 
roads, water systems, and sewers as the infrastructure needed for industrial growth. 

SEDA-COG's Infrastructure Development efforts are carried out in partnership with industrial 
development groups, communities, individual companies, and other appropriate entities. We provide a 
range of grantsmanship skills and technical assistance to match specific needs with state, federal, and 
other funding sources. 
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PRIMARY SERVICES 
• Assist industrial development groups in 

identifying needed projects that may be 
appropriate for one or more infrastructure 
funding source.  

• Assist with preliminary review of potential 
projects for site development grants or for 
community facility grants.  

• Provide liaison between regional grant 
applicant and the funding agency.  

• Assist with the preparation of pre-
applications for the U.S. Economic 
Development Administration and project 
profiles for the Appalachian Regional 
Commission.  

• Assist with the preparation of full grant applications upon authorization by the funding agency. 

CITY OF WI L LIA M SP OR T ECO NO MI C DEV EL OP ME NT PR O GR A M S 
MICRO ENTERPRISE LOANS 
A Micro Enterprise is a commercial enterprise with 5 or fewer employees, including the owner. The 
owner, or at least 51% of the enterprise’s employees, must be low or moderate income. The business 
must be located within the City of Williamsport.  The City offers Micro loans at a 3 % interest rate. Funds 
of up to $10,000 are available to assist in developing and expanding a business.  An application and a 
business plan are required. Funds can be used to: 

• Provide credit to establish, stabilize or expand an eligible micro enterprise 
• Provide technical assistance 
• Provide general support to the business 

REVOLVING LOAN FUND 
The Industrial Properties Corporation, the Williamsport/Lycoming Chamber of Commerce and the City of 
Williamsport provide loan funds to small businesses to assist with: 

• Building renovations 
• New construction 
• Equipment purchases 
• Expansion 
• Working capital 

The program provides loans from $5,000 to $50,000 with low, fixed interest rates.  Working capital loans 
are provided for terms not exceed three (3) years. All other loans will be for a term not to exceed the 
lesser of seven (7) years or the estimated life of the collateral pledged for the loan.   The Revolving Loan 
Fund is available to individuals, corporations, limited liability companies and non-profit organizations.  
The program is offered to businesses that meet the following criteria: 

• Principle place of business  or significant amount of business in Lycoming County  
• Gross sales less than $1,000,000 annually or employs less than 50 people 
• Start up enterprise 
• Expansion of existing business 
• Relocation of business to Lycoming County 
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COMMERCIAL FACADE IMPROVEMENT PROGRAM 

The City offers a Commercial Facade Repair and Improvement Program that offers a low interest loan 
for repairs and improvements to the exterior of commercial property. The eligible area now includes 
commercial units located in any City commercial zoning district.  Construction of new additions is not 
eligible. Hazardous conditions must be addressed before making cosmetic improvements.  A 3% interest 
loan of up to $10,000 is offered. The loan requires monthly repayments and has a ten (10) year 
repayment term. 

SHOPSTEADING (A COMMERCIAL INVESTMENT PROGRAM) 

The City offers financial assistance for private economic development projects that create jobs. 
Shopsteading offers a maximum $100,000 loan at 4% interest.  To be eligible for funding the project 
must: 

• Provide at least two dollars of financing for each dollar of assistance 
• Create or retain jobs for persons, at least 51% of whom, are low to moderate income. 
• At least one job must be created or retained for each $15,000 of Shopsteading assistance 

WILLIAMSPORT CENTRAL BUSINESS DISTRICT (CBD) REDEVELOPMENT 
The Williamsport CBD is located in the heart of the City and is roughly bounded by 

• I180,  
• Little League Boulevard,  
• Locust Street, and  
• Basin Street 

The CBD is home to retail establishments including Wegmans and Kohl’s Department Store, a number of 
hotels, and eating establishments.  The City has been revitalizing the CBD through a number of 
initiatives, including expansion of transit services, additional parking facilities, improvement of 
pedestrian pathways and amenities, and recruitment of entertainment venues such as the Cinema 
Center.  The City has created an urban environment that will be highly desirable to professionals when 
they choose a place to live.  

CONS U M ER  PR O FI LE -  CBD 

Table 15 
Consumer Population Trends 

 Drive time 
<5 minutes 

5-10 minute 
drive time 

10-15 
minute 

drive time 

15-20 
minute 

drive time 
2000 Population 41,574 18,584 16,486 27,583 
2010 Population 39,843 18,284 14,480 27,767 
2015 Population 39,092 18,034 14,313 27,474 
Variance (2010-2015) -751 -250 -167 -293 
2010-2015 Annual Rate -.38% -.27% -.23% -.21% 
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In order to attract new retail and restaurants into the CBD, the City will need to understand consumers 
and their spending potential.   Through the use of ESRI Business Analyst, the data was gathered based 
on concentric “ring” drive times from the center of Williamsport. The drive time rings are broken into 
four time allotments.  The following table provides population data based on drive times from 
downtown, within the CBD.  This will help identify the level of consumer density within travel times of 
the downtown as well as provide insight as to trends occurring over time relating to populations within 
those travel rings.  The CBD will derive the largest percentage of its consumer base from the 0- to 5-
minute drive time.  As could be expected from a well-developed city, the population density is much 
greater closer to the CBD, with a 2010 population of 39,843 within the 5-minute drive time of 
downtown.  This is greater than the combined consumer populations of both the 5- to 10-minute drive 
time and the 10- to 15-minute drive time of 32,764.  This indicates that there is a significant portion of 
consumers not only within easy travel time of the CBD but also within walking distance of the CBD. 

As estimated from 2000 to 2015, trends relating to the consumer population include the following: 

• The consumer population within a 15-minute drive time from the CBD decreased between 2000 
and 2010 and is projected to continue to decline from 2010 to 2015. 

• The largest rate of consumer population decline is located in the 5-minute drive ring nearest 
the CBD. 

• The population within the 5-minute drive time ring will lose the largest number of persons, 
approximately 750, between 2010 and 2015.   

• The population loss within the 5-minute drive time ring is significantly higher than the 
population loss of 417 persons in the next two drive time rings, 5 to 10 minutes and 10 to 15 
minutes, combined. 

• The annual percentage rate of consumer population decline steadily decreases the further the 
distance is from the CBD. 

• The only population increase in the 2000 to 2015 time period occurred in the 15- to 20-minute 
drive time market area between 2000 and 2010: over 184 persons.  This was immediately 
followed, however, by a consumer population decline that negated any population gain. 

CBD CONSU M ER  PR OF I LE – PR I MAR Y TAR GE T MAR KET 

The 0- to 5-minute drive time represents the primary target market for the CBD.  In order to identify 
economic development potential for the CBD based on local consumers, data was gathered for the 0- to 
5-minute drive time for analysis.  Below is a synopsis of some of the 2010 consumer characteristics 
within the CBD: 

• Median Household Income - $37,566 
• Homeownership – 46.2% 
• Median Age – 36.4 
• White Collar Employees – 56.0% 
• Blue Collar Employees – 21.8% 

Community Tapestry Segmentation, provided by ESRI, is a market segmentation classification system 
that separates U.S. neighborhoods into 65 segments based on their socioeconomic and demographic 
characteristics such as age, income level, home value, occupation, household type, education, and other 
consumer behavior.  This system is based upon the theory that people with similar interests, behaviors, 
and lifestyles will congregate with others possessing the same qualities or characteristics.  The first three 
segments listed (Rustbelt Retirees, Great Expectations, Home Town) are those identified as the primary 
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populations within the 0- to 5-minute drive time (CBD).  The characteristics and potential purchasing 
trends will be analyzed in regard to economic development within the CBD.  The Rustbelt Retirees and 
the Home Town segments also carry over as two of the top populations in the 5- to 10-minute drive time 
area.  After the three CBD segments are reviewed, the two most common segments of the 10- to 15-
minute and 15- to 20-minute drive time regions (Salt of the Earth and Southern Satellites) will be 
examined. This analysis will provide a better understanding of the existing and potential consumers for 
CBD redevelopment.  Below is a description of the top three segments located within the CBD. 

#1. RUSTBELT RETIREES - Rustbelt Retirees are typically older married couples without kids, living in 
single-family homes.  The median age is 44 years, with more than one-third of the householders aged 65 
or older.  Most earn income through wages but approximately 45% earn income from interest, 
dividends, and rental properties.  The median household income for this segment is $46,909.  Most 
residents tend to be fiscally conservative; however, they do like to eat out at family restaurants. 

#2. GREAT EXPECTATIONS – This population consists of younger singles and married-couple families.  
The median age is 33 years old, and the group typically includes residents who are starting their families 
and/or careers.  The residents earn a median household income of $35,406 and work in manufacturing, 
retail, and service industry sectors.  These residents typically shop at discount and department stores, 
occasionally eat out, and are focused on starting their careers.   

#3. HOME TOWN – This segment consists of households with a mix of married-couple families, 
singles who live alone, and single-parent families. This population has a median age of approximately 34; 
however, one in three is aged 65 years or older.  The median household income is $29,688, with most 
households obtaining income through wages while some receive Supplemental Security Income (SSI).  
Many families encompass two generations who have lived and worked in the community; their children 
plan to do the same. Seventy-two percent of the residents are white; 15% are black. They shop for 
groceries at Kroger, Aldi, and Wal-Mart Supercenters. They buy clothes at discount department stores 
such as Wal-Mart and Kmart, typically located in small local malls. When they eat out, they go to family 
restaurants or fast-food places. 

The City of Williamsport is a densely developed, almost entirely built-out community.  In cases where a 
community is experiencing almost 100% build-out, redevelopment and in-fill become the key methods 
to promote economic development.  These are the only options available to draw in new businesses or 
expand existing businesses in a built-out community.  In Williamsport, the CBD is not only the location 
for a significant number of employers but is also the key region of the City that draws tourism and 
visitors.  The CBD contains cultural and institutional facilities, retail and office businesses, retail centers, 
hotels, restaurants, boutique shops, and transit centers.  This places the CBD as the key economic center 
for the City.  While larger-scale businesses and employers may locate in areas outside of the downtown 
region, the amenities and resources available in the CBD help to draw and maintain these companies 
and their employees to the city.  This being the case, it is of the utmost importance that the CBD 
continue to flourish as the economic center of the community.  This involves creating a downtown that 
can thrive over the long term while maintaining a quality and aesthetic that draws businesses and 
residents to the amenities and resources provided within the CBD.   
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REC ENT REV IT AL I ZAT I ON AC HI EV E M ENT S 

Over the past decade, the City of Williamsport has undergone a revitalization effort that transformed 
the City into a cultural and economic hub of Lycoming 
County.  The following projects have greatly enhanced 
the economic climate:  

Cinema Center of Williamsport, located at 300 W. 
Fourth Street, is a multi-plex theater offering first-run 
movies.  The City assisted in the development of this 
project with streetscape enhancements and 
Redevelopment Assistance Capital Program (RACP) 
funding of $1.5 million.  

The Trade and Transit Centre played a large role in the 
revitalization of Williamsport’s CBD.   Constructed in 2000, this 
transit center is located in the heart of the CBD and serves as the 
central hub for the River Valley Transit.   The Centre was the 
driving force in leveraging additional private investment in 
downtown Williamsport. 
Church Street Transportation Center, a $12 million investment, 
located at 11 West Church Street, is Williamsport’s third parking 
facility.  This four-level facility provides 350 parking spaces, a 

bicycle rental station, and houses Susquehanna Trailways, an intercity motor coach transportation 
company.  This development facilitated the privately owned Marriot Town Place Suites. 

The Susquehanna River Walk borders the Interstate 180 Corridor to the south, east of Maynard Street.  
The Corridor provides parking and access to this recreational amenity, which is a defining element.  The 
River Walk is a four-mile paved bikeway/walkway that loops along the levee system along the 
Susquehanna River.  In addition, the Timber Trail along the River Walk provides amenities funded 
through the Lumber Heritage Region and other local organizations.  
The Timber Trail features benches, interpretive signage, and a life-
size woodhick sculpture.  The River Walk is an important part of the 
County’s and City’s efforts to connect the community to the river.  
It takes advantage of the City’s natural beauty and enhances the 
region’s quality of life as a whole, thus making it attractive for 

companies seeking new locations.   

