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CHAPTER ONE – INTRODUCTION
Growth management planning involves creating a vision for a community’s future and translating that
vision into goals, objectives, policies, and actions. This entails addressing existing and future land use
and resource needs to sustain a thriving economy and a high quality of life. A growth management
plan serves as a guidance document for growing and shaping viable communities.

BACKGROUND
PA Municipalities Planning Code (PA MPC) Requirements
According to Article III of the PA MPC, Act 247 of 1968, as amended, counties in Pennsylvania are
required to prepare and adopt a comprehensive plan. With regard to growth management, one (1) of
the required components, per Section 301(a), is a “plan for land use.” More specifically, Section
301(a)(7) requires a county comprehensive plan to “identify land uses as they relate to important
natural resources and appropriate utilization of existing minerals” and “identify current and proposed
land uses, which have a regional impact and significance.”
Other relevant Section 301(a) plan requirements include:
 a discussion of short- and long-range implementation strategies,
 a statement indicating that existing and proposed development is compatible with existing
and proposed development in contiguous portions of neighboring municipalities or a
statement indicating measures that have been taken to provide buffers or other transitional
devices between disparate uses, and
 a statement of the interrelationships among the various plan components.
Furthermore, Section 301(d) notes that a comprehensive plan may identify areas where growth and
development will occur so that a full range of public infrastructure services can be adequately planned
and provided as needed to accommodate growth.
In York County, the Planning Commission develops the comprehensive plan and forwards it, with
recommendations, to the County Commissioners, who ultimately adopt the Plan. The adopted plan
guides the County’s policy decisions related to land use, natural resources, and infrastructure
investments.
Overview of the 1992 York County Land Use Plan
The York County Board of Commissioners adopted the first York County Comprehensive Plan in June
of 1992, which was based on a “Policy Plan: A Vision for the Future” adopted by the Commissioners in
February of 1991. The Policy Plan set forth three (3) overarching goals: (1) to direct growth and
development to appropriate locations, (2) to protect and preserve important natural resources, and
(3) to facilitate coordinated planning at all levels of government.
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These goals guided development of the 1992 Comprehensive Plan and were incorporated into the
Land Use Plan component. The basic land use concept presented in the Land Use Plan included
promoting development within proposed growth areas in order to preserve important open space,
farmland, and natural resources areas, and encouraging efficiency in the provision and extension of
public services and utilities. Five (5) Urban Growth Areas were delineated as proposed locations to
absorb a large percentage of projected growth in a concentrated development pattern.
Outside the Urban Growth Areas, the Plan did not preclude further development, but rather proposed
that it be limited and directed to lands in and around existing boroughs and villages. It also
discouraged public water and sewer utility extensions, except as necessary to alleviate unsafe
conditions, such as failing septic systems or contaminated wells.
Overview of 1997 York County Growth Management Plan
The 1997 Growth Management Plan (GMP) component of the County Comprehensive Plan replaced
the 1992 Land Use Plan and was referred to as the “new overall York County Comprehensive Plan
policy document, detailing the countywide vision, the future land use concept, and the process for
implementation.” The three (3) overarching goals mentioned above were reiterated in the 1997 GMP.
Similarly, the 1997 future land use concept built upon the 1992 Land Use Plan through the delineation
of “interim” Growth and Rural Areas. These “interim” areas served as a starting point for engaging
municipalities in a collaborative discussion to formally designate “established” Growth and/or Rural
Areas. This was considered the primary tool to guide growth and development and protect natural
resources. Existing land use and zoning, availability of public water and sewer, access to major
thoroughfares, and natural features were given consideration in the delineation of interim and
established Growth and Rural Areas.
Growth and Rural Areas Concept
Per the 1997 Plan, the purpose of Growth Areas is to separate areas that are appropriate for more
intensive residential, commercial, and industrial uses, and the extension of services and utilities, from
areas intended for rural uses and resource protection. Three (3) categories of Growth Areas, as
described below, were presented, and the Plan proposed directing a large percentage of projected
growth into these areas. All lands outside the Growth Areas were delineated as Rural Areas and
primarily included villages, resource lands, and agricultural lands.
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Primary Growth Areas

• Appropriate for urban and suburban development
• Intensive and/or dense development pattern
• Accommodate a mix of residential, industrial, commercial, institutional,
and recreational uses that require a full range of public services and
facilities, such as public sewer and water, police, fire, and schools
• Access to major thoroughfares

Secondary Growth Areas

• Appropriate for suburban development
• Array of uses similar to Primary Growth Area, but development pattern is
less intensive
• Usually do not contain a full range of public services and facilities

Future Growth Areas

• Recognize the need to provide areas to accommodate development that
may exceed projected growth
• Areas where a future extension of public utilities would be logical

Rural Areas

• Consist of resource lands, agricultural lands, and villages
• Development should be limited
• Development should be directed to lands in and around existing villages
and boroughs
• Extension or provision of public water and sewer is discouraged, unless
necessary to address a health/safety issue
• Focus is on agricultural and resource protection and preservation
By working cooperatively with local municipalities, the Growth and Rural Area concept set forth in the
County’s 1997 GMP was successfully implemented. All 72 municipalities formally adopted an
“Established” Growth and/or Rural Area, which was subsequently incorporated into the County GMP
by amendment (See Map 1, Growth Management Map 2011). These “established” areas, however,
are not locked in stone. The existing and future land use needs of a municipality can change over time,
necessitating a modification to Established Growth/Rural Area designations. The GMP proposed that
municipalities collaborate with the York County Planning Commission staff when considering any
proposed changes.

IS THE 1997 GROWTH MANAGEMENT PLAN WORKING?
The 2008 amendment to the GMP included an assessment of whether Plan implementation was
successfully directing a large percentage of growth to the Primary and Secondary Growth Areas. The
goal was to capture, within Growth Areas, at least 75% of the dwelling units and the majority of
commercial and industrial development proposed countywide. Final residential subdivision and land
development plans and final commercial and industrial land development plans reviewed by the
Introduction
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York County Planning Commission from 1990 through 2006 were analyzed to determine the location
of proposed development.
With regard to residential development, the analysis showed that 76.9% of the dwelling units
proposed from 1990 through 2006 were within Growth Areas. For large residential subdivisions and
land developments, consisting of ten (10) or more dwelling units, 85.6% of the proposed dwellings
were within Growth Areas. Large developments typically require public water and/or sewer
availability and access to a minor or major collector road, which are common Growth Area amenities.
Small residential subdivision and land development activity (less than ten (10) dwelling units),
however, was proposed predominantly in the Rural Areas (68.8% versus 31.2% in the Growth Areas).
The assessment also considered proposed residential building acres (lot area) during the 1990-2006
timeframe. In this case, the bulk of acres proposed for development were located in the Rural Areas
(63.7%), primarily due to the larger lot sizes.
The analysis of proposed commercial and industrial land development plans clearly revealed that the
majority (85.6%) of this development would occur in Growth Areas. Like large residential
development, commercial and industrial development is more likely to occur within Growth Areas
due to the availability of public water and sewer and access to major thoroughfares.
Overall, the analysis revealed that the GMP policies had been successful in guiding intensive
development to the designated Growth Areas. However, it revealed the need for an improved
strategy to reduce residential development in Rural Areas and identified education as a key tool. If
municipalities and developers gain an understanding of the negative repercussions that Rural Area
residential development can have not only on the farming community, but also on the County’s critical
natural resources, they may become more inclined to protect these areas.
Nevertheless, the 2008 GMP amendment noted that some loss of agricultural and natural resource
land in Rural Areas is inevitable. Current land use laws require each municipality to provide for every
type of land use, unless they are part of an adopted multimunicipal comprehensive plan that provides
for the sharing of land uses.

WHY A GROWTH MANAGEMENT PLAN COMPLETE UPDATE?
As previously noted, all 72 municipalities in the County have adopted an “Established” Growth and/or
Rural Area designation. Now, the focus needs to transition to providing more guidance on how to
maintain the Growth and Rural Areas, including accommodating development, protecting resources,
and sustaining viable communities. Taking proactive steps to manage growth and resources in a
positive way will help to meet the needs of the present generation, without compromising the ability
to meet the needs of future generations, and preserve the current diversity that makes York County
a special place to live, work and play.
This complete update to the GMP refines the approach to growth management and provides an
improved basis for making viable decisions concerning growth, development and resource protection
throughout the County. It sets forth implementable strategies to grow and shape local communities
Introduction
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and create a sustainable future. This GMP will continue to serve as the County’s overall policy
document and be the link that ties all components of the County Comprehensive Plan together.
Throughout the Plan, all references to Growth and Rural Areas are to the “Established” Growth and/or
Rural Areas adopted by municipalities.

COUNTYWIDE VISION FOR THE FUTURE
York County’s many and varied assets have collectively resulted in an exemplary quality of life for its
citizens. What makes York County attractive is its diverse landscapes. York County’s Rural Areas have
woodlands, wetlands, unique natural areas, productive agricultural lands, and quaint villages and
boroughs with a strong sense of place. Growth Areas have a mix of residential, commercial, and
industrial lands in both urban and suburban settings with interspersed parkland and natural areas.
This physical setting provides the foundation for York County’s well-known work ethic, family values,
entrepreneurial spirit, and sense of community. This is what must be saved and passed on to future
generations.

VISION FOR THE FUTURE
For York County to be a place where balance is achieved between –

• Promoting economic growth and prosperity;
• Protecting or preserving important historic, cultural, and
natural resources; and

• Maintaining the esteemed quality of life that residents cherish.

Ongoing cooperation and collaboration between the County and its 72 municipalities will be necessary
to achieve this vision.

GOALS AND OBJECTIVES
The three (3) overarching goals that originated in the 1991 Policy Plan continue to be an integral part
of this Growth Management Plan update. However, they are modified and expanded.
The seven (7) GMP goals identified in this Plan establish long-term aspirations to achieve the vision
by preserving and enhancing the positive aspects of the community and improving those aspects that
are less desirable. The objectives are specific targets that will aid in achieving the long-term goals.
Later, the Plan will set forth policies and actions for guiding growth management decisions. Following
are the GMP goals for York County and the objectives to meet them.
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Goal 1:

Sustain the viability of Growth Areas
Objectives:
a. Encourage a variety of housing types,
at higher densities, for persons of all
income levels
b. Promote a diversified economy and
employment stability through a mix of
commercial, industrial and institutional
uses
c. Promote vibrant, diverse, and high quality neighborhoods
d. Promote mixed use development
e. Encourage infill development in already-developed areas
f.

Encourage the redevelopment of brownfields and other blighted properties

g. Promote accessible public facilities and spaces
h. Support maintenance and expansion of public water and sewer
i.

Goal 2:

Promote alternative transportation modes to accommodate more intensive
development

Protect and conserve the Rural Areas
Objectives:
a. Promote agricultural and resource
protection
zoning
to
lessen
development impacts on these lands
b. Encourage development to be
directed to areas in and around
existing boroughs and villages
c. Discourage the extension of public
water and sewer, unless necessary to address a health and safety issue
d. Preserve the farming economy and promote agricultural support businesses
e. Promote conservation easement programs to preserve prime soils and sensitive
natural lands
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Goal 3:

Integrate land use and transportation planning
Objectives:
a. Promote
transit
oriented
development in Growth Areas
b. Promote “complete streets” that
serve multiple functions in Growth
Areas
c. Encourage connectivity, bikeability
and walkability through the extension of sidewalks, development of trails, and
expansion of transit
d. Promote the simultaneous consideration of land use and transportation management
tools to provide a safer travel environment and encourage the development of
healthy communities

Goal 4:

Protect and conserve the County’s important natural resources
Objectives:
a. Discourage development in sensitive
natural areas, such as floodplains,
wetlands, steep slopes, woodlands
and threatened/endangered habitats
b. Promote protection and management
of natural resources
c. Encourage the establishment of
riparian stream buffers
d. Promote conservation easement programs
e. Promote stormwater management through green infrastructure and low impact
development
f.

Encourage clean-up of the County’s impaired waters and measures to maintain
healthy waters
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Goal 5:

Protect and conserve the County’s important cultural and historic resources
Objectives:
a. Encourage the conservation and reuse of
historic buildings, structures, and bridges
b. Promote historic conservation easement
programs
c. Promote the retention of the historic and
cultural qualities prevalent in many
municipalities throughout the County

Goal 6:

Preserve the diversity that makes York County a special place to live, work, and
play
Objectives:
a. Retain a mix of viable urban, suburban, and rural neighborhoods
b. Encourage the retention of existing, and the attraction of new, business/industry
c. Encourage the protection of existing, and the development of new, parks, trails,
sidewalks, and open spaces
d. Protect and preserve agricultural and natural resource areas
e. Protect and preserve the County’s historic and cultural amenities

Goal 7:

Facilitate coordinated planning at all levels of government
Objectives:
a. Consider State and local plans in the
development of County plans
b. Encourage consistency between State,
County and local plans
c. Promote general uniformity among
municipal zoning terminology and land
use regulations
d. Promote regional cooperation and sharing of resources
e. Encourage participation of State and local officials in County planning activities
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SUMMARY
A multiplicity of governments exists within the County, which are responsible for exercising land use
controls and making decisions affecting the development of land. Because of this, support for the
County Growth Management Plan by municipalities and other planning stakeholders is crucial to its
implementation success. Thus, the emphasis now becomes one of developing a Plan that will benefit
not only individual municipalities, but also the various regions of the County, and the County as a
whole.
The Chapters ahead identify the need for growth management, evaluate a variety of factors that affect
growth management, describe the vision for the Growth and Rural Areas, and identify tools and
resources to manage growth and protect natural resources. Finally, the Plan presents an
implementable action plan to work toward securing a more sustainable and prosperous future for the
County and its constituents.

