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Economic Development in Region
+Approximately 13,000 new jobs could come to region based on existing 

projects in the pipeline (about 6000 in our county)
+Vast majority are along I-81 and most are warehouse/distribution. Some 

manufacturing (Hitachi Rail, Volvo, etc.)
+Majority are in $25/hour range ($52,000/year)
+Seeing interest in warehouses under 250k sq feet and over 1M sq feet 

(less interest for in between sizes)
+Frederick County seeing major growth in bio-sciences, Also interest by 

data centers which have limited jobs, but a lot of tax base
+Limited greenspace available (particularly over 20 acres):

+ Washington Co - $150k/acre range
+ Berkely Co - $50k-$100k / acre 
+ Frederick Co - $200k/ac+



Economic Development in Region
+Franklin County has about 13M sq feet of warehousing planned 

– most between Exit #1 and Exit #3
+5000-6000 new jobs planned
+Frederick County is getting a massive a 40± mile hyperscale 

fiber ring connecting Quantum Loophole’s 2,100+ acre 
Quantum Frederick data center development site to Northern 
Virginia’s Data Center Alley. Each lot/customer will have access 
to conduits and thousands of strands of fiber directly into the 
QLoop system to enable seamless, private and secure 
connectivity – Major catalyst for growth in tech industry and 
data centers



Regional Concerns Expressed:
+Where will workers come from?
+Housing (Inventory and Affordability)

+ One company in Berkeley county purchased land near company for 300 
market rate housing units reserved for their employees – must work for 
company to live in the development (if quit, must move)

+ Hagerstown has 1600 houses in development process –about 300 units/year
+Childcare needed to help get more labor force – major barrier
+Infrastructure to  (Schools, Roads, Water, Sewer, Quality of Life)
+Public saying too many warehouses – Need more job diversity and 

higher pay to afford increases in cost of living
+PA seeing a lot of interest in Solar Farms – some concerns about 

long-term impacts and whether they want them



Cost of Living – “Living Wage”
Household Income Levels in Region

“Living Wage” Rate for Our County



Median Household Income (2022)
Washington, MD 
$65,433

Frederick, MD
$104,253

Allegany
$49,236

Franklin Co. PA
$66,983

Jefferson Co. WV
$85,277

Berkeley Co. WV
$70,893

Morgan Co. WV
$58,460. 



Median Household Income (2010)
Washington, MD 
$51,610.  

Frederick, MD
$80,216.  

Allegany
$37,083.  

Franklin Co. PA
$49,541.  

Jefferson Co. WV
$50,923.  

Berkeley Co. WV
$63,156.  

Morgan Co. WV
$40,636.  



Median Household Income Changes
2010

Washington, MD 
$51,610.  (+27%)

Frederick, MD
$80,216.  (+30%)

Allegany
$37,083.  (+33%)

Franklin Co. PA
$49,541.  (+35%)

Jefferson Co. WV
$50,923.  (+67%)

Berkeley Co. WV
$63,156.  (+13%)

Morgan Co. WV
$40,636.  (+44%)

2022
Washington, MD 
$65,433

Frederick, MD
$104,253

Allegany
$49,236

Franklin Co. PA
$66,983

Jefferson Co. WV
$85,277

Berkeley Co. WV
$70,893

Morgan Co. WV
$58,460. 

2022

2010



Living Wage for Washington Co. MD
M.I.T. Living Wage Calculator



Living Wage for Washington Co. MD
M.I.T. Living Wage Calculator



“Where are the workers?”
Labor Supply vs Labor Demand

Labor force Levels

“Labor Participation Rates”

County Unemployment Rates



Labor Supply vs Labor Demand
National - since 2000



Labor Participation Rates
(National since 1948)



Labor Participation Rates By State
MD: 64.7%
PA:  61.9%
WV: 54.7%
VA:  65.4%



Civilian Labor Level
National - Since 1950



Civilian Labor Level
National - Since 1950



Civilian Labor Level
National – Last 10 Years



Civilian Labor Level
National – Last 10 Years

Recovering 
from COVID



Employment to Population Ratio
National – Since 1950



Labor Participation Rate
25-54 years old – Since 1950



Labor Participation Rate
20-24 years old – Since 1950



Labor Participation Rate
55 years old & over – Since 1950



Washington County Unemployment Rates
Since 1990



Conclusions on Labor Force:
+There is a limited supply of available labor living here now to fill 

the jobs projected for our county (and region)
+Unemployment is low
+Labor participation has mainly recovered from Covid (minimal room for 

improvement)
+Some internal steps may help bring existing people back to workforce

+ Create affordable childcare options
+ Improve public transportation options
+ Provide alternative workdays/schedules
+ Tap into markets often ignored – disenfranchised youth, Second chance 

populations, etc.