William Street Redevelopment 
project, spearheaded by the City’s 
administration, was completed in 
2011 and brought a major retail 
anchor to the CBD.  The project 
included the acquisition and demolition of a number of blighted 
properties, and the construction of a Kohl’s Department Store, along 
with the Susquehanna Bank, and additional pedestrian enhancements.  
This project is yet another example of the City’s administration taking 
the lead role in creating new economic development opportunities.  

http://www.google.com/imgres?q=church+street+transportation+center+williamsport+pa&um=1&hl=en&biw=1293&bih=442&tbm=isch&tbnid=2YO773B02BPLCM:&imgrefurl=http://www.buntinggraphics.com/portfolio/transportation/cstc/index.htm&docid=e_UduvWp3edPAM&imgurl=http://www.buntinggraphics.com/portfolio/transportation/cstc/770px/CSTC_01.jpg&w=770&h=513&ei=c_TtT5zpGoPu0gH39MDdDQ&zoom=1&iact=hc&vpx=955&vpy=141&dur=4976&hovh=183&hovw=275&tx=151&ty=99&sig=115016030690842184480&page=1&tbnh=114&tbnw=148&start=0&ndsp=14&ved=1t:429,r:6,s:0,i:90�
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The development facilitated the private sector to construct the new Marriot Residence Inn. 

CEL EBR A TIN G T HE AR T S AND HI ST OR Y 

The City of Williamsport is rich in culture and history.  The Community Arts Center (CAC), located at 220 
W. Fourth Street, currently serves as the music hub for the City. The Center offers live performances 
from rock concerts to holiday spectaculars to jazz performances to opera productions; the CAC has a 
show for all music tastes and ages. 

The Community Theatre League (CTL), located at 100 W. Third Street was established in 1976 when five 
business oriented people decided to create a different type of community theatre organization. CTL now 
produces 10-12 plays and hosts up to 10 special concert events a year. In addition, the facility is 
equipped with a technologically integrated sound and light system which is perfect for business seminar 
and meeting rentals.  

Assets such as the proximity to Interstate 180 and the colleges provide access to significant consumer 
populations.  The combination of access to consumer populations and the presence of cultural and 
recreational attractions, such as the CAC and Little League World Series, results in a significant visitor 
population.  The City should not only look to attract visitors and residents to the CBD but should also try 
to capitalize on their presence by providing shops, restaurants, and services that would complement the 
existing assets.   

CBD GATE WA Y S 

Gateways are typically key landmarks, roadways, or intersections that delineate the boundaries or 
entrances into CBDs, downtowns, neighborhoods, or particular developments within a community.  The 
City’s CBD has several key access ways that lead into the downtown.  These are heavily traveled 
vehicular routes that act as the primary thruways bringing visitors, residents, and workers into the CBD.  
There are three primary gateways identified in the CBD.  Two of these gateways mark the boundary of 
the CBD while the third is located much closer to the center of the CBD but acts to define the more 
densely developed downtown within the City.   In 2009, the City’s administration recommended the CBD 
boundaries be expanded; City Council approved the boundary expansion in 2009.    The gateways are 
described below: 

NORTHERN CBD GATEWAY – INTERSECTION OF HEPBURN STREET AND LITTLE LEAGUE BOULEVARD 

Hepburn Street, heading south from Little League Boulevard, leads directly into the heart of the 
downtown.  Hepburn Street provides direct access to Cinema Center, City Hall, the CAC, and the Genetti 
Hotel.  As a defining geographic feature of the CBD boundary and a primary access way into the CBD, the 
Northern CBD Gateway should invite and inform people as to the significance and relation of the site to 
the CBD.  In order to highlight the gateway, the City should improve streetscaping, signage, curbing, 
sidewalks, and lighting to make the gateway appealing and create the sense that travelers are being 
invited and welcomed into the downtown.  Signs indicating the location or direction of amenities would 
help to not only advertise the downtown but also assist the public in orienting themselves and 
efficiently traveling to their destinations.  Decorative signage may inform visitors as to amenities they 
were not previously aware of while creating a more aesthetically pleasing environment when combined 
with improved streetscaping features. 

The existing intersection is significantly underutilized.  The parcels south of Little League Boulevard are 
dominated by large parking lots that do nothing to define the area or to invite guests and residents into 
the downtown.  Many of the development, structures, and facades visible from this intersection are 
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outdated or in substandard condition.  Creating a new vision for this gateway will help to define an 
entrance to the CBD that is not only appealing but may also contribute to additional economic 
development.  By improving and reimagining the gateway area, a neighborhood that complements and 
contributes to the CBD can be implemented. 

EASTERN CBD GATEWAY – INTERSECTION OF VIA BELLA STREET AND BASIN STREET 

A key gateway to the CBD is located in the eastern corner of the CBD boundary where Basin Street 
meets Via Bella Street.  This intersection is the primary intersection leading to the Interstate 180 
interchange.  This gateway is not only the primary intersection for those accessing the CBD directly from 
the interstate but also provides access to the hotels and businesses located along Via Bella Street and 
the Susquehanna River Walk.  Via Bella Street is the location of extensive hotel development in response 
to the Marcellus Shale gas industry as well as the location of the Wegmans/Kohl’s shopping center.  
Interstate 180 is the primary route utilized by commuters and visitors accessing the City from the east.   

The Basin Street/Via Bella Street intersection also acts as the interchange providing on-ramp/off-ramp 
access to Interstate 180.  The area lacks any identifiable features introducing the City of Williamsport or 
the CBD.  Streetscaping, signage, and lighting could help to add character and identity to the gateway as 
well as provide information to motorists.  The Via Bella Street corridor has undergone substantial 
changes over the last several years, which has resulted in street and infrastructure improvements, new 
business development, and enhanced streetscaping.   

CENTRAL “DOWNTOWN” GATEWAY – INTERSECTION OF HEPBURN STREET AND 3RD STREET 

This gateway, located at the intersection of Hepburn Street and 3rd Street, serves as the gateway into 
the downtown; this intersection delineates a clear difference in development density with much larger, 
taller, and densely developed buildings occurring just east of this intersection.  Visitors accessing the 
downtown from Interstate 180 will travel north on Hepburn Street from the interstate to this 
intersection.  Travelers accessing the downtown from 3rd Street must travel east on 3rd Street past 
single- and two-story mixed-used structures before stopping at this intersection where the heightened 
skyline of the City presents itself. 

Similar to the Northern CBD Gateway, the Central Downtown Gateway suffers from significantly 
underutilized parcels.  The block at the northwest corner of the intersection is currently identified as the 
YMCA Redevelopment Site.  This block consists of prime real estate in the heart of the City, 
approximately half of which is utilized by the YMCA.  The remaining portions of the block are dominated 
by surface parking lots and small-scale commercial businesses.  The small businesses are in stark 
contrast to the high-density, large-scale urban development situated just beyond Hepburn Street.  The 
area around the intersection also suffers from vacant and empty lots, a lack of inviting streetscaping, 
and substandard sidewalks and curbing, and generally feels disconnected from the downtown located 
one block to the east. 

CONTI NU I NG TH E REV I TAL I ZAT ION EF FOR T 

DES TI NAT ION 2014 

The proposed relocation of the YMCA offers an opportunity to take a key site in Williamsport’s CBD and 
create a unique destination place that builds upon the foundation already created through previous 
revitalization efforts.   
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Destination 2014 envisions the redevelopment of the area bounded by Hepburn Street, 4th Street, 3rd 
Street, and Elmira Street.  Located within walking distance of restaurants, parking, and retail, this site 
offers an opportunity to continue to offer an improved quality of life for the City’s residents, while 
offering an attraction that will appeal to the region. 

MA P  6  –  DE S T I N A T I O N  2014  

Source: City of Williamsport 

Components of Destination 2014 may include the following: 

• Civic  Arena – to include hockey, skating,  and other public performances, geared toward 
offering entertainment to residents (City and County) and the region 

• Residential – identified as a need within the CBD   
• Trade and Transit II 
• Pedestrian Walkways to tie project into other downtown amenities 
• Retail 
• Town Center with green space 
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MU LBER R Y STR E ET/VI A BEL LA RED EV E LO P ME NT 
OPPOR TU NI TY 

The city currently owns .87 acres at the corner of 
Mulberrry Street and Via Bella.  This small lot offers the 
opportunity for infill development within the CDB.   
The City has requested proposals for redevelopment and 
has received a response from a developer to construct 
senior living on this site.  This proposal for the reuse of 
land is consistent with the existing zoning of the Central 
Business District and is consistent with the City’s current 
Multi-Municipal Comprehensive Plan.   

TOURISM 
Tourism is not a “defined industry” in 
standard North American Industry 
Classification System (NAICS) and industrial 
classifications.  The impact of tourism 
spans various industrial sectors, including 
hospitality, transportation, food/beverage, 
retail trade, and entertainment.    The City 
benefits from the Little League Stadium, 
the Hiawatha, the Community Arts Center, 
and other venues that will attract visitors 
from an area much larger than the 
consumer market for the City.   

According to the Commonwealth’s Tourism 
Trends Report, “the travel industry continued to be one of the bright spots in the US economy in the 

first half of 2011.  Hotel room demand was strong 
for both the US as a whole and Pennsylvania.  The 
travel and tourism industry added jobs at a rate 
that outpaced the average for all other jobs, and 
once gasoline prices started to moderate and 
stabilize after of period of sharp price increases, US 
consumers indicated their continued interest in 
and willingness to travel.” 
The annual Economic Impact of Pennsylvania’s 
Travel and Tourism Industry report provides state-, 
regional-, and county-level estimates that 
demonstrate the vital importance of the travel 
industry to Pennsylvania’s economy, The report 
provides estimates of visitor spending, 
employment and earnings derived from traveler 
spending, the contribution of the travel industry to 
Pennsylvania’s gross state product, and tax 

MA P  7  –  PE N N S Y L V A N I A  RE G I O N S  

Source: Commonwealth of Pennsylvania Tourism Trends Report 

                                        F I G U R E  8  
Note: Piper Aviation is not located in Lycoming Co. 
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receipts derived from traveler spending.   Lycoming County is included within the Pennsylvania Wilds 
Region.  Other counties include Cameron, Clarion, Clearfield, Clinton, Elk, Forest, Jefferson, McKean, 
Potter, Tioga, and Warren.  In 2010, tourists spent a total of $1.5 billion in the Pennsylvania Wilds 
Region; of that amount, tourists spent 23% on food and beverage, 17% on recreation, and 11% on 
lodging.  

In 2010, the Commonwealth also commissioned Longwoods International to conduct a study to 
understand the estimates of the volume of overnight and day-trip travel to Pennsylvania’s regions, and 
the characteristics and profile of overnight and day-trip travelers to each tourism region.   According to 
the report, for those spending the night within the Pennsylvania Wilds Region, Millionaires’ Row is the 
most heavily visited site in Williamsport/Lycoming County, closely followed by the Little Pine State Park.  
The Little League World Series and related events captured .4% of the visitors to the Pennsylvania Wilds 
Region. 

AG ENC IE S PR O MO TI NG TOU R I S M 

The Lycoming County Visitors Bureau serves as the agency 
to promote tourism and travel within the County.  The 
following is a list of attractions promoted on the site:   

• Community Arts Center 
• Community Theatre League 
• Converge Gallery 
• Eagle Rock Winery 
• Gallery at Penn College 
• Hiawatha Paddleboat Riverboat  
• Original Little League, Inc. 
• Peter Herdic Transportation Museum 
• Rowley House Museum 
• Tree-ba dachi Climbing Academy 
• Thomas T. Taber Museum 
• Williamsport Crosscutters 
• Williamsport Symphony Orchestra 
• Williamsport Trolleys 
• Lycoming County Veterans Memorial Park 

This list represents the variety of things to do while visiting the City of Williamsport.  It is not only an 
attraction for visitors, but these venues also add to the quality of life for those who live and work in the 
City. 

  

Source: Pennsylvania Travel and Tourism Industry Report 

Note: Piper Aviation Museum is not in Lycoming County 
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WILLIAMSPORT’S TOURIST ATTRACTIONS 
SUSQUEHANNA STATE PARK 

This 20-acre riverfront recreational area is in the city 
of Williamsport. The Hiawatha operates this park in 
cooperation with the Pennsylvania Bureau of State 
Parks.  The City’s administration is working with 
Department of Conservation and Natural Resources 
(DCNR) and the Hiawatha Board to develop a 
strategic plan.   

HIAWATHA PADDLEWHEEL RIVERBOAT 

The Hiawatha is a paddlewheel excursion boat that 
cruises up and down the Susquehanna River. It is a tribute to hundreds of Lycoming County businesses 
and private citizens who supplied monies, labor and materials to create her. The Hiawatha is available 
for cruises from the beginning of May through October.  Throughout the season there are also special 
cruises including Family Night Cruises, Karaoke Cruises, Wing Night Cruises, Brunch and Dinner Cruises, 
Quizzo Cruises and Concert Cruises. It can also be rented for private parties, weddings and corporate 
events. 