Introduction

10

CHAPTER TWO – GROWTH AND DEVELOPMENT:
CHARACTERISTICS, TRENDS, AND PROJECTIONS
INTRODUCTION
This Chapter presents many facets of population and housing, as well as data on utilities and building
permits. Looking at past trends and future projections provides insight and direction in planning for
the future.

THE POPULATION OF YORK COUNTY
Over the last century, the County has seen significant changes. To begin, the County’s total population
has steadily increased as shown in Figure 1. From 1900 to 2016, the population increased 281%, from
116,413 persons in 1900 to 443,744 persons in 2016.

Figure 1: York County Population
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Source: US Census Bureau

Figure 1 uses 1900 as a starting place because that was the first decennial census that included all
incorporated York County municipalities. The highest numeric increase in total population occurred
between 2000 and 2010, with an increase of 53,221 persons. Another significant jump occurred in
the period of 1990-2000, when the total population increased by 42,177 persons. Conversely, the
smallest increase was 1910-1920 with a total population increase of 10,116 persons.
York County and Pennsylvania
Since 1950, York County has far surpassed the State of Pennsylvania in terms of the rate of growth. In
all decades since 1950, the County’s rate of growth was significantly higher than the State of PA. This
was especially true in the 1970s-1980s, when the State’s rate of growth was less than one percent (1
%) and the County experienced 14.8% and 8.5% increases, respectively.
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York County and Surrounding Counties
Examining the population trends in adjacent counties is also informative to the growth management
discussion. Table 1: Population Change in York and Surrounding Counties presents a comparison of
changes from 2000-2016.

Table 1: Population Change in York and Surrounding Counties
York County
Adams County
Cumberland County
Dauphin County
Lancaster County
Baltimore County (MD)
Carroll County (MD)
Harford County (MD)

2000
381,751
91,292
213,674
251,798
470,658
754,292
150,897
218,590

2016
443,744
102,063
246,513
272,904
536,349
831,206
167,656
251,032

% Change
16%
12%
15%
8%
14%
10%
11%
15%

Source: US Census Bureau

As shown in Table 1 above, York County surpassed all neighboring counties in terms of the percentage
of population growth from 2000 to 2016. However, in terms of the number of residents, York County‘s
population increase ranked third behind Baltimore County (MD) and Lancaster County. This time
period marks the first time total population exceeded 100,000 persons in Adams County, exceeded
400,000 persons in York County, and exceeded 800,000 residents in Baltimore County. The population
increases experienced by surrounding counties shed light on development pressures occurring in the
region.
York County and its Municipalities
Using comparative data from the 2000 decennial Census and the 2016 municipal population estimates
from the US Census Bureau, population change from 2000 to 2016 for each municipality has been
determined (see Map 2). As shading darkens on the map, population change increases. Consideration
of this data is helpful to identify areas that have experienced significant population change, which
influences growth management.
Further analysis of the data shows that 20 municipalities had a population increase greater than 1,000
from 2000 to 2016. Of that 20, two (2) had increases greater than 5,000 (Manchester and Windsor
Townships). Both municipalities are wholly or partially within a Growth Area. In terms of percent
change in population 2000-2016, Hallam Borough experienced the highest percent increase (73.5%)
among the boroughs. Of the townships, Conewago had the highest percent increase (52.5%).
Twelve (12) municipalities, all of which were boroughs, experienced a loss of population between
2000 and 2016. The losses ranged from four (4) to 275 residents. Most of these boroughs are
surrounded by townships that had a moderate to high percentage increase in population.
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Taking a closer look at York City, its population in 2010 was 10.7% of the County’s total population.
While the City’s population increased by 2,997 (7.3%) from 2000 to 2016, its total population, as a
percentage of the County’s total population, decreased to 9.9%.
Population Density
As the population increases, so too does the population density. The County is 911 square miles and,
as of 2016, the population density was 486 persons per square mile. The population density trend, as
depicted in Figure 2 below, shows that population density has steadily increased over time. This
indicates that the County land use patterns have also changed. Interestingly, the largest gain was
between 2000 and 2010, which was after adoption of the County’s first Growth Management Plan
and in the midst of the housing slump and economic crisis.

Figure 2: York County Population Density
persons/sq mi
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Map 3: Municipal Population Density, 2016, reveals the dispersal of population throughout the
County. As shown, the darker the shade, the higher the density in the municipality. Incidentally, West
York Borough had the highest population density with 9,138 persons per square mile. York City and
North York Borough followed with 7,974 and 6,737 persons per square mile respectively. Other
clusters of high density were Yoe Borough (5,050 persons/square mile), Red Lion Borough (4,848
persons/square mile), and Dallastown Borough (4,765 persons/square mile). Conversely, Lower
Chanceford Township had the lowest population density of all municipalities in the County with 76
persons per square mile. In fact, the southeastern portion of the County, with the exception of Delta
Borough, had population densities at the lower end of the range. Winterstown Borough had the
lowest density of all boroughs with 259 persons per square mile. Municipalities with lower densities
are primarily concentrated in the Rural Areas of the County.
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Age Distribution
Figure 3: York County Population Distribution by Age presents data from the 2000 decennial Census
and 2015 ACS 5-year estimates. The categories roughly represent those under 5 years old, the school
age population (5-19), the younger workforce (20-44), the older workforce (45-64), and persons over
65 years. The largest percentage increase from 2000-2015 was in the 65-74 age group, with a 40%
increase.
The age distribution pattern depicts what many demographers refer to as “the pig in the python.”
This statistical increase is a bulge in an otherwise level pattern, the shape of which resembles a python
that has ingested a pig.

Figure 3: York County Population by Age, 2000 & 2015
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Generations
The topic of generations adds to the growth management discussion primarily because the attitudes
and needs of different age groups can have impacts related to the issues of managing growth. Sound
comprehensive planning should encompass all generations and strive to bring the interests of
generations together. Below is a brief description of each generation, followed by a more in-depth
discussion of generations and growth management. The students of David Polk, in a Population
Studies (2013) class at York College of PA, compiled the information for this section. The generational
descriptions reference eras, discussed later in Chapter 3.
The Greatest Generation is comprised of individuals who were born prior to 1945. They came of age
during the Mobility Era and are now at least 70 years of age. This generation was strongly influenced
by the Stock Market Crash, the Great Depression, the New Deal and the Social Security Act, women’s
rights, Prohibition and World War II, to name a few. As a result, this generation saw women entering
the workforce, while men were off at war. There was also increasing rates of poverty and
Growth and Development: Characteristics, Trends, and Projections
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homelessness. Character traits of this generation are self-reliant, personally
responsible, good work ethic, and prudent savers. They experienced the advent of
television and suburbia.
Baby Boomers were born between 1946 and 1964 and are currently between the
ages of 51 and 69. A significant influence upon this generation was the availability of
Veterans Administration loans for homes and farms. The GI Bill also increased funding
for education for members of this generation. Some of the more significant results of
this generation are new schools and neighborhoods, strip malls, the Civil Rights
movement, and evolution of personal computers, all coinciding with the
Suburbanization and Decentralization Era. Many baby boomers are aging but active,
and many wish to age in place. There are some that think the eventual “great senior
sell off” will cause the next housing crisis due to the uncertainty of who will buy those
homes.
Generation X is comprised of individuals born between 1965 and 1980. They are
currently between 35 and 50 years old. Influences on this generation include many
historical events, such as the Civil Rights Act, the Vietnam War, the energy crisis, the
incident at Three Mile Island, the fall of the Berlin Wall, Desert Storm, and major
corporate layoffs. There was also a rise in dual career families. Generation X grew up
as latchkey kids and their families had the highest percentage of divorce. Generation
X adults work more hours on average, are very involved in their children’s lives, are
accepting of diversity, and are very media/tech savvy. Statistically, this generation
holds the highest education levels and maintains the highest rate of volunteerism.
Interestingly, during the recent housing crisis, the largest percentage of households
in foreclosure belonged to Generation X householders. Members of Generation X
were born in the middle of the Suburbanization and Decentralization Era when new
growth was spreading well beyond the city and away from urban services.
Millennials or Generation Y were born between 1981 and 1994 and are currently 21
to 35 years old. Many are educated beyond high school and are very tech savvy.
Impacts on this generation include the tragic Oklahoma City bombing and Columbine,
Colorado, school shooting. The cost of living has increased, as has the unemployment
rate, so many of this generation are experiencing economic stress. Because of
downsizing, “empty nesters” and early retirees have an impact on the millennial
generation and its housing needs. The increasing demand for smaller, downsized
homes by older generations has resulted in an under-supply of starter homes and
apartments for millennials. Perhaps due to traffic congestion and the higher costs of
commuting, many millennials prefer downtown living, rental apartments, walkable
neighborhoods and public transportation. Millennials or members of Generation Y
were born nearing the end of the Suburbanization and Decentralization Era.
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Generation Z is inclusive of individuals born between 1995 and 2009. They are currently between six
(6) and 20 years of age. Sometimes referred to as the iGeneration, the Silent Generation, or the Google
Generation, members of this age group are highly connected due to their lifelong use of technology.
They have never known a world without the Internet or cell phones. The parents of Generation Z are
statistically older. Research points to this generation being willing to spend money on technology and
in need of instant gratification and answers. They are able to process information quickly, are problem
solvers and have a high self-esteem and, perhaps, entitlement. Many believe there will be great
competition for employment and that those of Generation Z will be flexible and may change jobs
often. Younger members of Generation Z were born during the era of Crisis, Restructuring and Rebirth.
Generation Alpha is comprised of those born in 2010 or later. A preliminary study on this generation
indicates that with Gen X and Gen Y parents, children of Generation Alpha will be very technologyoriented. Thoughts are that they will go to school earlier and will study longer. Some hypothesize that
Generation Alpha will have greater longevity and be less affected by disease. Individuals of this
generation may have as many as five (5) different careers and 20 different employers. Data suggests
that one (1) in three (3) Alpha Generation females will not have children and that the cost of living
will be higher. Generation Alpha children were born during the development era of Crisis,
Restructuring and Rebirth.
Figure 4: Generations, York County, 2010, which follows, depicts the distribution of each generation
across the total population based on the 2010 Census (434,972 persons). Accompanying Table 2
shows the percentage of 2010 population for each generation. The largest generation represented is
the Baby Boomer, followed closely by Generation X.

Figure 4: Generations, York County, 2010

Table 2: Generations, York County,
Percent of 2010 Population

Generation

Greatest
Baby Boomers
Generation X
Generation Y/Millennials
Generation Z
Alpha

Growth and Development: Characteristics, Trends, and Projections

Age

%

≥ 70
51-69
35-50
21-35
6-20
≤5

7.7%
24.4%
23.8%
16.1%
20.3%
7.7%
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Growth Management Planning and Generations
A recent report from the Urban Land Institute (ULI), America in 2013, aptly discusses the influences
that demographic groups may have on the shaping of growth patterns. Based on a nationwide survey
of 1,202 adults representing Generation Y (19-33 year olds), Generation X (35-50 year olds), and the
Baby Boomers (51-69 year olds), the results overall show that demand will continue to rise for infill
residential development that is less car-dependent. The survey also found that 61% of the
respondents said they would prefer a smaller home with a shorter commute rather than a larger home
with a longer commute, 52% of the respondents would prefer to live in mixed income housing, and
51% prefer access to public transportation.
Of the three (3) generations included in the Report, Generation Y (19-33 year olds) was most likely to
have an impact on land use. Of those members of Generation Y surveyed, 59% preferred diversity in
housing choices, 62% preferred developments offering a mix of shopping, dining and office space; and
76% placed a high value on walkability in communities. Fifty-four percent (54%) of Generation Y were
renters.
The Report also shared that the housing and transportation choices of the Baby Boomers are trending
away from the past and becoming more closely aligned with Generation Y. States the Report, 72% of
Baby Boomers would opt for a shorter commute and a smaller home over a longer commute and a
larger home; 49% preferred to live in developments offering a mix of dining, shopping and offices;
and 52% responded that access to public transportation is important.
Responses from Generation X indicated that this generation was most likely to favor single-family
suburban neighborhoods. Less than half of those surveyed requested public transportation options
and 92% commuted by car. About half of those commuting preferred a shorter commute with a
smaller home. The Report also found that Generation X was least likely to value being close to family
and friends, medical care, shopping, and entertainment.
Other key findings of the survey showed that, overall, the lure of homeownership remains strong (71%
responded that buying a home is a good investment). Just over one-half of those surveyed said that
convenient public transportation is very important to them. Safe and high-quality schools ranked
highly across the survey (79%), while the highest priority (92%) was neighborhood safety.
Together, the descriptions of generations and the America in 2013 report provide community
development and growth management indicators that shed light on how various age groups impact
community development and influence growth management. Older generations are seeking to
downsize their homes, while younger generations are in search of starter homes. This is creating a
greater demand for smaller homes. Also, Baby Boomers and Generation Y, or millennials, prefer a
shorter commute to work and/or services. As such, they tend to favor downtown settings and
walkable neighborhoods, with access to public transit, shopping, services, and other amenities.
Alternatively, Generation X prefers suburban living and proximity to services, entertainment, and
public transit is not a priority. Overall, homeownership is considered a good investment. However,
millennials often prefer rental apartments.
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From a growth management standpoint, providing a diverse housing stock (type, location, and price)
will be important to meet the generational needs of residents. Also, the increased desire for shorter
commutes indicates that mixed use and transit oriented development may be important
considerations. Similarly, the generation data point to the significance of amenities, ranging from a
mix of community facilities and services to transportation options and walkability.