Conclusions on Labor Force:

+In order to fill planned jobs as well as new jobs, we will 
need to import people into our County

+Current migration is coming from the east (Frederick, Mont., etc)
+We are neutral or show minor net losses in migration north and south



Population Migration:



“Where will we house them?”
Overall Housing Inventory

Median Listing Price

Home Affordability Based on Wages

Housing Inventory By Bracket



Washington County Housing Inventory 
Active Listings



Washington County Housing Inventory



Regional Housing Inventory



Washington County Median Listing Price 
$396,445 (in 2023) 

$243,100
Jan. 2020$199,900

Jan. 2017

$396,445
Jan. 2023



Median Home Listing Price (2023)
Washington, MD 
$396,445

Frederick, MD
$519,925

Allegany
$119,675

Franklin Co. PA
$308,748

Jefferson Co. WV
$406,995

Berkeley Co. WV
$314,990



Home Affordability Based On 
Average Salaries by Industry

+Used National Average Salaries from Federal Reserve Data 
(FRED)

+Uses “28%/36% Rule” (Housing Cost/Max Household Debt)
+Assumes:

+ 6% Down payment (average for first time homebuyers)
+7% Interest Rate for 30-year fixed mortgage
+Tax Rates (County .948%. City+Cty 1.825%, Town (avg) + Cty 1.348%)
+Home Insurance Rate (Avg) 0.35%



Home Affordability Based On Salary



Home Affordability Based On Salary



Home Affordability Based On 
Average Salaries by Industry

Salary by Industry Source: M.I.T Living Wage Calculator https://livingwage.mit.edu/counties/24043 : 



Home Affordability Based On 
Average Salaries by Industry



Housing Inventory
As of March 2023 (Realtor.com)



Conclusions:
+Housing will be a challenge for this county going forward – both in 

supply and affordability (likely not a short-term problem)
+ We are seeing a perfect storm of migration to our area, economic 

growth/jobs, sharp housing price and rent increases due to supply/demand, 
workforce shortages in construction industry, etc.

+ It’s best to begin housing initiatives now – longer we wait the harder it gets 
due to market pressures

+ Homelessness likely to increase (CARES Act funding ends in June)
+ While our biggest housing need is in the $150k - $175k range ($1000-$1200 

per month mortgage/rent range) based on type of jobs planned for area, we 
also have needs for houses desired by the upper-middle to high wage 
earners (houses $600k and up) – Medical School professionals, etc.



Conclusions:
+With new people comes infrastructure needs – Schools, roads, 

water/sewer, quality of life… PROPER PLANNING NEEDED TO AVOID 
MISTAKES MADE IN AREAS LIKE FREDERICK!

+ Comp plan, City Center Plan, Econ Dev plan, Water/Sewer Infrastructure plan, etc

+Most jobs currently planned for our area are mainly in the $25/hour range. 
+Living wages needed for our county are in the $30-$35 range with current 

cost of living (and COL is increasing faster than wages)
+We must constantly monitor the jobs we are attracting compared to our 

“living wage” and adjust policies/marketing/incentives accordingly
+Work to diversify and attract jobs paying at or above our “living wage” as 

well as prepare our citizens with the skills/education needed to fill these 
types of jobs. Otherwise, we are growing population base that will need 
assistance creating a challenged business model for our county.
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Thank You!
Jim Kercheval, Executive Director
301-992-7515 (m)

jkercheval@greaterhagerstown.org

For more information on GHC visit: 
www.greaterhagerstown.org

mailto:jkercheval@greaterhagerstown.org
http://www.greaterhagerstown.org/
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