MILLIONAIRES’ ROW 
The Millionaires’ Row Historic District was listed on the National Register of 
Historic Places in 1985.  Williamsport was, in the 1880’s, home to more 
millionaires per capita than anywhere else in the United States. Many of 
these architectural landmarks have been preserved and are now private 
homes, offices, restaurants, or bed and breakfast lodgings.   The Peter Herdic 
House, shown to the right, is named for one of the most famous lumber 
barons.  This home has been renovated into one of the City’s finest 
restaurants. 

PR OJ ECT S TO ENHA NC E  TOU R I SM AND IMPR OV E TH E CIT Y’ S QU A LI TY OF LI F E 

WILLIAMSPORT WATERFRONT 

The Susquehanna State Park is a 20-acre riverfront that currently provides a limited number of 
attractions, most notably is the Hiawatha Riverboat.  This riverfront provides an opportunity for the City 
of Williamsport to continue to build on recreation opportunities to improve the quality of life for its 
citizens, as well as attract tourists to the region. 

The Waterfront Village could consist of the following components: 

• Retail Center to include small boutique shoppes offering local art, crafts, souvenirs, food, 
beverages 

• Water sports outfitters which would offer sales and rentals of boats, kayaks, water skis, and 
other water related recreational activities 

• Outdoor ampitheater areas to host public events, presentations and concerts 
• Extension of Riverwalk to connect the downtown to the Waterfront 
• Infrastructure and utilities to support development 
• Ancillary parking lots 
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The proposed Williamsport Waterfront project is bounded by the Susquehanna River and the flood 
control impoundment, and the actual project would be situated within the floodplain.  Act 166 requires 
any municipality with flood-prone areas to comply with the National Flood Insurance Program and to 
establish a process requiring applicants to certify that the lowest floor of a new or substantially-
improved structure is 1.5 feet above the 100-year flood elevation.   There are three options for placing 
development within the floodplain: 

• OPTION 1:  Placement of temporary structures that would be used as the retail center to 
include local art, crafts, souvenirs and food/beverage.  Water sports outfitters to offer sales and 
rentals of boats, kayaks, water skis and other water related recreational activities 

• OPTION 2:  If permanent structures are proposed, these structures would need to be placed on 
a prepared filled pad that would be placed at an elevation equal to one foot above the 100-year 
Base Flood Elevation (BFE) at the most downstream point of the building or surveyed metes 
and bounds description of the property to be removed from the floodplain. 

• OPTION 3:  The third option is the elevation of the structures using a system of piers, posts, 
piles, columns, or shear walls. The bottom of the elevated structure would then be required to 
be at an elevation equal to or above the 100-year BFE with freeboard. With the structures 
elevated, the bottom elevations could be utilized for parking. During periods of anticipated high 
flood flows, the parking areas would be closed and vehicles moved. 

BOWMAN FIELD – MULTI USE ARENA 

The City has committed to undertaking a capital 
improvements project for the Bowman Field.  Work to be 
completed includes: 

• Concourse Canopy – a partial canopy around the 
open concourse area for weather and foul ball 
protection 

• Box Seating – replacement of the existing blue 
blox seats with larger/wider more comfortable 
seat, cup holders in the arms and additional leg 
room.  These modification will require the complete replacement of the old 1947 concrete base 
and pipe railings for the box seating. 

• Bleacher Seating – conversion of the bottom three rows of bench seating using the existing blue 
box seats. 

EAST END POOL IMPROVEMENTS 

The City is reviewing the possibility of centralizing the City’s pools into one site at one of the current 
locations.  The preferred site is Shaw Place Park with Memorial Park ranked second followed by Brandon 
Park.  Improvements would include: 

•  Renovating the pool structure and making it ADA accessible 
• Wading pool renovation to include zero depth entry with spray pool amenities 
• New filtration system for both pools 
• New water slide feature  
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PHASE 2: COMMUNITY OUTREACH 

STAKEHOLDER INTERVIEWS 
In 2010, a number of stakeholder interviews were conducted to better understand the opportunities 
and challenges present in the City of Williamsport.  Those interviewed included the following: 

• Mayor Gabriel J. Campana, Ed. D. 
• John J. Grado, Director of Community Development 
• Joseph P. Pawlak, Budget and Fiscal Officer 
• William E. Nichols, Jr., Director of Finance and River Valley Transit 
• Elizabeth Miele, Councilwoman 
• William (“Bill”) J. Hall, Council Vice President 
• Geralyn (“Gerry”) Fausnaught, Councilwoman 

These interviews were conducted in order to gain insight as to the general conditions, perceptions, 
needs, and trends of the community.  The questions were designed to help expose key economic 
factors, both positive and negative, that may exist in the City of Williamsport. 

In order to examine potential economic development opportunities, the key stakeholders were asked to 
provide information on strengths or advantages contained within the community.  One of the primary 
advantages cited was the geographic location of Williamsport.  The City’s proximity to large urban 
centers helps to serve two goals.  The first is that the proximity to large urban centers such as New York 
and Philadelphia makes it an attractive location for residents who want to live in a less urban 
environment but still want access to urban center amenities.  Proximity to highways, Interstate 80, and 
existing rail also supports urban center accessibility.  The second benefit relating to the proximity to 
urban centers is that this naturally provides large populations for the local tourism industry to attract to 
the City.  Almost all of the stakeholders interviewed felt that tourism was underutilized by the City. The 
fact that the City is located closely to so many urban centers and has access to efficient, high-capacity 
transportation provides many advantages for the City. 

Information provided through the interview process described arts and recreation as two of the most 
significant assets of the City.  The City boasts strong music and theater scenes, including a local 
symphony, the CAC, and a liberal arts college (Lycoming College), which interacts with the local arts 
community.  The City also offers outdoor recreational activities through hunting, hiking trails, outdoor 
pools, and parks.  While these factors all contribute to making Williamsport an appealing city to live in, 
they can also be promoted as great tourist attractions.  Many interviewees described the need to more 
strongly promote these items during Little League Baseball World Series week in order to draw tourists 
more regularly throughout the year.  In order to help promote the tourist industry, the City must also 
help support businesses that would cater to tourists visiting primary attractions.  This would include 
working with small businesses to help promote local restaurant and shop development that would cater 
to a tourist market. 

Another significant asset cited by interviewees is the presence of the two local colleges: Lycoming 
College and Penn College.  These colleges not only contain a total student population of 7,500 students 
but also provide exposure to the parents and guests that may visit the colleges.  Several interviewees 
noted that they felt the college students were not as involved or tied into the community as much as 
they could be.  Much of this was due to a lack of connectivity between the students and the services 
provided by the community.  A lack in the quantity and type of businesses that would serve the 7,000+ 
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student population prevents the students from becoming greater stakeholders in the community 
through patronage of local businesses.  Supporting and promoting local businesses that cater to local 
students would draw the students off the campuses and into the community as an increased consumer 
population.   Several of the interviewees indicated that there is a strong desire by the stakeholders to 
increase the retention of local college graduates, since one is a liberal arts college (Lycoming College), 
while the other (Penn College) is committed to applied technology education.  The fact that the two 
colleges produce graduates from such diverse fields of knowledge allows the City to capitalize on a wide 
variety of employment options for graduating students.  This would not only help retain residents of 
higher education, and possibly higher wage earners, but also would draw businesses seeking employees 
with such skill-sets.  In order to persuade graduates to stay, however, there has to be jobs made 
available for them as well as a desire or an investment on the graduates’ part to stay. 

All of those interviewed included the expanding gas industry as an asset to the community; however, it 
was also noted that there are drawbacks and potential pitfalls associated with the arrival of the industry.  
While the gas industry has brought an influx of jobs and money to some of the communities, it has also 
taken a large number of employees from the local workforce who no longer contributes to the local 
economy.  This includes existing or potential local business owners as well as some of the more highly 
skilled members of the workforce.  All of these workers are being absorbed into the larger, more 
regional gas industry.  The other major concern is the lack of longevity related to the gas industry and 
the long-term impacts once the industry has to downsize or close.  Pennsylvania has witnessed as the 
life cycles of the coal and steel industries, which have significantly lessened in capacity over the years 
and left large economic vacuums in place.  Stakeholders in the City of Williamsport want to make sure 
that there are transitional options if the regional gas industry reduces its local capacity. 

In addition to assets and/or opportunities within the City, stakeholders were also asked to identify 
obstacles or needs within the City.  The greatest priority need identified by all the stakeholders was the 
existing infrastructure.  The condition of streets, alleys, sidewalks, and curbs was the greatest concern 
among stakeholders.  While the City does currently utilize existing grant programs to help address some 
infrastructure issues, these are often limited in their geographic availability due to grant eligibility 
criteria.  Programs such as the Community Development Block Grant program primarily address projects 
involving income-eligible residents.  This often leaves sections of communities, particularly heavily 
trafficked commercial districts, out of the eligibility criteria.  Many interviewees noted that efficient, 
quality infrastructure is needed in order to draw in businesses and to make the City more appealing to 
visitors and tourists.  They also indicated that these “big ticket” projects are usually the first ones to be 
cut in order to meet budget constraints. The high visibility and extensive use of roads and sidewalks 
creates immediate positive or negative impacts on residents, visitors/tourists, and prospective 
businesses. 

The most significant obstacle consistently reported by interviewees was the fact that the City is built-out 
or “landlocked.”  This can be a very difficult constraint to work within, especially when trying to draw 
businesses to a community.  Since there is limited real estate available, communities often have a very 
difficult time trying to attract large-scale employers that need a lot of land to construct their facilities.  
Communities suffering from build-out issues have to maintain a very strict recapture and redevelopment 
process in order to take advantage of available vacated or abandoned land in the community.  All of 
those interviewed indicated that the City needs to focus on redevelopment and improving existing 
facilities and facades.  In order to allow for larger-scale development, the City must closely track 
available and vacant or abandoned parcels within the City in order to consolidate parcels when 
available, to capitalize on development opportunities.  The findings in the stakeholder interviews are 
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echoed in the business and industry survey located later in this document.  The survey questions 
regarding characteristics that can affect the views of local business climate also indicated that the 
availability of land has a negative impact on the economic climate.  The survey included 44 
characteristics, with availability of land containing the fourth-highest percentage of somewhat 
negative/negative votes.  The three characteristics that had greater percentages of negative views 
involved state issues, including the state’s fiscal situation, tax policies, and regulations.  Availability of 
land had the highest percentage of negative views involving local, non-state, or regional characteristics. 

An issue which was raised during several interviews concerned crime or perceptions of crime in the City.  
It was noted by several interviewees that many of the residents have concerns about crime in the City or 
the general lack of safety.  These perceptions, however, seem to conflict with a report by CQ Press that 
ranked Williamsport at 21 out of 354 for the safest metropolitan areas.  Data provided by local 
businesses in the Business and Industry Survey Results section of this document indicates that 73.3% of 
the business surveys retain a positive view in regards to community safety.  Interviewees indicated that 
many of the long-term residents have the greatest concerns with increasing crime and population 
diversity in the City.  While crime and safety are real concerns for a city, especially when trying to 
promote tourism or trying to draw businesses to a city, often the perception of crime can be just as 
difficult an obstacle to deal with. 

CONCLUSIONS BASED ON INTERVIEWS 

After reviewing the data provided through the interview process, several conclusions can be made: 

• Infrastructure (streets, sidewalks, curbs, streetscaping, and alleys) improvements should be the 
highest priority 

• Tourism opportunities should be examined and expanded beyond the Little League World 
Series. 

• Existing college student population and skilled graduates are being underutilized as an 
economic resource.  

The most consistently reported issue involved the condition of existing infrastructure.  The consensus 
among stakeholders is that infrastructure components such as streets and sidewalks must be addressed.  
They also indicated that infrastructure in the downtown area should be prioritized for improvement.  
This would help to address a variety of other issues, including creating a more appealing environment 
for visitors and tourists as well as to assist in promoting business growth downtown.  Improvements to 
the infrastructure would feed directly into addressing the other conclusions established through the 
interviews.  In order to address these issues, a clear list of targeted and prioritized infrastructure 
improvements must be maintained.  Completing these targeted projects involves analyzing each one 
and evaluating what funding methods are available and most likely to allow this project to proceed.  
Reevaluation of prioritized projects may have to take place once all of these factors are considered.  
Finding funding sources for these projects is a constant problem, and their progress is constantly 
delayed to meet budget constraints.  Completing these projects, however, may allow for development, 
an increased tax base, and other opportunities that could bring dollars into the City to help meet budget 
shortfalls. 