HOUSING CHARACTERISTICS OF YORK COUNTY
In addition to analyzing the characteristics of the County’s population, it is also informative to look at
the housing characteristics, including total housing units and housing units by municipality, tenure,
and age of the housing stock. Data comes from the ACS 2015 five (5)-year estimates.
Total Housing Units
According to the US Census Bureau, in 2015, there were 180,237 housing units in York County. This
is up 15% from 2000, when there were 156,720 total housing units in the County.
Housing Units by Municipality
In 2015, York City had the highest number of housing units in York County
(19,059), followed by York Township (12,221). Among the 36 boroughs,
Hanover Borough had the most housing units (7,180). As shown on Map
4: Housing Units by Municipality 2015, 11 municipalities had
greater than 4,500 housing units. Of the 35 townships, East
Hopewell Township had the fewest housing units (887).
Railroad Borough had the fewest housing units (97) as
compared to all municipalities.
Housing Occupancy
Of the 180,237 total housing units in the County (2015),
167,416 were occupied and 12,821 were vacant. The County’s overall vacancy rate was 7.1%. This is
up from 5.8% in 2010. Looking at municipal vacancy rates, there were nine (9) municipalities with
vacancy rates greater than 10%.
Housing Tenure
The 2015 homeownership rate in York County was 74.2%. This represents a decrease from 2010 and
2000 when the homeownership rates were 75.5% and 76.1% respectively.
Housing Tenure by Age
Figure 5: York County Housing Tenure by Age of Householder (2015) shows owner and renter data
side by side. In all age brackets, except the 15-24 age group, the number of homeowners exceeded
the number of renters. The age bracket with the greatest differential between renters and owners is
the 45-54 age bracket. Many homeowners in this age bracket are in Generation X, which the ULI
Report cites as the generation most likely to favor single-family homeownership. The smallest gap
between owners and renters is in the 85 years and older age bracket.
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Figure 5: York County Housing Tenure
by Age of Householder, 2015
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Year Structure Built
The age of the housing stock is another important variable in the discussion of growth management.
Concentrations of older housing units can point to areas built out or areas with fewer housing options
for new residents. Conversely, areas with higher numbers of newer homes are likely to provide a
greater variety of housing opportunities with the amenities that many residents are seeking.
As a whole, construction of 19% of the County’s total housing stock occurred prior to 1940. Map 5:
Housing Units Constructed Prior to 1940 shows the municipalities with the oldest housing stock.
Boroughs have the highest percentages of the oldest housing stock. Specifically, Delta Borough has
the highest number with 72.1% of its total housing stock older than 75 years, followed by Wellsville
Borough (63.4%), Seven Valleys Borough (58.8%), and North York Borough (57.8%).
At the other end of the spectrum, municipalities with the lowest concentration of homes built prior
to 1940 are all townships. East Manchester Township has the fewest older housing units with just
4.2% constructed prior to 1940. York Township (4.5%), Springfield Township (5.4%), Fairview
Township (6.5%), West Manchester Township (7.8%), Springettsbury Township (7.8%), Conewago
Township (7.9%), Windsor Township (8.1%), Dover Township (8.9%), and Newberry Township (9.6%)
complete the list of municipalities with less than ten percent (10%) of homes built prior to 1940.
Overall, there were 26,520 homes built in York County between 2000 and 2015. In terms of new
construction, the municipalities with the most homes built during this period are York Township
(2,359), Manchester Township (2,042), Dover Township (1,735), and Windsor Township (1,643).
Rounding out the list of municipalities with more than 1,000 new housing units constructed 20002015 are Fairview Township (1,535) and West Manheim Township (1,283).
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BUILDING PERMIT TRENDS
As shown on Table 3 and Figures 6 and 7, the County experienced a steady decrease of total new
construction building permit activity from the year 2007 through 2011. The total building permits for
these years ranged from a high of 1,956 in 2007 to a low of 676 permits in 2011. This decrease can be
attributed to the economic downturn that started in 2006. In 2012, the economy began to show signs
of improvement as building permits increased followed by a significant increase in 2013. Although
total building permits issued again decreased in 2014, they showed a steady increase once again in
2015 and 2016.
When new construction building permits hit their low point in 2011, residential permits experienced
the most loss, with total permits being only a third of those issued in 2007. Issuance of commercial
and industrial permits was very irregular from 2007 to 2016, while public permits dropped off in 2008
and have not shown any signs of recovery. Residential permits show the most promise with gains in
total permits and units since 2014.

Table 3: New Construction Building Permits Issued in York County by Type, 2007-2016
Year
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
Total

Residential
1,871
1,297
916
815
640
657
901
737
763
887
9,484

Commercial
63
41
32
23
31
19
17
24
13
28
291

Industrial
12
11
3
7
1
5
1
6
9
4
59

Public
10
4
4
3
4
3
3
3
2
2
38

Total
Permits
1,956
1,353
955
848
676
684
922
770
787
921
9,872

New
Residential
Units
1,895
1,375
1,083
891
668
694
972
761
854
887
10,080

Source: YCPC

Figure 6 depicts the data for non-residential building permits graphically. Notice the significant
fluctuation related to the commercial permits issued. While there is fluctuation in the industrial and
public sectors, it is not as pronounced in the commercial sector.
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Figure 6: Non-Residential Building Permits Issued in York County,
2007-2016
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Figure 7 shows the total number of building permits (all types) issued annually, along with the total
number of new residential units.

Figure 7: York County- Building Permits and New Residential Units,
2007-2016
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UTILITIES
The availability of a sewage disposal system and a potable water supply system are factors that
influence the location of growth and development in York County. Land use planning efforts depend
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on understanding the location, effectiveness, and capacity of these systems. The coordination of the
development and maintenance of these systems with comprehensive land use planning is essential
for assuring safe and adequate wastewater treatment and long term, reliable potable water supplies.
Wastewater Treatment and Disposal Facilities
In York County, wastewater treatment and disposal facilities
include large centralized public sewer systems, privately
owned and/or operated treatment systems, and a variety of
on-lot disposal systems.
According to the 2010 Integrated Water Resources Plan
(IWRP), there are 28 municipal public sewer systems and 74
privately-owned and/or operated centralized sewage
Source: www.springettsbury.com
treatment facilities that provide sewer service in the County.
Map 6 shows the location of the wastewater treatment plants associated with the municipal systems.
The majority of these are located within a Growth Area, which is consistent with the growth
management goals and objectives.
The privately owned/operated systems typically serve mobile home parks, apartment complexes,
industrial facilities, and schools. Development not served by public or centralized treatment facilities
must rely on some type of on-lot disposal system (OLDS). It is estimated that about 30% of the County,
predominantly in the Established Rural Areas, relies on an OLDS.
Water Systems
The PA Safe Drinking Water Act (1984) defines community water systems as those that serve at least
15 connections or 25 persons regularly, year round. As shown on Map 7, 59 community water systems
are located in York County and provide public water to approximately 288,000 persons. In addition,
there are three (3) community water systems in adjacent counties (United Water Pennsylvania, PA
American Water, and Marietta Gravity Water) that provide water to approximately 14,900 County
residents combined. Community water systems serving the County use groundwater, surface water,
and/or bulk water purchases as water supply sources.
A review of Map 7 indicates that the area served by the community water systems is located
predominantly within the Growth Areas, which is consistent with the County’s growth management
goals and objectives. The primary exception is systems that serve mobile home parks, which are
scattered throughout the County.
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POPULATION AND HOUSING UNIT PROJECTIONS
It is not only important to understand past population and housing trends, but also to consider the
future changes as well. Population and housing projections are significant elements in growth
management planning. They provide insight into future demand for housing, services, and
transportation needs. They also can alert policy makers to trends that may affect economic
development.
Population Projections
The YCPC developed population projections
using a hybrid method that considers the
cohort-survival method together with past
trends. Figure 8 shows the projected
population for the years 2020, 2030, and
2040. Based on this data, the total
population is projected to increase
approximately 22% from 2015-2040.

Figure 8: York County Population Projections
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population projections, York City will be the most populous municipality (44,746). York Township
(36,127), Springettsbury Township (32,882), Dover Township (28,588), Manchester Township
(26,432), and Windsor Township (25,847) round out the list of municipalities with projected 2040
populations greater than 25,000. Only three (3) municipalities had greater than 25,000 residents in
2016.
Housing Projections
Population projections are the basis for projecting future
housing needs. Additionally, in order to determine the
estimated housing units needed to accommodate the three
(3) projection years (2020, 2030 and 2040), the YCPC made
two (2) assumptions:
•

The average household size will remain the same as
2010 – 2.58 persons per household.

•

The percentage of the total population residing in
group quarters will remain the same as 2010 – 1.9%
of the total population.

Group Quarters is a place where
people stay or live in a group
arrangement that is owned by an
organization providing housing
and/or services to residents.
Examples include college residence
halls, skilled nursing facilities,
impatient treatment facilities, group
homes, military barracks, and
correctional facilities.

Next, the following steps were taken to project the number of housing units needed to accommodate
the projected population. First, total projected population less the persons residing in group quarters
was determined. Next, the average household size was applied, producing a housing figure that
assumed a vacancy rate of zero. As it is not realistic to assume no vacancies, a 5% vacancy rate was
applied.
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Figure 9 provides the results of
these calculations and indicates
that the total number of housing
units must increase 20% from
2015-2040 to accommodate the
projected population. This equates
to an overall increase of 36,832
housing units.

Figure 9: York County Housing Unit Projections
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Figure 10 shows the projected housing unit totals for 2020-2040 together with the projected
population for the same period. US Census Bureau estimates for 2015 are shown, as that was the
starting point for the calculations.

Figure 10: York County Projected Population and Housing Units
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SUMMARY
The population, housing, utility, and building permit data provided in this Chapter demonstrate the
importance of planning and managing growth. York County’s population projections indicate
continued growth, resulting in increased demands for housing, services, jobs, transportation, and
recreation. The County’s population is also diverse, which indicates that needs vary from one
generation to another. All of these factors influence growth management and warrant consideration.
The next Chapter will discuss development eras and how they shaped land use and land preservation.
It will also look at development occurring in Growth versus Rural Areas.

Growth and Development: Characteristics, Trends, and Projections

30

CHAPTER THREE – DEVELOPMENT PATTERNS
INTRODUCTION
To better understand York County’s future land use needs, it is best to start with examining the
development patterns that have shaped the York County landscape. An abundance of natural
resources, varied cultural backgrounds, success of early colonies, wars and land disputes, a strong
agricultural community, innovation and creativity, and its location within today’s northeast
megalopolis are all contributing factors. The varying patterns of urban, suburban, and rural
development that resulted, as well as proximity to other urban centers, are part of what makes York
County an attractive place to live, play, and do business. Over 400,000 people currently call York
County home.

COUNTY FORMATION
York County was officially created on August 19, 1749, from land previously considered part of
Lancaster County. York City, the County Seat, was previously laid out in 1741 in a grid pattern, which
was common for that time. According to the “History of Hellam Township” approximately 1,466
taxable properties were already established in 1749. Adams County was separated from York County
on January 22, 1800. The area currently making up York County originally consisted of 13
municipalities and now has 72 municipalities, including 36 boroughs, 35 townships, and the City of
York. Figure 11 identifies the significant eras in the County’s development, followed by a description
of each.