  



WILLIAMSPORT 2025: CITY OF WILLIAMSPORT, PENNSYLVANIA 
TODAY’S VISION, TOMORROW’S SUCCESS ECONOMIC DEVELOPMENT STRATEGY 

DELTA DEVELOPMENT GROUP, INC. 47 RESULTS WITH INTEGRITY  

The City of Williamsport has many advantages that can be capitalized upon in order to promote tourism 
in the community.  The City’s geographic location in relation to urban centers, the proximity to major 
transportation systems, a strong arts community, and a variety of recreation opportunities all lend to 
overall tourist appeal.  While many of the stakeholders described increasing the tourism industry 
beyond the Little League World Series, this event does allow for an excellent marketing and promotional 
opportunity for the City.  Many of the stakeholders described increasing tourist appeal to the City by 
actively promoting and supporting retail and service businesses that would cater to the tourist industry 
and draw them into the downtown.  Restaurants and boutiques or specialty shops would help expand 
tourist appeal for those visiting some of the primary tourist attractions.  The stakeholders also described 
the importance of promoting some of the other tourist attractions such as outdoor recreation and the 
symphony while tourists are in the City for other events.  Cross promotion of these assets would help to 
efficiently market these attractions for minimal cost.  The City could make efforts to increase visitors’ 
knowledge of other attractions that may draw people back to the City multiple times a year. 

Evaluation of the interview responses indicated that there may be significant untapped economic 
opportunities tied in to the two colleges located in the City.  The presence of several thousand college 
students in the area immediately surrounding the CBD equates to a significantly underserved consumer 
base.  In order to draw students into the downtown, investment must be made in the corridors that 
connect the colleges to the CBD.  These connections are vital in creating a sense of safety and aesthetic 
quality that would appeal to the college crowd. Attracting and promoting businesses that would market 
to the college student population would not only provide for a whole new consumer group but would 
also promote investment by the students into the local community.  Increasing personal investment by 
the students in the local community may help to retain these students upon graduation rather than 
having them immediately leave the area in search of work.  This would help address issues related to the 
quality of the workforce described in the previous business and industry survey results portion of this 
document.  In this survey, 57% of the businesses that responded to the survey question agreed that 
businesses have a difficult time finding qualified and trained individuals.  Retention of these students 
would help infuse the local economy with a skilled, well-educated workforce.   

Many of the interviewees noted that significant issues stemmed from a lack of a strong tax base and 
limited City funds.  Issues such as these are common among all communities, particularly during the 
recent economic downturn.  Short-term solutions typically involve obtaining grants and pursuing 
nontraditional sources of funds in order to cover costs or to stimulate and support development that 
provides stronger long-term solutions.  Focusing on the precise issues that are hindering or preventing 
economic development will allow the City to address these issues directly and significantly support local 
economic development.  Resolving the issues that hinder the promotion of economic development can 
result in greater employment, higher wages, and an increased tax base.  These benefits can then help to 
address the City’s larger, long-term financial needs.  The consistent and overwhelming need listed by 
stakeholders was to improve existing infrastructure; however, it was often cited that these high-cost 
projects are often the first ones cut to meet budget constraints.  This in turn sets the chain of events in  
motion that prevents the most dire economic development improvements from occurring, which would 
promote economic growth and eventually increase funds coming back into the City in the form of taxes.  
Finding a way to limit this chain of events from occurring could go a long way in promoting the long-
term economic stability of the City. 
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FOCUS GROUP – COMMUNITY LEADERS 
More than 40 community leaders across the public and private sectors convened in mid-June 2012 for a 
facilitated focus group session. The purpose was to assess stakeholders’ views about  

• Williamsport as a place to live and do business, 
• how Williamsport can market itself to attract businesses, residents, and visitors, 
• how Williamsport can leverage its assets to attract additional business opportunities, 
• what resource gaps exist that inhibit business growth, and 
• what partnerships exist or can be developed to retain and expand business opportunities. 

FINDINGS 
Findings from this session are summarized below. 

BR ANDI NG 

Simply put, branding is a term used to characterize and distinguish an idea or image of a product, 
service, or place that people connect with intellectually and/or emotionally to the degree they 
remember and interact with it. Branding creates expectation, recognition, reputation, reliability, and 
hopefully, revenue. A prime example of a successful brand is Apple and its myriad of “i” products (iPod, 
iTouch, iPhone, iPad).  

Participants identified Williamsport in the following ways:  

• Scenic 
• Progressive 
• An entertainment venue with arts/culture 
• Home to two colleges 
• Friendly  
• Walkable 
• Ethnically, racially diverse 
• Family-focused 
• Well-positioned with transportation 
• Safe 
• “River City” 
• Little League “All American City” 

Participants identified these challenges to a positive branding of the City: 

• The press frames stories with flawed perceptions (e.g., unsafe, undesirable school district). 
• Realtors dissuade residents from locating in the City. 
• There is a lack of consistent messaging from the city. 
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COM PET IN G IN A CHA L L EN GI NG ECO NO M Y 

Participants identified the following as competition or challenges to the Williamsport brand: 

• Tourists traveling to Scranton, State College, Wellsboro, and Lewisburg 
• Geisinger Medical (as competition to Susquehanna Health) 
• Immediate suburban communities that draw residents to locate there 
• Out-migration from the City to the suburbs 
• Fractured wayfinding in the downtown 
• An “us” vs. “them” mentality 
• Lack of additional industrial park space in the City 
• Upkeep to current facilities 
• A need to ensure airport viability 

Participants identified the following as assets and opportunities that could be positively leveraged: 

• Marcellus Shale 
• In-place infrastructure 
• Identification of companies that are heavy users of natural gas 
• Two local colleges (Lycoming College, Penn College) with “captive” students and 

research/worker training centers 
• Consider student-based fee for community services 
• Elevate role of nonprofits in the community and engage in 3P opportunities (public-private 

partnerships) 
• Consider regionalization for services and revenue efficiencies 
• Community leaders need to more regularly collaborate 
• Target messaging to attract and retain young workers 
• Deliberately recruit minorities as workers 

BU SI NE S S RECR U I T MEN T AND RE TE NTI ON 

Participants identified the following, relative to business recruitment and retention: 

• Emphasize strong local work ethic 
• Address negative perceptions about safety, school district that does not provide quality 

education 
• There is a perception of a parking deficit in the City 
• Address wayfinding to increase circulation in the CBD 
• Lack of immediate industrial park space 
• Need to emphasize the regional economy 
• Boast the premier healthcare system in the City/region (Susquehanna Health) 
• Include other City retail areas beyond the CBD in marketing efforts 
• Emphasize transportation accessibility 
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SURVEY RESULTS – BUSINESS AND INDUSTRY 
An online survey was conducted to obtain background information from business and industry leaders in 
the City of Williamsport.  With the assistance of the Williamsport-Lycoming County Chamber of 
Commerce, Delta Development Group, Inc. (Delta) conducted a survey utilizing SurveyMonkey, targeting 
key businesses identified by the Chamber and the City of Williamsport.   

BU SI NE S S LO CAT ION 

43.6% of the businesses surveyed did not identify a specific location for their business, 38.5% were 
located within the CBD, 7.7% were located in the east end of the City, while another 7.7% were located 
in the industrial park.  26% of those businesses surveyed were located in the Interstate 180 corridor. 

INDU STR Y SECT OR  

20.5% of those responding to the survey are in the business services industry, 17.9% are in the finance, 
insurance, and real estate industry, 7.7% in the transportation industry, 7.7% in the health services, 7.7% 
in retail trade, 7.7% in sports/recreation, 5.1% in eating/drinking establishments, 5.1% in the 
manufacturing sector, 2.6% in construction, 2.6% in distribution, and 15.4% are in other industry 
sectors.    

LEN GTH OF BU S IN ES S OPER AT I ON S 

Approximately 50% of the businesses that had responded to the survey have been operating in the City 
for over 20 years; another 20% between 11 and 20 years, and the remaining have been in operation for 
10 years or less. 

CHAN GE IN BU SI NE S S OPER AT I ON S 

Businesses were questioned if their business had changed with respect to physical space, employment, 
or sales.  59.5% reported their sales had increased, 36.1% added employees, and 44.7% increased the 
amount of physical space occupied. 

47.4% reported their amount of physical space occupied stayed the same, 41.7% reported their 
employment has stayed the same, and 18.9% reported their sales have stayed the same. 

7.9% of the businesses reported they decreased the amount of their physical space, 19.4% have reduced 
the number of their employees, and 10.8% reported a decrease in sales volume. 

2.8% reported a fluctuation in their employment, and 10.8% reported a fluctuation in their sales. 

CU R R ENT NU M BER  OF F U LL-TI M E EM PL O YE E S 

17.9% of the businesses responding to this survey employ over 50 persons at their location, 12.8% 
employ between 21 and 50 employees, and another 17.9% employee between 11 and 20 employees.   
12.9% have no full-time employees, and the remaining 38.5% employ between 2 and 10 employees.  

FU TU R E PLAN S 

When asked about the company’s future plans, 59% of those responding reported they would keep on 
doing business in the City at about the same size/scale as their current operations.  30.8% stated they 
intend to expand within the City, 7.7% stated they have no future plans, and the remaining 2.6% intend 
to relocate from the City. 
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RATIN G T HE C IT Y AS A PLA CE TO DO BU S IN ES S 

74% of the businesses responded to this question.  58.6% rated the City as a good place to do business, 
24.1% rated the City as an excellent place to do business, 13.8% felt the City was a fair place to do 
business, and 3.4% felt the City was a poor place to do business.  

HOW TH E CIT Y HA S C H ANG ED AS A PLA CE T O DO BU S IN E SS 

74% of the businesses responded to this question.  41.4% of those responding thought the City has 
improved and attributed the improvement to the gas industry and the City’s efforts to improve 
properties and the focus on downtown revitalization.  The businesses also felt changes in government 
and local cooperation have played a role in the business environment. 

41.4% felt the City’s business climate was either unchanged, or they were not sure if the climate had 
changed.  Some of these businesses felt things had slowed within the City, but are now improving due to 
the gas industry.  Others thought rental costs have  
increased due to the revitalization of 
the downtown.  

 17.25% of those responding feel the 
business climate in the City has 
gotten worse.  These businesses 
think the City needs to give a favored 
status to businesses located in the 
City and contributing to its tax base.   

ECON O MI C GR O WT H 

74% of the businesses responded to 
this question.  65.5% thought the 
City was better off now.  Many 
attributed the growth of the 
Marcellus Shale industry to 
improving the economic conditions 
of the City; others thought the 
downtown revitalization and the 
decision of Susquehanna Health to 
remain in the City has played a role in the economic growth of the City. 

17.2% thought the City was about the same due to the loss in some of the professional industry; 13.8% 
were not sure because of the national economy and the role it has played in the City.  The remaining 
6.9% thought the economic conditions in the City have not improved because the national economy has 
resulted in some job losses with the City. 
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FI G U R E  9  

Source: Business Survey Results 
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CHAR ACT ER IS TI CS OF C ONDU C TIN G BU S IN ES S I N TH E CIT Y 

The businesses were given a number of characteristics that can impact the views of the local business 
climates.  The following chart highlights their responses.  Approximately 72% to 74% of the businesses 
responded to this portion of the survey.  Characteristics that were cited as positively affecting the view 
of the local business climate (selected by 70% or more of those responding) include the following: 

• Access to markets/customers 
• Access to major transportation routes 
• Availability of technology 
• Community safety 
• Cost of living 
• Economic growth potential 
• Environmental quality 
• Medical facilities 
• Population density 
• Public education system 
• Quality of life 
• Recreation opportunities 
• Shopping facilities 
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Table 16 
Characteristics That Can Affect the Views of the Local Business Climate 

Characteristic Positive/Somewhat 
Positive 

Neutral Somewhat 
Negative/Negative 

% Responding 

Access to Markets/Customers 81.4% 11.1% 7.4% 70% 

Access to Mass Transit 55.2% 27.6% 17.2% 74% 

Access to Major Transportation 
Routes 

89.3% 7.1% 3.6% 72% 

Affordable Housing 53.4% 20% 23.3% 77% 

Availability of Working Capital 42.8% 39.3% 7.1% 72% 

Availability of Land 20.7% 37.9% 41.4% 74% 

Availability of Raw Materials 39.3% 46.4% 3.6% 72% 

Availability of Technology 85.7% 7.1% 7.2% 72% 

Community Attitudes 56.7% 20% 23.3% 77% 

Community Safety 73.3% 10% 16.7% 77% 

Competitive Pressure From 
Other Business 

29.6% 51.9% 14.8% 70% 

Competitive Pressure From 
Surrounding Counties and 
States 

21.4% 64.3% 10.7% 72% 

Cost of Doing Business 55.1% 31% 13.7% 74% 

Cost of Living 80% 13.3% 6.7% 77% 

County’s Fiscal Situation 58.6% 24.1% 13.8% 74% 

Parking Availability 44.8% 20.7% 31% 74% 

Cost of Parking 35.7% 32.1% 32.1% 72% 

Diverse Economic Base 53.6% 21.4% 25% 72% 

Economic Growth Potential 82.8% 13.8% 3.4% 74% 

Environmental Quality 86.2% 13.8% 0% 74% 

Financial Incentives 44.8% 31% 24.1% 74% 

Growth Management Policies 41.4% 41.4% 13.8% 74% 



WILLIAMSPORT 2025: CITY OF WILLIAMSPORT, PENNSYLVANIA 
TODAY’S VISION, TOMORROW’S SUCCESS ECONOMIC DEVELOPMENT STRATEGY 

DELTA DEVELOPMENT GROUP, INC. 54 RESULTS WITH INTEGRITY  

Table 16 
Characteristics That Can Affect the Views of the Local Business Climate 

Infrastructure 62.1% 20.7% 17.2% 74% 

Local Government Fiscal 
Situation 

41.4% 34.5% 24.1% 74% 

Local Government Regulations 51.7% 34.5% 13.7% 74% 

Local Tax Policies 27.5% 44.8% 27.6% 74% 

Local Zoning Laws 31% 51.7% 17.2% 74% 

Medical Facilities 86.2% 10.3% 3.4% 74% 

Permitting Requirements 34.4% 51.7% 6.9% 74% 

Population Density 75.9% 13.8% 10.3% 74% 

Public Education System 82.8% 6.9% 27.5% 74% 

Quality of Life 96.4% 0% 3.6% 72% 

Recreation Opportunities 93.3% 6.7% 0% 77% 

Shopping Facilities 73.3% 13.3% 13.3% 77% 

State’s Fiscal Situation 3.4% 20.7% 68.9% 74% 

State Regulations 10.3% 24.1% 62% 74% 

State Tax Policies 6.9% 31% 58.6% 74% 

Sustainability 31% 55.2% 10.3% 74% 

Traffic Congestion 65.5% 20.7% 13.7% 74% 

Utilities Cost 20.6% 51.7% 27.5% 74% 

Strong/Vibrant Downtown 40% 30% 26.6% 77% 

Workforce Availability 48.2% 31% 20.7% 74% 

Workforce Quality 51.7% 20.7% 27.6% 74% 

Workforce Training 51.8% 37.9% 6.9% 74% 

Source: Business Survey Results 
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PER CE PTI ON AB OU T QU ALI TY OF WOR KF OR C E 
• 77% of the businesses responded to this question.  Over 80% agreed the employees of the City 

of Williamsport are motivated, reliable, and hardworking.   
• 63% of those responding to this question agreed there is a good match between employer 

needs and employee skills; 30% disagreed and 6.7% were unsure. 
• 83% agreed there are ample training opportunities available in the City for employees to 

upgrade skills; 17% disagreed with this statement. 
• 57% agreed the wages paid in the City are competitive; 16% disagreed with this statement; 3% 

were unsure. 
• 57% agreed that businesses have a difficult time finding qualified and trained individuals; 40% 

disagreed; and 3% were unsure. 
• 69% agreed that it would be increasingly difficult in the future to find qualified and trained 

individuals; 21% disagreed with this statement; 10% were unsure. 

CITY’ S SU PP OR T TO L O CAL BU S INE S S 
The survey asked how supportive the City of Williamsport is to local businesses; 56% of the businesses 
responded to this question.  36% felt the City was very supportive and was interested in business 
development, is receptive to business needs, and the City’s leadership shows a pro-business attitude. 
27% felt the City was somewhat supportive, 9% felt the City was neither supportive nor unsupportive, 
and 9% felt the City was unsupportive.   
The businesses felt the City should attract residents with higher income to the City, develop a “support 
your local business” campaign, and expand the farmer’s market. 

BAR R IER S T O EC ON OM I C DEV E LO P ME NT 
Some of the barriers to economic development that were identified by the businesses included the 
following: 

• Community perceptions of the downtown area 
• Suitable flat land that can be served by rail 
• Regulation and taxation 
• Crime and poor infrastructure 
• Lack of developable land 
• Negative attitude of some residents toward business and development 

ADDIT IO NAL BU S IN E SS OWNER  C OM M ENT S 
Businesses were asked to provide additional comments; the following is a summary of the comments 
received: 

• The City needs to develop a marketing plan and begin to market itself as a safe place to live; 
there is currently an image problem with the City.   

• The City should become more sustainable by adding bike paths, planting more trees, advocating 
for geothermal, and sustainable heat sources using hybrid vehicles.  With all of the City’s assets, 
it could become a major tourist attraction.  

• The City needs to remind the citizens of the dynamic community that has many cultural 
opportunities, far greater than one might expect for a city of its size. 

• The City should develop a buy local campaign, and should invest in its local, independent 
businesses.   

• The City needs to differentiate and brand itself.  If the Main Street program is allowed to 
dissolve, the progress with downtown shops and restaurants could begin to backslide. 
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SURVEY RESULTS - RESIDENTS 
Delta conducted an online survey to better understand the perception of the City’s residents with 
respect to services, amenities, and current business offerings.  A total of 104 residents participated in 
this survey:  58.7% were female and 41.3% were male. 

DEMOGRAPHIC /SOCIOECONOMIC PROFILE OF SURVEY PARTICIPANTS 
Almost 54% of those responding were at least 46 years or older.  The participants lived in the following 
neighborhoods: 

• Newberry – 19.6% 
• Jaysburg – 3.3% 
• Memorial Avenue – 10.9% 
• West Fourth Street – 10.9% 
• Vallamont – 16.3% 
• Park Avenue – 7.6% 
• Grampian – 8.7% 
• Brandon – 8.7% 
• CBD – 4.3% 
• Washington Boulevard – 1.1% 
• Sheridan – 8.7% 

49.4% of the participants are employed on a full-time basis; 13.3% are retired; 3.6% are students;  3.6% 
are unemployed collecting benefits; 2.4% are unemployed and not collecting benefits. 
The educational background for the survey participants were: 

• Less than high school – 2.9% 
• High school diploma/equivalent – 34.6% 
• Associate’s degree – 26% 
• Bachelor’s degree – 26% 
• Master’s degree – 9.6% 
• PhD – 1% 

The survey provided a number of statements, and then asked the participants to mark the column that 
best reflects their level of agreement for each statement.  82% of the participants responded to this 
section.  The following is a summary of their selections: 

Population should stay the same: 
• 36.9% agree 
• 15.5% not sure 
• 47.6% disagree 

City should focus on industrial development: 
• 77.3% agree 
• 13.1% not sure 
• 9.5% disagree 
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City should attract new retail: 

• 85.7% agree 
• 10.7% not sure 
• 3.8% disagree 

City should attract new commercial development: 

• 70.6% agree 
• 18.8% not sure 
• 10.6% disagree 

City should focus on tourism: 

• 82.4% agree 
• 9.4% not sure 
• 8.2% disagree 

City should not change: 

• 23.8% agree 
• 10.7% not sure 
• 65.5% disagree 

City should attract more families: 

• 81% agree 
• 11.9% not sure 
• 7.2% disagree 

The population should grow in the future: 

• 73% agree 
• 16.5%  not sure 
• 10.6% disagree 

City should attract additional hotels: 

• 46.4% agree 
• 29.8% not sure 
• 23.8% disagree 

City should work with developers to build new housing within the CBD: 
• 75.3% agree 
• 15.3% not sure 
• 9.4% disagree 

LENGTH OF RESIDENCE 

When asked how long they have resided in the City of Williamsport, 61.9% responded that they had 
lived in the City 16 years or longer; 4.8% have resided there between 11 and 15 years; 13.1% have 
resided between 6 and 10 years; 8.3% have resided between 3 and 5 years; and 11.9% have resided for 
2 years or less.  81% responded to this question. 
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STRENGTHS, WEAKNESSES, OPPORTUNITIES, AND THREATS 
The following table represents the Strengths, Weaknesses, Opportunities and Threats (SWOT) for the 
City of Williamsport.  This table was compiled based on information obtained through the public 
outreach process and data collected in Part I. 
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TABLE 17 
SWOT ANALYSIS 

STRENGTHS WEAKNESSES OPPORTUNITIES THREATS 
Proximity to transportation corridors; 
speed to market for consumers 

Lack of new housing; 
diversity in housing (e.g., 
lofts, condos, 
townhouses, apartments) 

Areas in CBD available for redevelopment The City does not employ an economic 
development executive required to effectively 
spearhead economic initiatives 

Amenities offered by the CBD (cinema, 
performing arts, Wegmans, Kohl’s, 
boutique retail, restaurants, hotels) 
can support local market and tourists 

Lack of property owner 
interest in redeveloping 
key sites 

Tourists represent a largely untapped market Federal funding for roads and infrastructure is 
no longer available 

Great arts community Perception of crime gives 
poor image of the City 

60-mile distance from other competitive markets allows the 
City to capture a large percentage of the market 

 

Exceptional transit system Aging infrastructure Student population from Lycoming College and Penn 
College of Technology represent another untapped market 

 

Proximity to Little League Stadium Industrial and commerce 
parks are at full capacity 

The diverse ethnicity  of the City’s population adds to the 
culture; population should be celebrated not shunned 

 

Presence of Penn College and 
Lycoming College 

City is landlocked and fully 
built-out   

Marcellus Shale Impact Fee/Legacy Fund will provide 
funding opportunities for the City 

 

Presence of Susquehanna Health  Map 21, Transportation Bill provides source of funding for 
transit-related projects 

 

Proximity to  New York and 
Philadelphia 

 Marcellus Shale industry creates opportunity for new 
private investment in the community; creates new jobs 

 

Vast number of recreational 
opportunities (hunting, hiking, fishing, 
outdoor pools, and parks) 

   

Availability of technology    
Lower cost of living    
High quality of life    
Strong public education system    
Elected officials are engaged in the 
economic vitality of the City 
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I. GOALS, ACTION PLAN 
FI G U R E  10  
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S 1.1: Create Economic 
Council 
1.1.A: 
Identify, appoint 
members to EDC 

G
O
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 2

: P
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  T
O

  R
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RU
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2.1: Develop a City-wide 
branding  
and marketing campaign 
2.1.A: Create a logo 
2.1.B: Develop a PR and 
Marketing Plan  
2.2: Create inventory and 
database of properties 
available for lease/sale 
2.3: Identify and prepare 
commercial buildings for 
market readiness 
2.4: Develop property 
database and web 
application 
2.5: Develop an 
economic development 
website 
2.6: Develop an 
Economic Development 
Resource Guide 
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L  
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Y 3.1: Identify area in 
the Area I-180 
corridor for a 
Research and 
Technology Park 
3.2:Identify site(s) 
to develop  a new 
Commerce Park 
3.3: Identify and 
recruit clean 
industry 
3.4:  Continue to 
build venues to 
attract new users 
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 4

: R
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4.1: Secure partners 
to implement 
Destination 2014 
4.2: Develop Upper 
Floor Reuse 
Program 
4.2.A: Conduct an 
Upper Floor 
inventory 
4.2.B: Determine 
cost and develop 
funding strategy 
4.3: Actively market 
the CBD to 
retail/restaurant 
establishments 
4.3.A: Develop a 
marketing brochure 
4.3.B: Identify 
targets 
4.3.C: Become a 
member of the 
International 
Council of Shopping 
Centers 
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5.1: Utilize 
Pennsylvania 
Infrastructure Bank 
to upgrade Reach 
Road Industrial Park 
Access Road 
5.2: Develop 
wayfinding signs, a 
banner program, 
and a CBD entrance 
sign system 
5.3: Continue to 
expand transit 
opportunities 
5.4: Identify priority 
projects - Act 13 
impact fees 
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GOAL 1: ORGANIZE FOR SUCCESS 
ACTION ITEM 1.1: REACTIVATE THE LEAD PARTNERS OF LYCOMING COUNTY 

Implementing this Economic Development Strategy will require time, money, and manpower. Tapping 
into the collective knowledge of the community will allow the City to work together with key officials in 
the region to compete in a highly competitive market. Lead Partners of Lycoming County was a 
partnership that ceased to exist in 2006; it consisted of representatives from the City of Williamsport, 
Lycoming County, Lycoming Housing Finance, Inc., Williamsport/Lycoming Chamber of Commerce and 
Our Town 2010. This partnership was instrumental in revitalizing the CBD.  

Recently, Dr. Vince Matteo of the Williamsport/Lycoming Chamber of Commerce began the process of 
reinstituting this vital partnership.  Discussion has taken place with both County and City officials.  The 
City should continue to work in establishing this partnership in order create the synergy and 
commitment needed to implement this strategy.  