Ea rl y
European
Settl ement Community
Bui lding Era
Era
(1763-1800)
(17221763)

Tra ns portation
a nd Commerce
Era
(1790-1860)

Mecha nization
a nd
Specialization
Era
(1850-1915)

Mobi lity Suburbanization
Era
a nd
(1895- Decentralization
1950) Era (1945-2000)

Cri s is,
Res tructuring,
Rebi rth
(2001-pres ent)

Figure 11: The Eras of York County’s Historical Development

Early European Settlement Era (1722-1763)
According to a Brief History of York County by George R. Prowell, the first authorized settlements in
the area of what would become York County were granted permits between 1733 and 1736.
However, unauthorized settlement may have occurred as early as 1720, according to a 1722 survey
conducted for mining interests. Before this, the area was claimed by different Native American Tribes
including the Susquehannock, Conestoga, and the Five Nations. Early settlers would have most likely
encountered wilderness with some areas of high canopy trees, cleared fields along waterways, and
Native American villages along the Susquehanna River.
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During this period, several ferries were established to bridge the gap created by the Susquehanna
River. Many of the first settlers to venture into York County were trappers and homesteaders. The
location of early settlements was typically determined by the quality of the soil, topography, presence
of streams, proximity to travel routes, and the ethnic origins of the settlers. Most settlements
consisted of widely dispersed log or stone cabin farmsteads, where farming was primarily for
subsistence and included mostly wheat and other grains.
Early settlers were attracted to the Kreutz Creek Valley (Hellam Township area), the Red Land area
around modern-day Lewisberry, the Pigeon Hills area north of Hanover, and the Barrens in the
southeastern part of the County. These early settlements served as templates for future development.
The first early urban type development took place in the Town of York (York City), platted in 1741,
when lots measuring 230 feet long by 65 feet wide were laid out and structures measuring 16 feet by
16 feet or greater were built. Hanover Borough was laid out in 1762. However, it was disputed as
being a part of Maryland until the Mason-Dixon Line marking York County’s southern boundary was
established between 1763 and 1767. By the close of this era, York County’s development pattern
consisted of a central town with smaller settlements widely disbursed between large tracts of forest
and agricultural land.
Community Building Era (1763-1800)
After the French and Indian War ended in 1763, development of York County was spurred by the
decreased threat of Native American attacks. Settlers were also looking for additional lands to farm
west of the Susquehanna River, due to much of the land back east having already been claimed and
cleared. Dwellings in the area became more substantial and reflected building types indicative of the
homelands of the settlers, referred to as medieval. There was a shift in farming from subsistence
farming to commercial farming. This, along with the increased push west of settlers, created a demand
for mills, churches, and other trades, goods, and services associated with community centers, as well
as better transportation routes.
On September 30, 1777, Congress held its first session in York, due to the occupation of Philadelphia
by the British. During its stay in York, Congress proclaimed the First Thanksgiving, completed the
Articles of Confederation, and officially designated the colonies as the United States of America.
Beyond its historical importance, the location of Congress within York County, and the Revolutionary
War itself, placed demands on the County for even more goods and services. This helped to lay the
framework for the establishment of York County as a commercial center and as part of the
breadbasket of the developing nation.
Transportation and Commerce Era (1790-1860)
As York County continued to grow, improved transportation became necessary to support commerce
and compete with other areas. The first part of the nineteenth century was marked by the building of
the first bridge across the Susquehanna River to connect York County with the eastern shore;
construction of several canals, including the Conewago Canal which was the first in the State;
continued expansion of the road network; and the arrival of rail service. Many towns and businesses
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grew along these routes and this new infrastructure helped to shape and form York County as it is
known today. York County also became a supply and distribution point for those going further west.
Industries focused around iron, brick, furniture, pottery, leather, textiles, liquor, and other goods were
established to serve immigrants and residents alike. Gristmills and sawmills continued to increase to
support the growing population. This era also marked several changes to the County’s agricultural
base. Much of the land was settled and in agricultural production by the 1830s. Large scale tobacco
farming also boomed in this era.
Mechanization and Specialization Era (1850- 1915)
The latter part of the nineteenth century in York County was marked by higher land prices, market
competition from western states, and expansion of development to outlying boroughs. This created
a need for better efficiency, a shift in commerce patterns, and advances in travel. With the
establishment of trains, goods and people could be transported further distances. Additionally, there
was the ability to ship larger quantities shorter distances with regional routes. Cattle were transported
from western states to the area for fattening before being shipped to more urban areas in the east.
York County was recognized as one of the top areas in the state for agricultural production.
With the addition of livestock and the limited availability of land, farmers turned to fertilizers, cast
iron plows, seed drills, harvesters, and mowers to increase production rates through intensive
agricultural practices. Farms were expanded or updated to include two (2) story houses, woodsheds,
pigpens, sheepfolds, corn cribs, hay barracks, wagon sheds, distilleries, and butcher houses. To be
more competitive, rural communities began to produce perishable commodities, such as butter,
cheese, and fruit for nearby urbanized areas. Many farmers began to specialize or diversify into
tobacco and dairy production, especially fresh milk, which was more profitable and could be shipped
further due to the advent of refrigerated train cars.
After the Civil War, more advances in agriculture led to the use of threshing machines, reapers, balers,
newly designed plows, and horse powered machinery. Mechanization led to an increase in
manufacturing productivity, which created a shift from small-scale home based shops to larger
labor/capital intensive manufacturing. While some businesses, such as machine shops, distilleries,and
cigar manufacturers remained connected to agriculture, other products, such as silk, mattresses,
umbrellas, watches, paper, sofas, flooring, engines, and dynamite, created manufacturing jobs for
those not in farming. The addition of streetcar routes laid out in radial patterns around York City
enabled those on the fringes of urban areas to commute to work. A series of annexations expanded
the City’s limits and new neighborhoods were developed on the fringe of the existing urban fabric.
The invention of electricity further enabled expansion of development and manufacturing and
signaled an expansion of the urban core in York County.
Mobility Era (1895-1950)
During the early part of the twentieth century, people continued to rely heavily on transportation by
train and trolley. Agriculture remained strong in the County and cigar manufacturing was one of the
leading businesses through the 1930s indicating a shift towards commercial farming. During the early
part of this era, the development pattern remained focused on York City and a few smaller
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surrounding boroughs, partially because of World War I and the Great Depression, which limited
family incomes and access to automobiles. However, the automobile soon became commonplace and
manufacturing began to thrive in York County. There was a shift to industries associated with printing,
refrigeration, confections, safes/vaults, barbells, slate, chains, organs/pianos, rope, and silk
production. By 1930, development began to spread out along major transportation routes from the
City of York and to some extent from Hanover Borough. This development pattern was still compact,
but showed signs of dependence upon automobile accessibility. Residential development began to
take place on the fringes of the urban areas and commercial areas began radiating out from the
traditional community square. The Great Depression spurred Pennsylvania’s Governor Pinchot to
advocate for the paving of rural roads. In 1930, the re-constructed Columbia-Wrightsville (Veterans
Memorial) Bridge and the County’s first airport were opened, marking a new era in the freedom of
movement.
Suburbanization and Decentralization Era (1945-2000)
After World War II and during the 1950s, there was an upsurge in the construction of new suburban
dwellings. New growth spread well beyond city environs and urban services. The development that
took place in York County has been described as radial leap frog, where development took place on a
speculative basis leaving vacant land between pockets of new growth along major transportation
routes. Factors contributing to this development included tax rate differences between municipalities,
lower land costs, lack of land use controls, industrial/commercial decentralization, and the increased
use of the automobile due to highway improvements. As a result, parcel sizes increased, some
agricultural land was converted to other uses, the use of the automobile was required for most
excursions outside the home, the population of York City continued to dwindle, natural resources
were impacted, and the costs of public services/infrastructure continued to increase based on
expanded demand. Transportation projects, including the PA Turnpike in York County (1950),
Interstate 83 (1959) and the rerouting of Route 30 in the 1960s and 1970s, affected development.
These distinct patterns of growth became recognizable in the Greater York, Hanover, Shrewsbury,and
West Shore/Dillsburg areas. By the end of the twentieth century, the negative impacts resulting from
current development patterns spurred the need for infill and redevelopment within existing
urban/suburban areas. As a result, several municipalities became more engaged in comprehensive
planning, including the establishment of Growth/Rural Areas, and adopted or amended land use
ordinances to incorporate “smart growth” tools.
Crisis, Restructuring, and Rebirth (1990-Present)
Growth management and agricultural protection became more prominent during this period.
However, high demand for suburban developments continued based on low mortgage rates and
available financing options. Housing prices continued to climb as new development occurred
throughout the County, both within and adjacent to designated Growth Areas. More municipalities
began to recognize the impacts of a decade of strong growth in the housing and economic
development sectors. One of the responses was to enact new or improved land use controls.
This changed in 2008 when economic instability led to a crash in the market values of homes. Many
proposed residential subdivisions and land developments would not come to fruition or remained
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partially vacant. The York County Planning Commission documented as many as 20,000 residential
lots in the approval pipeline at this time. This crash led to large-scale mortgage foreclosures, a demand
for less expensive housing in the form of townhouses, and an increased desire for housing in urban
areas, such as the City of York, where costs were lower.
Additionally, with housing becoming unaffordable to younger and older generations, extended
families with several generations living under one (1) roof became more common. Although the
impacts on York County were not as significant as in other parts of the State, the County did
experience a considerable slowdown of development, a surge in the number of mortgage
foreclosures, and the onset of scattered blight. On a positive note, the 2010 Census revealed, for the
first time in many decades, a national trend toward urban growth. Also, at the time this Plan was
updated, the economy and development rates were beginning to rebound.

GROWTH AND RURAL AREA EXISTING LAND USE CONDITIONS
Table 4 shows parcel and land area existing land use statistics for the Growth and Rural Areas, based
on York County 2016 geographic information system (GIS) data. Of note is that approximately 76% of
the County is in a Rural Area. The remaining 24% of the County is located in a Growth Area, consisting
of Primary Growth Areas, Secondary Growth Areas, and Future Growth Areas. The Primary Growth
Area is the most prominent at 20% of County’s total land area.
With regard to existing land use, approximately 23% (31,760 acres) of the Growth Area is vacant or
undeveloped. The average Residential parcel size is one half (1/2) acres in the Primary Growth Area
and two (2) acres in the Rural Area. The average Farm parcel size in the Rural Area is approximately
34 acres. As expected, the majority of Commercial/Industrial parcels (82%) are located In the Primary
Growth Area. While the highest number of parcels occupied by Utility/Exempt uses (2,426) occurs in
the Growth Area, the majority of land area devoted to these uses (19,732 acres) is in the Rural Area.
The “Other” land use classification, which represents less than one percent (1%) of the County’s
acreage, consists of road rights-of-way and unclassified parcels. The majority of this acreage (56%) is
in the Rural Area. Although not reflected on Table 4, some of the developed parcels have the potential
to be subdivided, thereby providing additional opportunities to accommodate new growth.
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Table 4: York County Growth and Rural Areas
Existing Land Use Conditions, 2016
Area
Designation