Lycoming County has also commissioned four individual studies to determine the impact of the 
Marcellus Shale gas drilling on the County’s infrastructure. These studies include: Housing, 
Water/Sewer, Transportation and Health/Human Services. The results of these studies will enable the 
City to determine improvements that are required to support the gas industry. 

This document, as well as the studies being prepared by the County, will provide the necessary blueprint 
for the City to improve the quality of life, develop opportunities for new residential and business 
development, create new venues to increase tourism and continue to build and enhance the City’s 
infrastructure. The City is well planned; it is now time to move forward with implementation. 

ACTION ITEM 1.1A: IDENTIFY AND APPOINT MEMBERS TO SERVE 

The members of the Lead Partners of Lycoming County should include key stakeholders in the region. At 
a minimum, members of the New Lead Partners Commission should include: 

• Williamsport/Lycoming Chamber of Commerce – Dr. Vince Matteo (should serve as Chair)  
• Mayor of Williamsport  
• City Council – 1 member (inaugural appointee – Bonnie Katz) 
• County Commissioner – 1 member 
• Williamsport Municipal Water Authority 
• State Senator Yaw and State Representative Mirabito – 1 representative for each office 
• Lycoming County Commission  
• Penn College/Lycoming College – 1 representative for each college 
• Williamsport/Lycoming Arts Council 
• Newport Business School – 1 representative 
• Susquehanna Health – 1 representative 
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GOAL 1: 
SUMMARY OF TIME, RESOURCES, REQUIREMENTS, FUNDING 

ACTION ITEM TIMEFRAME PARTNERS, 
RESOURCES REQUIREMENTS FUNDING SOURCES 

Action Item 1.1: 
Reactivate the Lead 
Partners of Lycoming 
Co. 

Immediate See suggested 
listing in Action 
Item 1.1A, above 

Regular meeting place and 
schedule 

Point of regular coordination and 
communications 

MOU among partners relative to 
formal structure, mission, vision, 
operating procedures 

Roles, responsibilities with 
associated resources/expenses 

Accounting, reporting of 
contributions of time, resources 

- Individual participant contributions of space, staff, 
supplies. 

- Specific state and federal grants, philanthropic funding 
sources vary according to the focus of efforts launched 
and how they match with funding source objectives and 
funding availability/time period. 

*Note: The availability and applicability of funding sources is subject to change and will depend on project-specific goals, plans, viability, sustainability, and in many instances, 
adequate match funds. 
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GOAL 2: PREPARE TO RECRUIT  
ACTION ITEM 2.1: DEVELOP A CITY-WIDE BRANDING AND MARKETING CAMPAIGN 
In today’s widely connected society, the City of Williamsport will continue to complete for its share of 
consumers, tourists, businesses, investment and capital. How the City markets its distinctive place will 
play a large role in whether it succeeds or falters in positioning itself within the larger region. Many of 
the stakeholders interviewed confirmed the current perception of the City that it is unsafe and laden 
with crime; however, data does not support this perception. The poor image of the City will deter 
people from moving to the CBD; instead, they will continue to move into surrounding residential 
neighborhoods, making it difficult to attract new business to the City.  
The City’s current tag lines include: 

•  “The Will is in Us” and  
• “Energy Capital of PA”   
•  "Williamsport, a proud past, a promising future" 

Although the tag lines are catchy, they may not truly capture the 
essence of what the City should be actively promoting. The City 
should develop a complete branding campaign that promotes the 
assets of the City, such as the City’s quality of life and low rates of 
crime, a pristine environment with the Susquehanna River and 
many walking trails, transportation network which includes the 
major interstates that provide easy access to New York, superior 
transit system, and the presence of institutions of higher learning, 
and hospitals. 

ACTION ITEM 2.1.A: CREATE A LOGO 
The logo to be used on all marketing materials should be 
representative of the message to be conveyed to the target 
audiences: developers, current/future businesses, and 
current/future residents. In developing the logo, the City should 
keep in mind that people will remember shapes and colors first. 
Target and Nike have been very successful in communicating their 
brand with a very simple logo. A complicated logo will not translate 
well to promotional items and signage. Scalability will be equally 
important, as the logo will not always be used in a space with the 
same size and shape. The logo will likely be used in both horizontal 
and vertical formats, and it should look good in black and white, 
and in various sizes (e.g., billboard, newsprint, brochures, advertising specialty items). 

DEVELOPING THE BRAND 
The logo is not the brand; the brand is much more than the logo. The brand is the “personality” that 
defines the City, and the logo is a representation of the brand. The “brand identity” (brand) for the City 
should include the name, logo, and visual appearance; this will be used on all marketing materials for 
the economic development effort (business recruitment, tourism brochures, etc.). The brand will be a 
unique identity that will differentiate the City from other competitive locations within the region. The 
visual appearance should promote the City’s assets previously defined. 

“Unless you’ve lived in a 
particular city or have a good 
reason to know a lot about it, 
the chances are that you think 
about it in terms of a handful of 
qualities or attributes, a promise, 
some kind of story. That simple 
brand narrative can have a major 
impact on your decision to visit 
the city, to buy its products or 
services, to do business t here, 
or even to relocate there. 

Simon Anholt, Independent 
Policy AdvisorInternational 
Branding Authority 
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The brand should use a consistent color palette that complements the colors used in the logo, and it 
should limit the number of fonts to those that are easy to read and work well for a variety of purposes 
(newsprint, magazine, and billboards). The brand should use a theme when choosing art/illustrations, 
and the art selected should fit the impression of the marketing piece (whimsical, serious, artistic, etc.). 
The brand should be consistent to ensure that the identity will not be forgotten. 

The following are two examples of community brands that were developed by professional companies 
engaged for this purpose. Investing money into a professional brand should be a high priority for the 
City of Williamsport. 

EXAMPLES OF COMMUNITY BRANDING 

There are a number of companies that develop 
community logos and brands that capture the message 
to be portrayed to the target audience. 

COMPANY: ARNETT MULDROW & ASSOCIATES 

Arnett Muldrow has emerged as one of the nation’s 
leaders that specializes in branding for communities in 
the context of creating economic vitality. Unlike a 
typical advertising or marketing agency, this South 
Carolina-based planning firm understands the 
complexities of community issues. The company’s 
branding and marketing efforts combine the sensitivity of planning with the expertise of a professional 
graphic artist and marketing specialist. 

Example: Gaffney, South Carolina 

According to a Arnett Muldrow & Associates (AM&A) case study profile, the goal of the Gaffney, South 
Carolina brand is to create a clean and sophisticated graphic identity system that can be used in a 
variety of applications. A comprehensive system was developed that incorporates four-color, two-color, 
and black-and-white logo variations. 

Members of the community expressed a desire to create a connection with the symbol of a peach. 
AM&A accomplished this by creating a stylized, lower-cased “g” that incorporates a peach graphic in its 
negative space. A consistent typography for the word “Gaffney” was also created and designed in a way 
that allows for the subhead to be adapted for the appropriate use. Potential variations might also 
include: “South Carolina,” “Downtown,” or “City of Champions.” A consistent color palette was also 
defined in this design project. These colors included: a blue to represent Limestone College; a gold to 
represent Gaffney High School; and an orange and green to represent the peach.  

COMPANY:  NORTH STAR DESTINATION STRATEGIES 

Tennessee-based North Star Destination Strategies has developed community and city branding for a 
number of cities, communities, destinations, municipalities, and places in states across the county. The 
firm first identifies the strength of a City’s current brand, or develops a new brand identity. They also 
provide a step-by-step plan for implementing the brand. The firm also has extensive speaking and 
publishing experience on the topic of branding. 
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Example: Jamestown, New York  
According to a North Star case study, Jamestown, New 
York suffered from a particularly low case of “self 
esteem,” despite being the cultural and commercial 
center of Chautauqua County. Jamestown also faced 
uncoordinated marketing efforts, a lack of leader 
cooperation, and aesthetic issues with the City’s appearance.  

Critical Insight:  North Star research found that Jamestown offered the greatest concentration of year-
round learning assets and opportunities in Chautauqua County, and has had a significant impact on the 
world with personalities and products, including the crescent wrench, Lucille Ball, Supreme Court Justice 
Robert Jackson, naturalist Roger Tory Peterson, and music’s Indie group, the 10,000 Maniacs. Despite a 
period of brain drain in recent decades, Jamestown is now experiencing resurgence in the downtown, 
with creative citizens and entrepreneurs.  

Citizens often had limited understanding of and participation in all Jamestown offers. The key was to 
develop a brand that put Jamestown at the hub of learning, living, and entertainment the region offers, 
and to increase resident ambassadorship for the City by integrating citizens into implementation of the 
strategic plan developed for Jamestown.  

Brand Strategy: North Star recommended positioning Jamestown as a year-round hub (located between 
Cleveland, Pittsburgh, Buffalo, and Toronto) for recreation, productivity, culture, and curiosity. The 
Jamestown logo is distinctive, and supports the idea that a center of commerce doesn’t have to take 
itself too seriously. The line “Up Close & Wonderful” gives an important nod to the centrality and 
accessibility of Jamestown and its many assets. (source: North Star’s Website – Project Profiles) 

ACTION ITEM 2.1B: DEVELOP A PUBLIC RELATIONS AND MARKETING PLAN 

The City should develop a Public Relations and Marketing Plan. This Plan should include specific 
elements, such as: 

• Media to be used and budget (newsprint, magazines, billboards, brochures, television and 
radio) 

• Web site development, including social media 
• Target audiences and marketing pieces to be used (e.g., developers, residents, new business 

targets, consumers) 
• Press release format, consistent message to be used, and person designated to prepare and 

distribute press releases 
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ACTION ITEM 2.2: DEVELOP INVENTORY OF PROPERTIES AVAILABLE FOR LEASE/SALE 

The City should work with commercial real estate brokers and lease agents, the Williamsport/Lycoming 
Chamber of Commerce, and landlords and property owners to inventory commercial space available for 
lease and purchase. This action step will require time and effort by detail-oriented individuals.  The 
inventory should be divided into classifications, such as retail space, office, industrial and land. Other 
information to be collected should include: 

• Address 
• Property tax ID 
• Lot size 
• Building size 
• Zoning classification 
• Utilities 
• Proximity to transportation (transit, transportation corridors, rail) 
• Sale price/lease price 
• Special features, characteristics 
• Contact information 

ACTION ITEM 2.3: IDENTIFY AND PREPARE COMMERCIAL BUILDINGS FOR MARKET READINESS AND PROMOTE SELECTED 

PROPERTIES 

There are a vast number of commercial buildings within the City of Williamsport that provide 
opportunities for a mixture of uses (i.e., retail, office, residential, etc). While conducting the inventory in 
Action Item 2.2, the City should also inventory the commercial buildings within the City to determine 
which are ready for immediate occupancy, which buildings will need renovations, and which buildings 
should be converted to another use.  

The City should work with property owners to determine their plans for the building, issues and 
impediments for improving the building, and financial needs or incentives required to prepare the 
building for market readiness.  

Using the inventory, the City should prioritize sites based on 

• Market readiness 
• Owner’s interest in marketing the building 
• If not market ready, owner’s interest in preparing the building for occupancy. 

The City should identify the top five sites to market to potential users, the top five sites to prepare for 
the market and the top five sites to target for redevelopment. The City should develop property profile 
sheets for each site indentified as ready-to-market. 

ACTION ITEM 2.4: DEVELOP A PROPERTY DATABASE WITH WEB APPLICATION 

Using information obtained from Action Item 2.2, the City should purchase or develop a property 
database web application. The database should be publicly accessible from the Internet for property 
viewing purposes. The web site will provide a place for potential clients and City personnel to search and 
view detailed listings of available properties. The database should include secured interfaces for the 
City’s employees to add new properties and edit existing properties.   
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The public portion of the database application should include a searchable list of available properties. 
The searchable fields should include items identified above. The users will be able to use the search 
functionality to filter the list to properties that fall within their specific parameters. 

Each property on the list should have a link to view additional property details. The detailed view should 
include the data collected in Action Item 2.2, displayed in a readable format. The detailed view also 
should have features, such as a photo viewer that can display any photos taken of the property, and an 
interactive map that will display the location of the property. The detailed view should be printable to 
create marketing materials. The City will need to decide whether or not to host the database application 
in the City’s IT infrastructure or purchase hosting elsewhere. This decision could depend on several 
factors: 

• Does the company selling or developing the database application provide hosting options? 
• Can the product run in a limited permission environment that is often what third-party hosting 

companies provide? 
• Does the application need to interface with internal systems in the City, such as GIS? 

ACTION ITEM 2.5: DEVELOP AN ECONOMIC DEVELOPMENT WEB SITE TO PROMOTE THE CITY   

The following table includes what the site should include, minimally.  

Table 19 
Economic Development Web Site Elements 

Pages on Site Information to Be Included 

Business Development Site Selector & Familiarization Tours, Financial 
Incentives, Demographics and Key Economic 
Indicators 

Industrial Park Networking Opportunities, Financial Incentives,  

Business Retention Small Business Development Center, Chambers of 
Commerce, Training and Assistance, Networking 
Opportunities 

Development Projects Key Development/Redevelopment Projects 

Transportation and Infrastructure Roadway Network, Rail , Transit, and Access to 
Airport 

Links Links to Partnerships Created 

Showcase the City’s Industry Select Business/Industry to Feature Monthly. 

ACTION ITEM 2.6: DEVELOP AN ECONOMIC DEVELOPMENT RESOURCE GUIDE 
The City should develop an economic development resource guide to distribute to commercial realtors 
and the Williamsport/Lycoming Chamber of Commerce. This Guide will highlight key City features and 
financial incentives offered by local, state, and federal governments. The Guide will highlight the 
partnerships created to assist in streamlining the relocation process to the City of Williamsport.  
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GOAL 2: SUMMARY OF TIME, RESOURCES, REQUIREMENTS, FUNDING 

ACTION ITEM TIMEFRAME PARTNERS, RESOURCES REQUIREMENTS FUNDING SOURCES 

Action Item 2.1:  
Develop a city-wide branding and 
marketing campaign 

Year 1 PA Tourism Office 

Visitpa.com 

Small Business Development 
Centers (Bucknell/Lockhaven) 

Williamsport/Lycoming 
Chamber of Commerce 

SEDA COG 

International City Managers 
Association 

PA League of Cities 

Lycoming County Tourism 
Bureau 

Expert marketing and design 
consultant 

Focus group(s) 

Use of social media, collateral 
materials 

Dedicated staff 

Google Analytics 

Adequate telecomm 
infrastructure in City Hall 

(PA) Regional Marketing Partnership Grants 

Lycoming County Tourism Bureau 

Local partner contributions 

City Budget 

Action Item 2.2:  
Develop an inventory of 
properties available for lease/sale 

Year 1 Local realtors 

Lycoming Co. tax rolls 

County GIS 

Dedicated staff  

GIS services 

Web links to related sites 

General City Budget for staffing Economic 
Development Director 

SBA 

Action Item 2.3:  
Identify, prepare commercial 
buildings for market readiness and 
promote selected properties  

Year 1 Property owners 

Chamber of Commerce 

Local commercial realtors 

Developers 

Dedicated staff 

GIS services 

Web links to related sites 

 

Local partner contributions 

Williamsport/Lycoming Chamber of Commerce 

City Budget 
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GOAL 2: SUMMARY OF TIME, RESOURCES, REQUIREMENTS, FUNDING 

ACTION ITEM TIMEFRAME PARTNERS, RESOURCES REQUIREMENTS FUNDING SOURCES 

Action Item 2.4:  
Develop a property database with 
web application 

Year 2 Local realtors 

Lycoming Co. tax rolls 

County GIS 

Dedicated staff 

Web consultant 

GIS services 

Adequate technical, telecom 
infrastructure in City Hall 

City Budget 

Action Item 2.5:  
Develop an economic 
development web site to promote 
the city  

Year 2 See Action Item 2.1 above Dedicated staff 

Web consultant 

Marketing staff or consultant 

GIS services 

Adequate infrastructure 

See Action Item 2.1  

Action Item 2.6:  
Develop ED Resource Guide 

Year 2 See Action Item 2.1 above Marketing staff or consultant 

Web links  

See Action Item 2.1  

*Note: The availability and applicability of funding sources is subject to change and will depend on project-specific goals, plans, viability, sustainability, and in many instances, adequate match 
funds. 
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GOAL 3: CREATE NEW OPPORTUNITIES TO GROW THE LOCAL ECONOMY 
Diversifying the industry mix in the City of Williamsport will allow the local economy to grow and 
prosper. The City should work to diversify the mix by creating opportunities for redevelopment in 
strategic locations within the City. The 
Marcellus Shale natural gas industry will 
continue to provide opportunities for new 
industry, commercial office and 
retail/restaurants. 

ACTION ITEM 3.1: IDENTIFY AREA IN THE I-180 

CORRIDOR FOR A RESEARCH AND TECHNOLOGY 

PARK 

The I-180 corridor between Maynard Street 
and Hepburn Street serves as a gateway into 
the City of Williamsport. This section of the 
corridor is host to a number of industrial 
uses, such as the Wire Rope, Inc. and 
Staimans Recycling Plant. Because the 
Staimans Recycling Plant is not currently 
interested in moving from its location, the 
City should identify buildings and areas for 
strategic infill use.  

Partnering with Penn College and the Penn State Marcellus Center for Outreach and Research, the City 
should develop a Marcellus Shale Research and Technology Park. The Park could focus on research 
related to natural gas extraction, as well as other alternative, clean energy technologies. The Park could 
also provide opportunities for small spin-off companies related to the research. Other partners could 
include Ben Franklin Technology Partners, U.S. Department of Energy, and the Pennsylvania State 
University. The buildings within the Research Park would not have to be contiguous; the goal is to take 
under-utilized sites and buildings within the portion of the I-180 corridor between Maynard Street and 
Hepburn Street and create opportunities for economic growth. The Park could also include a waste-to–
energy facility/program that takes the remnants of materials from the Staimans Recycling Plant that 
cannot be recycled and converts these materials to cogenerated 
energy.   

ACTION ITEM 3.2   IDENTIFY A SITE WITHIN THE CITY FOR A NEW 

COMMERCE PARK 

The City of Williamsport has served as a base of employment 
for the City and surrounding townships for years; it should 
continue to serve the region in this role.  

The City’s industrial and commerce parks can no longer 
support expansion; therefore, the City should identify a site 
for a new Commerce Park as an employment center. Criteria 
for site selection should include, but not be limited to 

FI G U R E  12.  F L E X  B U I L D I N G ,  
RIDC  PA R K,  P I T T S B U R G H ,  PA 

F I G U R E  11:  I -180 C O R R I D O R,  WI L L I A M S P O R T ,  PA 
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• Size and configuration 
• Access to transportation corridors 
• Availability of infrastructure (water, sewer, fiber optics)  
• Zoning 
• Surrounding use and compatability issues 

Buildings within the Commerce Park should be developed to include Class A/warehousing flex buildings. 
Industrial flex space is commercial property designed to be versatile and may be used in combination 
with office, research and development, industrial processing, and high tech. Flex buildings are usually 
one or two stories high, with at least half of the space designated for office layout. Ceiling heights 
typically are 14 to 16 feet, and the parking ratio is usually 4:1, in case the building goes to 100 percent 
office use. The strength of the flex space is its versatility. The figure above is an example of a flex 
building located in the Regional Industrial Development Corporation Park in Pittsburgh, Pennsylvania. 
The building contains both office and research/development facilities.   

ACTION ITEM 3.3: IDENTIFY AND RECRUIT CLEAN INDUSTRY 

Working with the Williamsport/Lycoming Chamber of Commerce, the City should meet with various site 
selection consultants, as well as the Marcellus Shale natural gas companies to understand where trends 
are emerging within specific industries, and gain insight as to what businesses are looking for relative to 
location decisions. This information will allow the City to develop and implement a targeted strategy for 
recruiting clean industrial and office uses to the Commerce Park identified in Action Item 3.2. Clean 
industries follow measures to reduce their impact on air quality; they support the use of the best 
available, most economically feasible, pollution-control technologies. 

ACTION ITEM 3.4: CONTINUE TO BUILD VENUES TO ATTRACT NEW CONSUMERS 

The City provides a wide array of venues that attract tourists who then stimulate the local economy by 
patronizing the City’s retail and dining establishments and local hotels. The City should continue to 
identify new opportunities to attract consumers from the region and beyond. The hockey arena 
proposed as part of Destination 2014 will help achieve this goal. Other venues should include family-
oriented events, such as a children’s science center or other facility that provides interactive children’s 
activities. 
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GOAL 3: SUMMARY OF TIME, RESOURCES, REQUIREMENTS, FUNDING 

ACTION ITEM TIMEFRAME PARTNERS, RESOURCES REQUIREMENTS FUNDING SOURCES 

Action Item 3.1:  
Identify an area in the I-80 
corridor for a research and 
technology park   

Year 3 County Government 

SEDA COG 

Chamber of Commerce 

Governor’s Action Team 

Lycoming College / PSU 

Planning, transportation 
consultant(s) 

Dedicated staff 

GIS 

Pennsylvania Economic Development Financing 
Authority (PEDFA), Tax Exempt Bond Program 

Ben Franklin Partnership 

Appalachian Regional Commission 

U.S. Commerce Department 

Federal Economic Development Admin 

Action Item 3.2:  
Identify a site within the city 
for a new commerce park 

Year 3 County government 

Chamber of Commerce 

Lycoming College, Penn Tech 

Dedicated staff, 

GIS 

Pennsylvania Economic Development Financing 
Authority (PEDFA) Tax Exempt Bond Program 

US Small Business Admin 

U.S. Commerce Department 

Appalachian Region Commission 

Action Item 2.3: 
 Identify and recruit clean 
industry  

Year 3 County Government 

Marcellus Industries 

Dedicated staff U.S. Commerce Department 

U.S. Small Business Admin 

Action Item 3.4: 
Continue to build new venues 
to attract new customers 

Ongoing Federal Hockey League 

Developers 

Lycoming County Tourism 
Bureau 

Dedicated staff Pennsylvania Economic Development Financing 
Authority (PEDFA), Tax Exempt Bond Program 

PA Redevelopment Assistance Capital Program 

US Small Bus Admin 

Act 13 Impact Fees 

*Note: the availability and applicability of funding sources is subject to change and will depend on project-specific goals, plans, viability, sustainability, and in many instances, 
adequate match funds. 
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GOAL 4: REVITALIZE THE CENTRAL BUSINESS DISTRICT 
The Central Business District (CBD) serves as the hub of activity for the City and the region. This vibrant 
business district provides culture, entertainment, shopping, and dining opportunities. The City should 
continue to focus on improving the environment, walkability, and the business mix within the CBD. 

ACTION STEP 4.1 SECURE PARTNERS TO DEVELOP DESTINATION 2014  

Redevelopment of the current YMCA site in the CBD represents an ideal opportunity to create new uses 
and diversify the City’s local economy. The redevelopment of this site should incorporate a number of 
uses, including residential. A residential component will provide a 24/7 use to the development. The City 
should continue to actively engage developers in the discussion to move this project forward to develop 
entertainment venues, new retail, and commercial office at the YMCA site location. 

ACTION STEP 4.2 DEVELOP UPPER FLOOR REUSE PROGRAM 

The CBD has a number of large buildings with vacant upper floors. These spaces should be targeted as a 
high priority for the City due to their central location, high visibility, and community infrastructure 
(shopping, entertainment and dining). An Upper Floor Reuse Program should be developed and geared 
towards helping building owners maximize their building’s value with the inclusion of residential units.  

ACTION STEP 4.2.A: CONDUCT AN UPPER FLOOR INVENTORY 

The City should conduct an inventory of the buildings within the CBD. The inventory should capture 

• Location 
• Number of Floors 
• Use by Floors (i.e., retail, commercial, residential, vacant) 
• Property owner and contact information 

ACTION STEP 4.2.B: DETERMINE COST AND DEVELOP FUNDING STRATEGY 

The City should meet with property owners and/or landlords for the buildings included within the Upper 
Floor Inventory to discuss the impediments that may exist that deter property owners from renovating 
and using the upper floors of their buildings for residential lofts. These impediments may be zoning 
restrictions, ingress/egress conditions, fire safety standards, and current market rents that would not be 
sufficient to cover the cost of renovations. Based on these discussions, the City should develop a 
strategy that helps finance these renovations. The City should explore 

• Historic Tax Credits 
• Pennsylvania Housing and Finance Authority funding 
• Marcellus Shale Legacy Funds 
• City’s share of Marcellus Shale impact fees 

ACTION 4.3 ACTIVELY MARKET THE CBD TO RETAIL/RESTAURANT ESTABLISHMENTS 

Successful recruitment of retail and restaurants to a downtown will require a consistent effort. The City 
should develop tools before active recruitment.  
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ACTION 4.3.A: DEVELOP A MARKETING BROCHURE 

A retail/restaurant marketing brochure should highlight the demographic characteristics of the City. 
Information should include 

• Population 
• Educational attainment 
• Household income 
• Consumer spending potential 
• Map of the CBD highlighting 
• Proximity of Penn College and Lycoming College 
• Entertainment venues 
• Parking locations 
• Transit  
• Key retail anchors 
• Testimonials from current retail/restaurant establishments 

ACTION 4.3.B: IDENTIFY TARGET RETAIL/RESTAURANTS  

The City should develop retail and restaurants targets to recruit to the CBD. A tool used by other 
communities includes a subscription to Retail Lease Trac. This subscription gives access to information 
on retailers and restaurants looking to expand within the City’s geographic area. The information 
includes the footprint required by the retailer (square footage); whether the retailer will locate within a 
central business district; and what other retailers are needed within the area in order to be considered. 
The name of the retailer’s leasing representative, 
including their contact information, is also provided. 