Total

Farm

Residential/
Apartment

Commercial

Industrial

Utility/
Exempt

Other*

Primary Growth
Area Developed

103,469
parcels
91,092
acres

909
parcels
20,588
acres

94,493
parcels
41,373
acres

4,662
parcels
10,864
acres

1,317
parcels
9,877
acres

2,088
parcels
8,390
acres

Primary Growth
Area Vacant/
Undeveloped

5,179
parcels
26,039
acres

358
parcels
8,436
acres

3,446
parcels
2,909
acres

460
parcels
1,038
acres

270
parcels
1,322
acres

645
parcels
977
acres

N/A

Secondary
Growth Area
Developed

12,283
parcels
16,057
acres

362
parcels
6,378
acres

11,032
parcels
7,196
acres

457
parcels
621
acres

107
parcels
784
acres

325
parcels
1,078
acres

N/A

Secondary
Growth Area
Vacant/
Undeveloped

822
parcels
4,962
acres

117
parcels
2,496
acres

561
parcels
622
acres

40
parcels
90
acres

25
parcels
147
acres

79
parcels
189
acres

N/A

Future Growth
Area Developed

458
parcels
1,761
acres

59
parcels
1,157
acres

370
parcels
476
acres

8
parcels
25
acres

8
parcels
35
acres

13
parcels
68
acres

Future Growth
Area Vacant/
Undeveloped

56
parcels
759
acres

24
parcels
618
acres

29
parcels
38
acres

2
parcels
1
acre

0
parcels
0
acres

1
parcel
2
acres

Rural Area
Developed

43,246
parcels
349,760
acres

7,664
parcels
256,544
acres

34,081
parcels
66,670
acres

579
parcels
5,168
acres

172
parcels
1,646
acres

750
parcels
19,732
acres

N/A

Rural Area
Vacant/
Undeveloped

6,648
parcels
92,166
acres

1,989
parcels
63,191
acres

4,437
parcels
9,949
acres

82
parcels
376
acres

13
parcels
29
acres

127
parcels
2,440
acres

N/A

11,482
parcels
359,408
acres

148,449
parcels
129,233
acres

6,290
parcels
18,183
acres

1,912
parcels
13,840
acres

4,028
parcels
32,876
acres

N/A

TOTAL

172,161
parcels
582,596
acres

Source: YCPC GIS data

N/A
0 acres

11,357
acres

0
acres

1,418
acres
N/A
0 acres
N/A
100 acres

0 acres

16,181
acres

29,056
acres

*Includes road rights-of-way & unclassified parcels
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LAND USE TRENDS
An analysis of land use trends will help to project potential future needs and identify issues related to
growth management, such as agricultural protection or economic development. For this analysis, the
York County Assessment Department basic land use classifications were used. These classifications
include Apartment, Commercial, Exempt (schools, churches & municipal uses), Farm, Industrial,
Residential, Utility, and Other (road rights-of-way & unclassified parcels). To identify trends in
different areas of the County, land use changes in each of five (5) planning regions were analyzed. The
timeframe for this analysis was 2007 through 2016.
Countywide Land Use Trends
Table 5 provides the changes in land use by acreage and percentage between the years 2007 and
2016, while Map 8 shows the County’s 2016 existing land use. For the County as a whole, growth has
occurred in all land use classifications, except Farm, Utility, and Other. The largest increase in land
use area was in the Residential classification at approximately 3,237 acres. This is primarily due to the
County’s centralized location to other markets in the Region. The second largest increase in land use
area was in the Exempt classification with an increase of 3,049 acres. Some of this increase is due to
new acquisitions of York County parkland, including expansion of Apollo Park and the addition of the
Native Lands County Park, as well as several new or expanded municipal parks/trails and conservation
of former utility land along the Susquehanna River.
When looking at decreases in land use acreage, the “Other” category had the largest decrease at 5,280
acres. Much of this loss may be due to the availability of better information leading to the
reclassification of these parcels. The Farm category had the second largest loss in land area at 1,266
acres, which averages out to about 126 acres per year over the last ten (10) years. The remaining land
use category showing a loss in land area was Utility. As noted above, this loss of 716 acres likely
resulted from the conservation of utility lands along the Susquehanna River.
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Table 5: York County Land Use Changes, 2007-2016
Land Use
Classification
Farm
Residential
Apartment
Commercial
Industrial
Utility
Exempt
Other

2007
360,674
123,933
1,934
17,936
13,233
1,470
29,080
34,336

Source: York County Assessment Office

Acres

2016
359,408
127,170
2,063
18,183
13,840
756
32,120
29,056

# Change
(1,266)
3,239
129
247
607
(714)
3,040
(5,280)

Change

% Change
(0.4%)
2.6%
6.7%
1.4%
4.6%
(48.6%)
10.5%
(15.4%)

Land Use Trends by Planning Region
Table 6 provides the acreage gained or lost between 2007 and 2016 by land use classification, for each
of the County’s five (5) planning regions (see Figure 12). A notable observation is that, in terms of
acres, the Other land use classification not only had the largest change/loss countywide, but also by
planning region. As previously stated, this is most likely due to improved land use coverage and data
enabling the reclassification of this land to a more specific land use classification. By region, Farm use
decreased the most in the Greater York Region and actually increased in the Northern and South
Central Regions. All the regions experienced residential growth, with the South Western Region
having the most significant growth at 915 acres. Apartment uses also grew in all regions, with the
largest increase in the Greater York Region (51 acres). Commercial land uses had increases over 100
acres in the Northern and South Western Regions and experienced losses in the Greater York and
South Central Regions. Industrial land uses grew in all regions, except the South Western Region,
which experienced a loss of 212 acres. The Greater York Region had the highest gain in industrial uses
at 610 acres. Utility uses experienced losses in all regions, except the Northern Region, which had a
minor gain (8 acres). Exempt uses grew in all regions, except the Northern Region, which lost 181
acres.
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Figure 12: York County Planning Regions

Land Use
Classification
Farm
Residential
Apartment
Commercial
Industrial
Utility
Exempt
Other

Table 6: York County Land Use Changes by Planning Region
Acres Gained/Lost, 2007-2016
Greater
York
(646)
642
51
(53)
610
(610)
1,520
(1,514)

Northern
184
664
13
119
36
8
(181)
(843)

South
Central
4
697
5
(8)
150
(1)
348
(1195)

South
Eastern
(419)
321
37
58
22
(46)
824
(797)

South
Western
(389)
915
23
130
(212)
(67)
531
(931)

Total
(1,266)
3,239
129
246
606
(716)
3,042
(5,280)

Source: York County Assessment

Development Patterns

40

York County Growth Management Plan
Planned Development Trends
Between the years 2007 and 2016 there were 886 residential final subdivision/land development
plans and 505 commercial/industrial land development plans submitted to the York County Planning
Commission for review. Of the residential plans, 704 were small residential developments (< 10
proposed dwelling units) and 182 were large residential developments (> 10 proposed dwelling units).
Of the total 1,391 subdivision/land development plans, 866 occurred in Growth Areas, while 525 were
located in Rural Areas. Table 7 provides a breakdown of the subdivision/land development activity by
type and Map 9 shows the location of these developments.

Table 7: Planned Development in York County by Growth or Rural Area,
2007-2016
Subdivision or
Land Development
Type
Small Residential
Subdivision/ Land
Development
Large Residential
Subdivision/ Land
Development
Commercial/
Industrial Land
Development
Total

Source: YCPC

Rural Area
Average #
# Plans /
Units*
# Units*
per Plan

Growth Area
Average #
# Plans /
Units*
# Units*
per Plan

461 / 927

2.0

243 / 631

2.6

704 / 1,558

31 / 648

21.0

151 / 6,343

42.0

182 / 6,991

33 / 40

1.2

472 / 545

1.2

505 / 585

525 / 1,615

--

866 / 7,519

--

1,391 / 9,134

*Lots us ed for Commercial/Industrial Land Development

Total # Plans /
# Units*

While the bulk of development is proposed to occur within Growth Areas, which is consistent with
the goals and objectives identified in Chapter One, the development proposed in the Rural Areas
raises some key points of concern. These concerns include (1) the number of small residential
subdivisions/land developments planned in Rural Areas, which is almost double that of Growth Areas,
and (2) the average number of units per large subdivision/land development in the Rural Areas.
With regard to the large residential subdivisions/land developments planned in the Rural Areas,
further review looked at the applicable generalized zoning classification. As shown on Map 10, all of
this development was planned to occur on land zoned Conservation/Open Space or Resource
Protection, which is contrary to the intended purpose of these zones.
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LAND PRESERVATION TRENDS
Since its inception in 1989, the York County Agricultural Land Preservation Board (YCALPB) has been
very successful at preserving farmland in York County. From 1991, when the first farms were
preserved, through 2016, a total of 41,246 acres of agricultural land was preserved. The number of
acres preserved annually varied from a high of 3,759 acres in 1997 to a low of 84 acres in 2013.
Between 1991 and 2009, the YCALPB preserved approximately 1,500 acres or more of farmland per
year. Although there has been a steady demand for easement purchases, the level of funding for the
program from the County and State is a crucial factor in determining easement acquisition. Figure
13 provides the total preserved farmland by year from 1991 through 2016.

Figure 13: Farmland Preserved by York County Agricultural
Land Preservation Board, 1991-2016
4,500

3,859

4,000
3,500

1,548
1,559

1,273

1,459

1,729

439

2013

2012

84
2011

2010

2008

2007

2006

2005

2004

2003

2002

2001

2000

1999

1998

1995

1994

1,296

572

324
1993

1992

1991

1,007
510

117

0

2,341

2016

1,353

1,000

1,486

2,300

2014

1,500
500

1,621

1,711

2,137

2015

2,499

1997

2,000

1,982

1996

2,500

2,822

2,802

2,417

2009

3,000

acres
Source: York County Agricultural Land Preservation Board

Beyond the County’s program, the Farm and Natural Lands Trust of York County (FNLT), Heritage
Conservancy, and North American Land Trust have contributed to the preservation of 8,995 acres of
farmland and natural lands in York County. Figure 14 and Map 11 identify the total acreage (50,241
acres) in York County placed under a conservation easement through 2016. As shown on Map 11,
some of the preserved land does lie within Growth Areas. However, in such cases, it consists primarily
of sensitive natural areas.
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Figure 14: York County Conservation Easements (acres)
Through 2016
North American
Land Trust, 86

Heritage
Conservancy,, 395
FNLT,
8,514

YCALPB,
41,246

Total Acres Preserved = 50,241

Source: YCPC

SUMMARY
From the period of early settlement through the modern eras, York County was an agricultural and
commercial center. Improvements to transportation and industry further changed the landscape. By
the mid-1950s, the County was experiencing growth that decentralized the population. Near the end
of the twentieth century, municipalities began to realize the impacts of the existing development
patterns and pointed to the need for infill development, the redevelopment of declining urban and
suburban areas, and the protection of agricultural land, natural resources, and open space.
Much has changed since the adoption of the first Growth Management Plan in 1997. The intervening
years saw large demands for suburban development and rising home sale values, followed by a
housing slump and economic crisis that stems back to 2006. While York County was not as hard hit as
other areas of Pennsylvania, housing and development in the County were not unscathed. Likewise,
land preservation efforts spiked in 1997 and then experienced a roller coaster pattern with a plummet
in 2010, due to the economy. Both development and land preservation appear to be on the rebound.
As noted throughout this Chapter, forces both from within and outside the County have influenced
development patterns. However, municipalities, including the County, will need to stay abreast of
existing and potential outside influences when planning for growth and development. Chapter Four
will examine County and Local initiatives affecting growth management.
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CHAPTER FOUR – COUNTY AND LOCAL PLANNING INITIATIVES
There are many factors to consider in the development of a viable growth management plan. This
Chapter begins with a discussion of recommendations set forth in other components of the County
Comprehensive Plan. It concludes with an overview of local planning initiatives that are currently in
use to guide growth and protect resources.

OTHER COUNTY COMPREHENSIVE PLAN COMPONENTS AFFECTING GROWTH
MANAGEMENT
The County Comprehensive Plan, through its many components, provides detailed information on a
variety of topics that affect growth management. They range from natural resources and hazard
mitigation to housing and economic development. The policies and recommendations set forth in
these plans merit attention as they were developed and adopted to support the prior Growth
Management Plan.
Natural Resources and Growth Management
Growth and development can have negative impacts on critical natural resources if appropriate
protection measures are not in place. Various components of the County Comprehensive Plan
address topics related to the protection of natural resources including, but not limited to, floodplains,
wetlands, steep slopes, woodlands, natural areas (rare, threatened, and endangered species and high
quality natural lands), water resources (groundwater, surface water, stormwater), unique geologic
features, and prime agricultural soils.
The Open Space and Greenways Plan (2006) includes a methodology that layers
the occurrence of significant natural resources to determine the areas in the
County richest in natural features and having high conservation value. These
areas are identified as “focus areas” and “greenways” and are depicted on Map
12. The Plan recommends that these areas be protected or preserved as open
space in an effort to conserve the County’s important natural resources.
The 2011 Integrated Water Resources Plan (IWRP) states that abundant and
clean water supplies are directly linked to land use planning. Land use patterns
have a strong influence on water resources and, if not properly managed and/or
regulated, can result in ground water contamination, diminished groundwater
recharge, unhealthy streams, and/or other negative impacts. The Plan stresses
the need to make water resource planning an integral part of land use planning.
Map 13 identifies Source Water Protection Areas that are of particular
importance.
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The Agricultural Land Protection Plan (2008) focuses on the designated
township Rural Areas where farming is a primary way of life and a significant
contributor to the County’s economy. To protect agricultural land, the Plan
stresses the need to reduce conflicts with agricultural operations by diverting
development in Rural Areas to lands in and around existing boroughs and
villages; to protect high quality soils and large farms through increased use of
agricultural security areas, agricultural protection zoning, transfer of
development rights, and conservation easements; and to educate the public
about the significance of agriculture. Map 14 shows areas of the County where agricultural protection
zoning is in effect, while Map 11, in Chapter Three, depicts existing conservation easements.
The Environmental Resources Inventory (2004) and the
Natural Areas Inventory (2004) provide an overview of
existing environmental resources. While these reports
recognize the "naturally-defined" pattern of land use that
has resulted from the physical determinants of the
County, such as drainage basins, mountain ridges, steep
slopes, and poor soils, they recommend that future
development build upon the existing pattern in a way that
is sensitive to the constraints, as well as the benefits, of the County’s environmental resources.
Natural and Human-made Hazards and Growth Management
Both natural and human-made hazards are critical considerations for future development.
Development that does not take these factors into consideration can affect lives and property.
Depending on the extent of the damages resulting from recognized hazards, communities may face
economic and social impacts for many years and some may never recover.
The 2013 Hazard Mitigation Plan provides the location and extent, range of
magnitude, historical occurrence, projected future occurrence, and assessed
vulnerability for 21 identified hazards that have impacted, or could potentially
impact, York County. Hazards that are specific to certain geographic locations
within the County, including flooding, landslides, radon exposure,
sinkholes/subsidence, dam failure, environmental hazards (pipelines, hazardous
material releases, superfund facilities), and nuclear incidents are valid
considerations for growth management planning.
Transportation and Growth Management
For development to take place, access to the area is a fundamental consideration. The transportation
network has shaped where much of the County’s development has taken place. The major
transportation corridors were the first piece of large-scale public infrastructure and development
followed those routes. To arrive at a destination, people, goods, or services may employ one (1) or
more transportation modes, such as walk, bike, drive, taxi, train, or airplane. The choice of mode may
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be based on accessibility, income, convenience, travel time, connectivity, religious beliefs, health,
safety, and/or environmental stewardship.
The Long Range Transportation Plan 2017-2045 (2017) sets
forth a coordinated guide to implement transportation
improvements that achieve York County’s future
development goals. For example, the Plan includes criteria
that require new capacity improvement projects to be inside
a Growth Area that is consistent with the York County
Growth Management Plan.
Other relevant project
evaluation criteria include improving connectivity;
improving infrastructure within Growth Areas; enhancing community revitalization efforts;
contributing to economic development; protecting environmentally sensitive areas, productive
agricultural lands, and significant historic sites; and achieving consistency with local comprehensive
plans and visions. Specific transportation planning elements that deserve consideration in the
designation of Growth Areas include the following:
•
•
•
•
•
•
•