The City should develop a list of retailers and 
restaurants based on the research conducted with the 
Retail Lease Trac information. Once the list is 
developed, the City can begin to actively recruit new 
retail and restaurants to the Central Business District. 

ACTION ITEM 4.3.C: BECOME A MEMBER OF THE INTERNATIONAL COUNCIL OF SHOPPING CENTERS 

The International Council of Shopping Centers (ICSC) assists its members with networking, education, 
research, information, deal-making, and action on legislation and regulations. Regular membership costs 
$100 per year. ICSC's Retail Real Estate Convention (RECon), held annually in Las Vegas, is the world’s 
largest gathering of retail and real estate professionals, and provides the opportunity to network, make 
deals, and learn from industry experts. No other retail real estate convention attracts a worldwide 
audience of 30,000 attendees. 
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GOAL 4: SUMMARY OF TIME, RESOURCES, REQUIREMENTS, FUNDING 

ACTION ITEM TIMEFRAME PARTNERS, RESOURCES REQUIREMENTS FUNDING SOURCES 

Action Step 4.1: 
Secure Partners to Develop 
Destination 2014  
 

Immediate Developers 

Federal Hockey League 

Chamber 

Lycoming County Tourism 
Bureau 

Dedicated staff 

Adequate telecomm 
infrastructure in City Hall 

Redevelopment Assistance Capital 
Program 

USDA – Economic Development 
Loans, Loan and Guarantees 

DCED - ISRP 

Action Step 4.2: 
Develop Upper Floor Reuse 
Program 
 

Year 1 Chamber 

County Government 

Lycoming County Tourism 
Bureau 

Database 

GIS 

Dedicated staff  

City Budget 

Chamber 

US Small Bus Admin 

Action 4.3: 
Actively Market the CBD to Retail  
and Restaurant Establishments 
 

Year 1 - 
ongoing 

Chamber 

Governor’s Action Team 

National Federation of 
Independent Businesses – PA 
Chapter 

Lycoming County Tourism 
Bureau 

Dedicated staff 

Adequate telecom, GIS 
infrastructure at City Hall 

Collateral marketing 
materials 

City Budget 

Chamber 

County Government 

US Small Bus Admin 

*Note: The availability and applicability of funding sources is subject to change and will depend on project-specific goals, plans, viability, sustainability, and in many instances, 
adequate match funds. 
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GOAL 5:  CAPITAL IMPROVEMENTS REQUIRED TO SUPPORT ECONOMIC 
DEVELOPMENT EFFORTS  
ACTION ITEM 5.1: UPGRADE REACH ROAD INDUSTRIAL PARK ACCESS ROAD 

It will be increasingly difficult to secure state and federal funding for upgrades to the Road Industrial 
Park because it is currently occupied and is not a new business/industrial park. The City should utilize 
the Pennsylvania Infrastructure Bank (PIB) to make the necessary improvements to this access road. The 
PIB is operated by the Pennsylvania Department of Transportation and provides low-interest loans to 
help fund transportation projects in the Commonwealth. The goal of the PIB is to leverage state and 
federal funds, accelerate priority transportation projects, spur economic development, and assist local 
governments with transportation needs. The interest rate on PIB loans is fixed at one-half the prime 
lending rate with terms up to 10 years. Borrowers include cities, townships, boroughs, counties, 
transportation authorities, economic development agencies, not-for-profit organizations, and private 
corporations.   The City should also file a new application for funding through the federal Appalachian 
Regional Commission.  In 2012, the City was successful in securing $250,000 from this program.   

ACTION ITEM 5.2: DEVELOP WAYFINDING SIGNS, A 

BANNER PROGRAM, AND A CBD ENTRANCE SIGN SYSTEM 

An attractive wayfinding sign can welcome visitors, 
assist in marketing what the City has to offer, 
demonstrate a commitment by the City, and help 
drivers get where they are going more efficiently, 
resulting in less congestion and safer pedestrian 
movement.  Building on the idea for the Pathway 
to Destination 2014 banner program, the City 
should develop a wayfinding system for its 
neighborhoods, industrial parks and commerce 
areas, and the CBD. Using the logo/branding 
developed, the City should develop a 
comprehensive wayfinding system that includes 
gateway, vehicular, parking, and pedestrian 
signage.  

The wayfinding system shown above was developed for the 
City of Frederick, Maryland. The wayfinding planning process 
for Frederick involved the general public, stakeholders among 
various cultural and historic attractions, downtown 
merchants, and official approval bodies in the effort to design 
and plan a new signage system for Frederick. 

The City of Williamsport should undertake the same type of 
planning process to develop a welcoming, comprehensive 
signage system to assist visitors and residents in navigating 
throughout the City. 
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ACTION STEP 5.3: CONTINUE TO EXPAND TRANSIT OPPORTUNITIES WITHIN THE CITY/REGION 

River Valley Transit (RVT) is the key to providing quality transportation services to support the 
movement of people throughout the City and surrounding municipalities. RVT has a strong track record 
of successful planning and implementation of numerous transit projects, including the original Trade 
and Transit Center, the expansion of the RVT’s facilities, and the completion of the Church Street 
Transportation Center.  

The City should continue to support the efforts of the RVT to secure funding for the construction of 
Trade and Transit II. This project, to be included as part of Destination 2014 will construct a new parking 
deck, transit waiting rooms, driver’s relief station and bus bays, and add new retail space to the CBD. 
This multi-million dollar project will greatly enhance transit services for the region.  

ACTION STEP 5.4  ADDITIONAL CAPITAL IMPROVEMENT PROJECTS 

The City has identified a number of projects that will increase tourism activity, while improving the 
quality of life for its residents.  Bowman Field currently serves as a regional attraction for the City, 
improving this arena will not only improve the environment for attendees, but it will also add to the 
longevity of this important facility.    

Another project included within the City’s capital improvement projects is the recreation project that 
will improve the City’s East End Pools.  The improvements will greatly enhance the recreational 
opportunities at this facility.   

Funding for these projects will likely come from corporate sponsors, recreation fees, or private 
donations.  The City could also consider the adding a percentage to building permit fees to support 
tourism related activities within the City. 

ACTION STEP 5.5: IDENTIFY PRIORITY PROJECTS – ACT 13 IMPACT FEES 

The act amending Title 58 (Oil and Gas) of the Pennsylvania Consolidated Statutes (Act 13 of 2012) 
provides for an unconventional gas well fee and distribution of this fee to counties, municipalities and 
government agencies. Counties that have the unconventional gas well spuds (wells) are required to 
adopt an ordinance imposing the fee. Lycoming County adopted the ordinance to impose the impact fee 
in April 2012. For wells drilled before January 1, 2012, the impact fee is due to the Commonwealth by 
September 1, 2012. The fee will be due on April 1 for each year thereafter. All fees imposed and 
collected are deposited into the Unconventional Gas Well Fund to be administered by the Pennsylvania 
Public Utility Commission.  

A portion of the fees collected will be distributed to County Conservation Districts, the Pennsylvania Fish 
and Boat Commission, the Pennsylvania Public Utility Commission, the Pennsylvania Emergency 
Management Agency, the State Fire Commission, and the Pennsylvania Department of Transportation. A 
portion of the fees will also be distributed to municipalities located within counties in wells are located. 
The impact fee will be in place for 20 years. Based on preliminary information, in year one, the City of 
Williamsport may receive approximately $538,000; the fee is to be received within three months after 
the date the fee is due. For 2012, the City of Williamsport may receive the $538,000 by December 1, 
2012. The fees received by the City must be used for the following purposes: 

• Construction, reconstruction, maintenance, and repair of roadways, bridges, and public 
infrastructure; 
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• Water, storm water and sewer systems, including construction, reconstruction, maintenance 
and repair; 

• Emergency preparedness and public safety, including law enforcement and fire services, 
hazardous material response, 911, equipment acquisition and other services; 

• Environmental programs, including trails, parks and recreation, open space, flood plain 
management, conservation districts, and agricultural preservation; 

• Preservation and reclamation of surface and subsurface waters and water supplies; 
• Tax reductions, including homestead exclusions; 
• Project to increase the availability of safe and affordable housing to residents; 
• Records management, geogrpahics information systems, and information technology; 
• The delivery of social services; 
• Judicial services; 
• Deposit into capital reserve fund, if funds are used solely for one of the above purposes;  
• Career and technical centers for training of workers in the oil and gas industry; and 
• Local or regional planning initiatives. 

In addition to the impact fee paid to the City, the Commonwealth Financing Authority (CFA) will receive 
approximately $14,500,000 from fees collected in 2011. A portion of these funds can also be used for 
planning, acquisition, development, rehabilitation, and repair of greenways, recreational trails, open 
space, parks, and beautification projects. Up to 25 percent of the CFA funds can be used for flood 
control projects. 

The City should identify projects that can be funded with monies from Act 13. The impact fee will 
provide a revenue source for the City that can be used for projects, such as 

• Market rate housing redevelopment projects 
• Reach Road improvements 
• Roadways and other infrastructure  
• Roadways/infrastructure for a new Commerce Park 
• Streetscape enhancements 
• Wayfinding 
• Seed money to support new residential lofts in the CBD 
• Public-private partnerships that create new housing developments 
• Parklet and greenspace within the CDB 
• Extension of rails and trails to connect the City to the region 
• Flood control projects to enhance the viability of properties located within the floodplain 
• Additional planning initiatives. 
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GOAL 5: SUMMARY OF TIME, RESOURCES, REQUIREMENTS, FUNDING 

ACTION ITEM TIMEFRAME PARTNERS, RESOURCES REQUIREMENTS FUNDING SOURCES 

Action Item 5.1: 
Upgrade Reach Road Industrial Park 
Access Road 
 

Immediate PennDOT 

County Government 

Governor’s Action Team  

Williamsport Area 
Transportation Study 

Dedicated staff 

Funding 
Consultant 

PA Infrastructure Bank 

Federal Highway Administration 
competitive/ formula grants 

County Liquid Fuels allocation 

Federal ARC funds 

Action Item 5.2:  
Develop Wayfinding Signs, a Banner 
Program, and a CBD Entrance Sign 
System 

 

Year 2 SEDA COG 

Chamber  

County Government 

Williamsport Area 
Transportation Study 

Lycoming County Tourism 
Bureau 

Dedicated staff 

Transportation 
Consultant  

Marketing 
Consultant 

PA Infrastructure Bank 

Act 13 impact fees 

CDBG  

Action Step 5.3: 
Continue to Expand Transit 
Opportunities within the City/Region 
 

Immediate - 
ongoing 

County Government 

SEDA COG 

Chamber of Commerce 

Williamsport Area 
Transportation Study 

Lycoming County Tourism 
Bureau 

Dedicated staff 

Funding consultant 

PA Infrastructure Bank 

PennDOT Capital Assistance Program 

PennDOT Fixed Route Operating Assistance 
Program/Intercity Bus Capital Assistance 

Federal Research, Development, 
Demonstration and Deployment Projects 
Program 

TIGER – Rural Application 
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GOAL 5: SUMMARY OF TIME, RESOURCES, REQUIREMENTS, FUNDING 

ACTION ITEM TIMEFRAME PARTNERS, RESOURCES REQUIREMENTS FUNDING SOURCES 

Action Step 5.4: 
Additional Capital Projects Immediate Private sector 

Williamsport/Lycoming 
Tourism Bureau 

County Government 

Dedicated staff Act 13 impact fees 

Private/Corporate Sponsors 

Recreation Fees 

Building Permit Fees 

Action Step 5.5: 
Identify Priority Projects – Act 13 
Impact Fees 
 

Immediate - 
ongoing 

County Government 

SEDA COG 

Chamber of Commerce 

Williamsport Area Transpt 
Study 

Governor’s Action Team 

Lycoming County Tourism 
Bureau  

Dedicated staff Act 13 impact fees 

PennDOT Capital Assistance Program 

FTA Grants 

CDBG Funds 

DCED Grants 

PA Housing Finance Agency 

TIGER 

Tax Increment Financing 

PA IDA 

US Small Bus Admin 

*Note: The availability and applicability of funding sources is subject to change and will depend on project-specific goals, plans, viability, sustainability, and in many instances, 
adequate match funds. 
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