Core transit routes
Functional classification of roads (see Map 15)
Interchange locations
Congested corridors or intersections
Planned transportation projects
Railroad corridors
Limited access interchange locations

A companion to the Long Range Transportation Plan is the York Area Metropolitan Planning
Organization’s Congestion Management Process (CMP), which was developed to identify and
address the most congested elements of the County’s transportation system.
As related to land use and growth management, the CMP Mitigation Strategies Toolbox encourages
more efficient patterns of commercial and residential development in defined Growth Areas. It
further recommends that specific land use policies and/or regulations be developed that could
significantly decrease both the total number of trips and overall trip lengths, as well as make transit
use, bicycling, and walking more viable. Such policies/regulations include, but are not limited to, the
following:
•

Discourage development outside of designated Growth Areas

•

Promote higher density and mixed uses in proximity to existing or planned transit service

•

Establish a policy for new and existing subdivisions to include sidewalks, bike paths, and
transit facilities, where appropriate

•

Develop and adopt official map ordinances
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Economic Development and Growth Management
The Economic Development Plan (2014) acknowledges that a thriving economy
is an essential component of sustainable communities in both Growth and Rural
Areas. Within Growth Areas, one of the economic development strategies
relates to corridor redevelopment (see Map 16) and revitalization plans.
Additionally, the Plan identifies sites within the 2011 Growth Areas (see Map 1)
that have the greatest potential for economic development based on land
availability and suitability (see Map 17).
Heritage Preservation and Growth Management
The purpose of the Heritage Preservation Plan (2016) is to identify, promote,
and help protect the County’s heritage resources, which are a large part of its
identity, as well as provide guidance to decision makers. It notes that heritage
preservation contributes to economic growth, increased cultural value,
improved sense of place, and environmental stability. These are important
attributes for creating viable communities in both Growth and Rural Areas.

LOCAL PLANNING INITIATIVES
Many planning and implementation tools are available to municipalities. These tools are not
mandatory; however, they can help to create sustainable communities, guide growth and
development, and protect natural resources.
From a planning standpoint, a Comprehensive Plan is the most common tool. In York County, 69 of
the County’s 72 municipalities have adopted a Comprehensive Plan. These Plans are generally
consistent with the County Comprehensive Plan, as required by the Pennsylvania Municipalities
Planning Code (MPC). Among the adopted Comprehensive Plans are 45 individual Plans and nine (9)
multi-municipal Plans, each involving two (2) to four (4) municipalities.
The most basic tools to implement the local Comprehensive Plan are a Zoning Ordinance (ZO) and a
Subdivision and Land Development Ordinance (SALDO). Seventy municipalities have a Zoning
Ordinance and all 72 municipalities have a Subdivision and Land Development Ordinance (SALDO),
four (4) of which are under the jurisdiction of the County SALDO.
Additionally, there are tools, often referred to as “smart growth” or “sustainable development” tools,
which go beyond basic implementation. To follow is a brief overview of some smart growth tools
currently in use by York County municipalities. Please refer to Appendix B and the Planning and
Implementation Tools: Creating Sustainable and Successful Communities report, prepared by the
York County Planning Commission, for a more in depth overview of growth management tools.
Alternative Residential Development Initiatives
Alternative Residential Development requires a percentage of a site to be set aside for open space.
Additionally, sensitive natural features are given high priority in the site design process. Sometimes
incentives, like density bonuses, are set forth in the ordinances. There are several variations of
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Alternative Residential Development, such as cluster development, open space development/
conservation by design, planned residential development (PRD), and traditional neighborhood
development (TND).
Transportation Initiatives
Specific to managing the consequences of development, municipalities can enact provisions related
to parking, traffic impact studies, traffic impact fees, and official maps. Through flexible parking,
municipalities can allow a percentage of required parking to be held in reserve (unpaved) or use a
pervious surface for a percentage of the parking. By permitting shared parking, a significant portion
of unused or seldom used parking spaces can be reduced. In York County, 28 municipalities have
shared parking provisions in their ordinances.
A traffic impact study (TIS) is used to assess the effects that potential traffic generation from a
proposed development would have on the existing transportation network. The TIS can also be used
to identify the need for any improvements to adjacent, interior, and nearby road systems to
accommodate additional traffic. Thirty-one municipalities in York County are using this tool. A traffic
impact fee ordinance allows municipalities to collect a fee for new development to offset the cost of
needed off-site transportation improvements. Only three (3) municipalities in the County have
adopted such an ordinance.
Through an official map ordinance a municipality can reserve land for future public use, such as future
streets or street right-of-way for roadway improvements, and trails. Unrelated to transportation, an
official map ordinance can be used to reserve land for parks, historic preservation, and/or natural
resource protection. Nine (9) York County municipalities have an official map ordinance.
Agricultural Protection Initiatives
Protecting prime agricultural soils and reducing opportunities for land uses incompatible with
agricultural operations in Rural Areas are noted growth management objectives. Agricultural
Protection Zoning, which protects prime soils and limits development, is being used by 29
municipalities. Also, transfer of development rights (TDR), which provides for development rights to
be transferred from agricultural areas to areas where more intensive development is deemed
appropriate, is a tool being used by 11 municipalities in the County.
Environmental Protection Initiatives
When planning for development, the constraints of the natural environment must be considered.
Among the environmental protection provisions enacted by a number of York County municipalities,
to varying degrees, are landscaping, steep slope restrictions, floodplain management, stormwater
management, riparian buffers, street trees, and critical environmental area overlays. These tools can
be used to reduce runoff and particulate air pollution, deter erosion, allow for infiltration of surface
water, reduce the quantity and improve the quality of stormwater runoff, serve as a visual barrier,
reduce noise and glare, and provide a cooling effect.
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SUMMARY
This Chapter reviewed an array of factors that affect growth management initiatives. This
information, together with the data presented in the prior Chapters, influences the impact of land use
decisions. Using this wealth of information, the next Chapter will focus on shaping the Growth and
Rural Areas to achieve the countywide vision, goals, and objectives.
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CHAPTER FIVE – MANAGING YORK COUNTY’S GROWTH INTO THE
FUTURE
According to the projections presented in Chapter Two, York County is expected to add upward of
98,000 new residents and 36,000 dwelling units by 2040. In keeping with the County’s overarching
goals of directing growth and development to appropriate locations and protecting/preserving
important natural resources, new dwellings should continue to be concentrated in Growth Areas. As
presented in Table 3 (Chapter Three), approximately 17% (18,884 acres) of the Growth Area is vacant
or undeveloped. Additionally, there are some developed parcels in the Growth Area that have the
potential to be subdivided to accommodate new development.
A plan to manage the projected growth and direct it to Growth Areas is essential to the County’s
future. The guidance provided in this Chapter will help to shape viable communities, promote the
efficient use of land, and protect farmland and other critical natural resources. When considering the
future, this Plan is looking forward to the year 2040, but will be re-evaluated at each ten (10) year
interval, or more frequently, if needed.

YORK’S ENVISIONED SCENARIOS (YES) 2040 STUDY: CURRENT TREND VERSUS
RESOURCE PROTECTION
In order to understand the positive and negative impacts of future growth on York County, the York
County Planning Commission analyzed six (6) different growth scenarios to the Year 2040 in a report
titled York’s Envisioned Scenarios (YES) 2040. The scenarios included:
Current
Trend

Centralized
Growth

Resource
Protection

Decentralized
Growth

Unregulated
Growth

Balanced
Growth

The Study, completed in 2013, offers a view of what could occur based on current knowledge,
conditions, technology, regulations, and development priorities. The findings are a guide for planning,
policy, and investment decisions.
Analysis of the scenarios involved the application of 22 indicators to each of the scenarios. This
resulted in a score of zero (0) to ten (10) for each indicator, with ten (10) having the highest positive
impact on the scenario. Next, the indicators were grouped into five (5) main categories, consisting of
economic, environmental, infrastructure, land use, and social impacts; and then an average indicator
score was calculated for each category. These average scores were combined for each scenario to
arrive at an overall averaged score.
Additionally, two (2) focus groups were convened to prioritize which criteria are more important to
guide the growth of York County. The first focus group consisted primarily of non-profits, service, and
related organizations, while the second focus group consisted predominately of municipal, County,
and elected officials.
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Each group used electronic software to compare and weight nine (9) indicator criteria (resource land
conservation, energy opportunities, environmental justice, focused development, job accessibility,
pedestrian access, traffic management, transit access, and traffic impact costs) to arrive at a score or
level of importance for each indicator. Then the indicator scores were applied to the five (5) main
categories by scenario. Finally, the category scores for each scenario were summed to arrive at an
overall score for each scenario, with the highest score being the most preferred scenario.
The results of the Study indicated that no single scenario stood out as best in every indicator category.
However, the Resource Protection Scenario (see Map 18), scored the average high score in the
analysis and was preferred by both focus groups. In contrast to the Current Trend Scenario (see
Map 19), the Resource Protection Scenario severely limited development in areas with significant
natural features and hazards; placed a greater focus on transportation access in urban areas where
transit and other modes of transportation exist; required existing utility service areas for
development; considered economic development incentives as non-influential; placed a higher value
on planning, agricultural protection, and growth area designations; and had a higher priority for
existing development areas. The similarities between the two (2) scenarios were most noticeable in
the areas of amenities provided and man-made distractions.*
YES 2040 Study Recommendations
The final chapter of the YES 2040 Study made several observations based on findings from the
scenarios analysis. Although some of the observations relate to existing growth management policies,
others relate to the need for new policies. These observations translated into Study recommendations
for consideration in planning for growth, development, and the protection of natural resources, as
follows.















Allow for more flexibility in commercial and industrial development
Provide an increased focus on resource land conservation
Place greater emphasis on centralized and infill development
Give more consideration to the impact of man-made distractions* on land use planning
Increase transit access and/or focus new development in existing transit service areas
Address traffic management and capacity needs, especially within existing development areas
Expand the goal of capturing new development in Growth Areas to 85% in order to prevent
the loss of agricultural resources
Increase density in Established Growth Areas to lessen the impact of growth on the
Established Rural Areas
Provide for greater pedestrian access
Promote greater consistency in zoning classifications and requirements
Provide for more mixed use development areas
Be aware of the existence of Environmental Justice populations** in suburban and rural areas
Find a balance between preserving forested areas and providing for growth
Promote tools to further reduce the loss of prime agricultural land

* Man-made distractions include electric transmission lines, resource recovery facilities, landfills, junkyards,
SARA facility, Superfund sites, quarries, nuclear power plants, power plants, high crime areas
** Environmental Justice populations include minority and low-income persons
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GROWTH AND RURAL AREAS CONCEPT
York County will continue to use the growth and rural area concept as the framework for managing
growth and protecting resources. This concept is supported by the PA MPC and has been endorsed by
the County’s 72 municipalities through
Countywide Vision
the formal designation of Established
Growth and Rural Areas. Additionally, it
FOR YORK COUNTY TO BE A PLACE WHERE A
is conducive to implementing the YES
BALANCE IS ACHIEVED BETWEEN PROMOTING
2040-preferred Resource Protection
ECONOMIC GROWTH AND PROSPERITY;
Scenario and recommendations. By
PROTECTING OR PRESERVING IMPORTANT
directing development to areas with
HISTORIC,
CULTURAL,
AND
NATURAL
services and infrastructure to support it,
RESOURCES; AND MAINTAINING THE ESTEEMED
the growth and rural concept seeks to
QUALITY OF LIFE RESIDENTS CHERISH.
protect important agricultural lands and
environmentally sensitive areas.
The countywide vision and preferred Resource Protection Scenario are refined through detailed
descriptions of the desired character for the Primary Growth Areas, Secondary Growth Areas, Future
Growth Areas, and Rural Areas. The descriptions are built upon the growth management guidance
provided in previous Chapters and feedback received from many diverse stakeholders. The feedback
resulted from working with municipalities to establish Growth and Rural Areas, participating on local
planning committees, and holding public meetings, as well as from the survey results and focus group
comments received during development of the YES 2040 study. The descriptions, which follow, lay
the foundation for balancing development and enhancing resource protection.
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GROWTH AREAS
Growth Areas will build upon and help maintain the viability of existing developed areas. A full mixture
of land uses, including a complete range of housing choices for owners and renters and ample
community facilities and services, will be available for all generations, income levels, and abilities. At
least 85% of projected residential growth (see analysis in Appendix A) and the bulk of employment
opportunities are expected to occur in these areas. Alternative forms of residential and mixed use
development, such as cluster, traditional neighborhood design, planned residential development,
transit-oriented development, and conservation by design, will be prevalent. Although some
agricultural uses may exist, these lands over time are expected to be used for more intensive
development.
An efficient and reliable multimodal transportation system will serve the Growth Areas, thereby
providing for connectivity, walkability, and less congestion on roadways. Public water and sewer
services of sufficient capacity will be available to support a more compact development pattern,
characterized by higher intensity and higher density uses. Growth Areas will consist of vibrant
communities with a thriving economy and easy access to services, such as medical facilities, senior
centers, child care centers, and social services to meet the needs of the populace. Other amenities,
such as parks, trails, recreational facilities, arts/cultural facilities, and street trees will be intermingled
and serve not only as resource protection measures, but also as incentives for economic development,
and retention of the millennial generation. As demand changes and some existing buildings and uses
become obsolete, revitalization and redevelopment efforts, as well as infrastructure upgrades, will be
important activities to sustain the County’s Growth Areas as attractive places where people want to
live, work, play, and invest in their neighborhoods. Additionally, green infrastructure, which is
essential to improving water quality, will be incorporated into new development and redevelopment
projects. The clustering of development and services in the Growth Areas will promote better fiscal
policies.
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Specific descriptions of the Growth Area classifications are provided below.
Primary Growth Areas
Primary Growth Areas are representative of a fully self-contained community and reflective of the
urban cores throughout the County. They have the highest intensity and density of development, with
a full range of land uses, housing types, services, community facilities, and infrastructure. Primary
Growth Areas have easy access to major highways and other transportation
modes to support commercial/industrial development. There are strong
incentives to keep downtowns and employment centers/corridors viable.
Access to frequent transit service is most prevalent in these areas and
opportunities for walking and bicycling reduce congestion on the roadways.
Future growth in these areas consists of development of vacant land,
development of underutilized land, and redevelopment of existing developed
lands occupied by vacant or obsolete structures. Also some corridors may warrant
redesign to improve the streetscape and walkability, thereby making them places where people want
to be. This is good for business and community interaction. Important amenities throughout the
Growth Areas include green infrastructure, parks, preserved historic properties, and cultural/arts
venues.
Secondary Growth Areas
Secondary Growth Areas are mostly associated with medium-sized boroughs and surrounding areas.
Many are situated adjacent, or in proximity, to a Primary Growth Area. Secondary Growth Areas have,
and will continue to have, a concentrated mix of land uses served by public water
and/or sewer service. As compared to the Primary Growth Areas, they will
have a greater proportion of residential uses, especially single family
dwellings, at slightly lesser densities; commercial and industrial
development will be less intense; and there will be a lesser array of public
facilities and services. Residents may need to rely on the Primary Growth
Area for some services. Direct access to major thoroughfares and transit service
is also less prevalent. Open space is largely in the form of parks, trails, and natural areas that protect
important resources. To maintain the quality of residential neighborhoods and commercial areas, infill
development, property maintenance, and redevelopment activities will play a key role.
Future Growth Areas
Future Growth Areas identify lands designated for future development either beyond the planning
period for this Plan or should the existing areas designated for development
become built-out sooner than anticipated. These areas are located adjacent
to existing Primary and Secondary Growth Areas. They provide for an orderly
progression of development and extension of utilities if, and when,
additional area is needed to accommodate future population growth and
land use demands. Existing land uses primarily consist of agriculture, open
space, and very low density residential. Development should continue to be
limited to these low impact uses until such time that the land is needed for more intensive uses.
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RURAL AREAS
The Rural Areas of York County are envisioned as consisting primarily of agriculture and natural
resource areas that serve to protect the abundance of environmentally sensitive resources, such as
woodlands, steep slopes, wetlands, floodplains, and prime soils, that exist in these areas. Residential
development, for the most part, is very low density (≤ 1 dwelling unit/acre) and clustered in and
around rural centers to minimize the fragmentation of farms and land use conflicts. Small-scale
commercial and service oriented uses to meet the day-to-day needs of local residents will be available
in rural centers. Agricultural support businesses, compatible rural enterprises, and other economic
activities, like tourism and outdoor recreation areas, will dot the landscape. The transportation
network will largely consist of two (2) lane roads, with minimal to no access to scheduled public
transit. Roadway improvements will focus on addressing safety problems. Public water and sewer will
only be available in areas where necessary to alleviate health and safety issues. Where provided, it
will be sized to address existing needs and not to encourage or support new development. There will
be a strong sense of community in the Rural Areas and they will serve to balance the more densely
developed Growth Areas. Described below are the key components of Rural Areas.
Agricultural Resource Land
Agricultural land within the Rural Areas contains concentrations of higher value agricultural resource
factors, including prime agricultural soils, soils of statewide significance, and
agricultural land cover. These lands are vital to maintaining the agricultural
industry that is important to the County’s economy. Agricultural Security
Areas (ASAs), conservation easements, and effective agricultural zoning are
tools being used to protect this important landscape and their use is
expected to expand. ASAs indicate that farming is a local priority and
promote more permanent and viable farming operations, while conservation
easements preserve the character of the property in perpetuity by restricting further development.
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Effective agricultural zoning limits the number of development or residential lots that can be created,
directs development to non-prime/non-productive soils, and limits the lot size. Over time, some
agricultural land in the County has transitioned into non-agricultural uses. Protection of the remaining
lands is important in order to maintain agriculture as a viable industry that contributes significantly to
the County’s economy.
Natural Resource Land
The County’s Rural Areas also contain significant expanses of natural resources and ecologically
sensitive areas with environmental constraints for development. Floodplains, wetlands, hydric soils,
steep slopes, woodlands, and stream valleys are among the natural resources important to the
County. Although these resources may also exist in the Growth Areas, they are
much more abundant in the Rural Areas. Natural resource areas provide
outdoor recreation opportunities and resource-based economic uses like
forestry and tourism. Development should be restricted and any
development that does occur should be of very low intensity, use safeguards
to address natural constraints, and avoid consumption of the natural
resources. Protection and enhancement of natural resource lands is necessary
to preserve water quality and quantity, promote clean air, mitigate flooding,
provide habitat for plants and animals, and provide natural breaks for development. Conservation
easements on natural resource lands are becoming more common and are encouraged. Such
easements protect the natural resources and likewise support the health of the County’s watersheds,
woodlands, and open spaces.
Rural Centers
Rural centers consist of villages, which most often developed at historic crossroads, as well as
boroughs that exist within the Rural Areas. These rural centers are, generally, small in overall size and
feature residential densities that are somewhat higher than the surrounding agricultural and natural
resource lands. They also contain a mix of small-scale, locally oriented retail and/or
service uses that reduces the need for rural residents to travel into the Growth
Areas for their daily needs. Public facilities, such as schools, churches, and
municipal buildings, may also be found in these centers. Rural centers are
the appropriate location for accommodating the limited growth and
development that is anticipated in the Rural Areas. By keeping growth and
development clustered, impacts on the agricultural and natural resources that
Rural Areas seek to protect and preserve can be reduced. Public water and public
sewer services are not intended to be available, unless necessitated to address a health and safety
issue. Qualities attributed to rural centers are family-oriented, pedestrian-friendly, safe and secure
environment, visually interesting architectural features, community pride, and a strong sense of place.

GROWTH AND RURAL AREA DELINEATION
In working with municipalities to establish the Growth and Rural Area boundaries, existing conditions,
development constraints, and capacity analysis were the primary criteria. With regard to existing
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conditions, the focus was on current land uses, availability of public water and sewer, previously
approved subdivisions and land developments, existing road network, available public transit, zoning
classifications, available community facilities (schools, hospitals, libraries, parks, community centers,
etc.), prevalence of significant natural resources (floodplains, wetlands, steep slopes, prime
agricultural soils, forested areas, and natural areas), and lands with existing conservation easements.
Rural Areas are mostly associated with agricultural, natural resource-rich, environmentally sensitive,
and preserved lands. Existing conditions, such as steep slopes, wetlands, and floodplains, are
considered development constraints for both Growth and Rural Areas.
Existing land use classifications, per the York County Assessment Office, include farm, residential,
commercial, industrial, exempt, and utility. These land use designations are found throughout the
County. However, with the exception of farm uses, they are most prevalent in Growth Areas. In terms
of generalized zoning classifications, low, medium, and high density residential, mixed use,
neighborhood commercial, highway commercial, and industrial districts are representative of Primary
and Secondary Growth Areas, while rural residential, village, agriculture, and conservation are
common in Future Growth and Rural Areas. Finally, a capacity analysis based on population
projections for the next ten (10) years, an analysis of existing and potential housing stock, and public
sewer and water capacities available to accommodate those projections helped to determine the size
of the Growth Areas.

YORK COUNTY GROWTH MANAGEMENT MAP
The York County Growth Management 2017 Map (Map 20) indicates the official location of
Established Growth and Rural Areas that were attained through a collaborative planning process with
municipalities through 2016. It also shows inconsistencies between County and municipal planning
efforts.
As municipalities undertake future planning processes, YCPC staff will participate in the discussions in
an effort to eliminate the inconsistencies and assure that any Growth and Rural Area changes are
consistent with the County’s Growth Management Plan (GMP). Any boundary changes adopted by a
municipality will be reflected on the Growth Management Map through an amendment to the GMP.

DEVELOPMENTS OF REGIONAL SIGNIFICANCE AND IMPACT
The PA Municipalities Planning Code (MPC) defines Development of Regional Significance and Impact
as “any land development that, because of its character, magnitude, or location, will have substantial
effect upon the health, safety, or welfare of citizens in more than one municipality.” Furthermore, the
PA MPC requires that county comprehensive plans identify current and proposed land uses that have
a regional significance and impact.
Among the land use examples provided are large shopping centers, major industrial parks, office
parks, storage facilities, regional entertainment and recreational complexes, hospitals, airports, and
large residential developments. Impacts that such developments could potentially have on more than
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one (1) municipality include, but are not limited to, traffic congestion, noise, lighting, infrastructure,
environmental, and demand for emergency services, community facilities, and/or public water/sewer.
The PA MPC definition listed above is quite broad. Thus, general threshold criteria were developed as
the basis for determining whether a proposed development would be a land use with regional
significance and impact in York County. In creating the York County thresholds, criteria used by other
counties and councils of governments or multi-municipal planning entities throughout the
Commonwealth, as well as traffic impact assessment criteria used by PennDOT and York County
municipalities, were reviewed. Staff of the York County Economic Alliance and ROCK Commercial Real
Estate, LLC were also consulted.
The resulting criteria for proposed York County development considered to have regional significance
and impact include two (2) categories: magnitude and character of the land use.

Proposed Development of Regional
Significance and Impact
Proposed Development of Regional Significance and Impact due to
Magnitude of the Land Use
• Residential development with 50 or more lots or units
• Office development with greater than 20,000 square feet of building floor area
• Commercial development with greater than 50,000 square feet of building floor area OR
any commercial center with 10 or more spaces/units
• Industrial development with greater than 100,000 square feet of building area
• Any development causing more than 100 acres of earth disturbance
• Any development projected to generate more than 1,000 vehicle trips/day or more than
100 truck trips/day
• Any development with 300 or more parking spaces

Proposed Development of Regional Significance and Impact due to
Character of the Land Use
•
•
•
•
•

Airport, truck, and rail terminals
Hospitals
Post-Secondary Schools
Power generating stations
Waste handling facilities (ex. sanitary landfill, incinerator, recycling center)

Managing York County Growth into the Future

70

York County Growth Management Plan
Following adoption of this GMP, any proposed development that meets the criteria listed above
should be considered a development of regional significance and impact. The host municipality should
carefully review the proposal to plan for needed services and to mitigate any possible adverse
impacts. Also, YCPC staff and/or the host municipality should inform adjacent municipalities of such
proposals early in the review process. This can foster a good working relationship and provide an
opportunity for collaboration in resolving potential issues.

GROWTH MANAGEMENT TOOLS
The Growth Area description specifies that at least 85% of new residential growth and the bulk of
employment opportunities are expected to occur in these areas. With regard to residential
development, this represents a ten percent (10%) increase. Based on the analysis in Appendix A, there
is sufficient land area within the existing Growth Areas to accommodate projected growth. However,
for assurance, municipalities need to consider implementing growth management tools that allow for
denser and mixed-use development.
From the standpoint of community revitalization, municipalities need to take greater advantage of
the wide variety of tools available for business retention and attraction, as well as residential
neighborhood improvements. By making Growth Areas more desirable, development pressures on
the Rural Areas can be reduced.
Also, with the increased emphasis on resource protection, greater use of environmental tools needs
to be encouraged. Examples of these tools are low impact development, sustainable landscaping,
conservation easements, and riparian buffers. These tools have multiple benefits, such as reducing
stormwater runoff, improving water quality and habitat, buffering incompatible land uses, and
preserving prime farmland and important natural areas.
An abundance of tools are available to promote sound land use planning, revitalize urban and
suburban communities and rural centers, preserve farmland, and protect natural/cultural resources,
which are key components of the goals and objectives to achieve the County’s growth management
vision. Appendix B includes a sampling of those tools. Additional tools can be found in the other
planning components of the County Comprehensive Plan, as well as the YCPC Planning &
Implementation Tools report.
Some of the tools are already being used by various municipalities throughout the County and have
proven to be successful practices to effectively guide development and retain the unique character of
communities. However, if the countywide vision and Growth and Rural Area character descriptions
are to be achieved, better and broader use of growth management tools is needed.

SUMMARY
The Growth and Rural Areas concept establishes boundaries to separate areas that are appropriate
for more intensive residential, commercial, and industrial uses, and the extension of public water and
sewer services, from areas intended for rural uses and resource protection. This concept, which has
been used to guide growth and protect resources in York County since the County’s first
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Comprehensive Plan was adopted in 1992, has proven to be a viable model. Thus, it will continue to
be used as the County’s overall growth management framework. However, this GMP update shifts
the goal of capturing proposed residential development in Growth Areas from 75% to 85%. Through
implementation of the Growth and Rural Areas concept, the County will strive to achieve the
preferred Resource Protection Scenario that resulted from the YES 2040 planning study completed in
2013.
This Chapter refined the countywide vison through more detailed descriptions of the Growth and
Rural Areas. Overall, this Chapter portrays a future York County that captures 85% of proposed
residential development in Growth Areas by promoting more compact development, community
revitalization, and the provision of services and infrastructure in such areas so that greater strides can
be made to limit development and protect critical resources in the Rural Areas. Open space is
recognized as an important land use in both Growth and Rural Areas as it enhances the quality of life.
Open spaces in Growth Areas are typically public parks and greenways.
Development with regional significance and impact was also defined and the importance of abating
any related adverse impacts through the plan review process was highlighted. The Chapter concluded
with a discussion of growth management tools applicable to growth and/or rural areas.
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CHAPTER SIX – INTERRELATIONSHIPS

AND CONSISTENCY

This Chapter will show how the various planning components of the Comprehensive Plan are
interrelated and must be implemented concurrently to achieve the countywide vision and, likewise,
the descriptions envisioned for the Growth and Rural Areas. Another implementation consideration
is consistency with the plans for future growth and development of adjacent lands in neighboring
counties. This Chapter will present those findings. Consistency with local municipal plans is also
important as municipalities enact the regulatory tools that are necessary to implement their plans, as
well as the County Plan. Guidelines to promote general consistency throughout the County will
conclude this Chapter.

Interrelationships

Consistency

INTERRELATIONSHIP OF COMPREHENSIVE PLAN COMPONENTS
Section 301(a)(4.1) of the Pennsylvania Municipalities Planning Code (PA MPC) requires that
comprehensive plans include “a statement of the interrelationships among the various plan
components.” The purpose of this statement is to demonstrate that the comprehensive plan
components are integrated and cohesive. Decisions related to one component have the potential to
impact or influence other planning initiatives. Thus, it is important that the goals, policies, and
recommended actions or strategies for the various components support the countywide vision for the
future.
In developing the Growth and Rural Area descriptions to the year 2040, as presented in Chapter Five,
recommendations set forth in the other planning components of the York County Comprehensive Plan
were given consideration. Likewise, development of the other Plan components considered
consistency with the established goals, policies, and strategies of the Plan components that were in
effect at that time. As a result, each planning component of the County Comprehensive Plan acts to
complement and reinforce other planning components. This helps to achieve and sustain the
countywide vision. Table 8 identifies important interrelationships among the York County
Comprehensive Plan components.
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CONSISTENCY WITH SURROUNDING COUNTIES
Section 301(a)(5) of the PA MPC requires that comprehensive plans include “a statement indicating
that the existing and proposed development of the municipality is compatible with the existing and
proposed development and plans in contiguous portions of neighboring municipalities.” The intent of
this requirement is to support planning consistency and coordination along municipal boundaries.
York County is bordered by Adams County to the west, Cumberland County to the north, Dauphin
County to the northeast, and Lancaster County to the east. Baltimore, Carroll and Harford Counties,
in Maryland, border the County to the south. Each of the Pennsylvania Counties has an adopted
Comprehensive Plan, while each of the Counties in Maryland have adopted Master Plans.
Reviewing the growth management or future land use element of the neighboring County
Comprehensive or Master Plans provided valuable information regarding proposed future
development of lands adjacent to York County. (See Map 21). Below is an overview of the land use
relationships between those plans and the York County GMP.
Adams County, PA
Completed in 1991 and last amended in 2010, the Adams County
Comprehensive Plan is the oldest of the adjacent Plans. The Land Use
Plan element incorporates a growth area concept to promote the
orderly expansion of development, while limiting the consumption of
agricultural land. The majority of residential, institutional,
commercial, and industrial development is planned to occur within
designated growth areas. Predominant uses proposed outside the
growth areas are agricultural, recreational, and open space
protection. This concept is very similar to the growth and rural areas
concept used to manage growth and protect resources in York
County. Although the Land Use Plan element is oriented toward
guiding the development of Adams County through 2010, the County indicated that the designated
growth areas and policies remain relevant.
More specifically, the Adams County Land Use Plan proposes a mix of agriculture, resource
conservation, and residential (very low density) uses along its border with York County. This is
consistent with York County’s designated Rural Areas in Franklin, Washington, Paradise and portions
of Penn and West Manheim Townships. The exceptions are lands in and around the Boroughs of East
Berlin, Abbottstown, and McSherrystown in Adams County, which are proposed as a combination of
mixed use, residential (low and medium density), commercial, and employment center. The land use
designations in Abbottstown and McSherrystown are generally consistent with York County’s Primary
Growth Area designation for neighboring Hanover Borough and portions of Penn Township. Likewise,
the land use designations in Abbottstown are generally consistent with the Secondary Growth Area
designation for adjacent lands in Paradise Township, York County.
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Component /
Relationship
Growth Management

Table 8: York County Comprehensive Plan - Interrelationships of Plan Components
Growth Management

Economic Development

Econ dev should be focused in GAs
where infrastructure exists to
support it; revitalization & infill
imp to downtowns and rural
centers

Transportation

Housing & Community
Development

Open Space & Greenways

Agricultural Land
Protection

Project selection criteria requires
capacity projects to be located in
a GA; rail & transit projects that
improve transp infrastructure in
GA are given high priority

Projected housing needs for 2020
can be met w/i the GAs where
services & infrastructure are
available; Strategies to maintain &
enhance nbhds

Recommends water conservation, Open space and greenways are
maintenance of infrastructure,
important to the quality of life in
and use of green infrastructure,
GAs and RAs
low impact dev & smart growth
tools to minimize impacts of dev
on water resources

Reinforces and builds upon RA
concept, which focuses on the
protection of natural resources

Meeting the Econ Dev Plan goals
& objectives is given consideration
when selecting capacity, rail &
transit projects

Identifies econ dev as a priority
need; Recommends supporting
acitivities that benefit the public
and provide econ & employment
opportunities

Recognizes the importance of
water resources to business
retention and attraction

Open space & greenways provide
economic benefits such as
enhanced property values, job
creation, increased local tax
revenues, increased tourism &
amenity for business retention &
attraction

Agriculture is important to the
ecomonic health of the County &
protection of this land is vital to
maintaining agriculture's value

Identies infrastructure
improvements as a priority need;
Recommends support for street
improvement projects to improve
neighborhoods & accessibility

Recommends consideration of
green infrastructure for all road
projects & working with PennDOT
and PA Turnpike Comm on
roadway projects to meet water
quality requirements

Addresses trails that can support
the transporation system by
providing connectivity and
mobility for pedestrians and
bicyclists

Accessibility to farms & use of
roads by farm machinery are
important considerations

Emphasizes using smart growth
tools and SW BMPs to reduce the
impacts of residential
development & community
facilities

Economic Development

Focuses more intense
development in GAs; In RAs,
promotes agriculture and small
scale businesses in Rural Centers

Transportation

Promotes a multi-modal transp
Econ dev should be directed to
network & complete streets in
major road corridors & be
GAs; focuses on roadway safety in accessible via alternative modes
RAs

Housing & Community
Development

Accommodates all dwelling types
& highest density in GAs where
infrastructure & services are
available; development is to be
limited in RAs

Housing opportunities &viable
neighborhoods are important
amenities to miaintain/attract
target industries & employees

Integrated Water
Resources

Pubic water & sewer promoted
only in GAs; water quality &
quantity important countywide

Availability of water & sewer
Mitigation of any impacts to water Identifies ionfrastructure as a
services is an important econ dev resources is part of the Env
priority need; Promotes public
amenity
Review Process
water/sewer improvements w/i
GAs

Open Space & Greenways

Open space & greenways are
Conservation of rural & scenic
Avoidance of impacts to
important in both GAs & RAs, but areas listed as an overarching goal environmentally sensitive areas is
for econ dev
have a stronger focus in RAs
required for capacity &
enhancement projects; Mitigaiton
of impacts is part of the Env
Review Process for all projects;
Connection to an existing
recreational trail is an
enhancement project
consideration
Protection of Ag land is a key
Protecton of ag liisted as an
Mitigation of any impacts to
focus of the RAs
overarching goal for econ dev;
agricultural areas is part of the
agritourism & businesses to
Env Review Process
support ag are also envisioned

Agricultural Land
Protection

Integrated Water
Resources

Where people live & work
iimpacts planning for traffic
safety, connectivity, congestion &
transit

Measures should be taken to
reduce potential losses or
damages to roadways & bridges
during hazard events

Recognizes the importance of
Residential dev in proximity to
open space to residents & the role farms is considered an obstacle to
that it can play in promoting
farming.
healthy communities

Heritage preservation plays a role
in community revitalization &
sustainability efforts; historical
structures should be considered
as opportunities for adaptive
reuse, including affordable
housing

Actions should be taken to protect
properites from a hazard event;
Educating residents & property
owners of potential hazard risks &
ways to mitigate them is
important

Open space and greenways are a
significant tool to protect water
resources & watersheds

Availability of water is important
for ag production; Ag practices
need to address env concerns

Environmental sustainability is a
component of the Heritage
Resource Evaluation Form

Actions to preserve or restore the
functions of natural systmes also
helps to minimize hazard losses;
Actions should be taken to reduce
potential losses or damages to
water & sewer infrastructure
during hazard events

Complimentary relationship of
goal to protect/preserve ag land

Complimentary relationship of
Actions taken to preserve natural
goal to promote the County's local resources & open space can help
heritage & special places
to minimize hazard losses

Notes the importance of open
space and greenways for
protecting water resources &
water quality

Reinforces ag land protection
goals by directing housing &
infrastructure improvements to
GAs

States that ongoing management Recommends the continued
of ag land & enforcement of
preservation of agricultural land
conservation plans is critical to the through conservation easements
protection of water resources

Protection of significant heritage
resources is important
countywide

Hazard Mitigation

Taking measures to reduce
Econ dev should be directed away Avoidance of impacts to high
Protection of the env & reduction Recommends implementation of
hazards is beneficial in GAs & RAs from floodplains & other critical hazard locations is required for
of env risks are noted as being
the Hazard Mitigation Plan to
lands
capacity & enhancement projects important components of
address water-related issues
sustainable nbhds

Cultural facilities noted as type of Mitigation of any impacts to
Preservatiion of historic properies Focus on smart growth tools and
cultural resources is part of the
econ dev; historic bldgs can be
is recognized as beneficial to to
SW BMPs can be beneficial to the
opportunities for adaptive reuse Env Review Process; Protection or nbhd reviitalization
protection of heritage resources
enhancement of historic
properties is a consideration for
enhancement projects

Hazard Mitigation

Changes in land use,
development, & population can
impact the risk associated with
hazard events; recommends using
planning & regulatory tools
effectively to mitigate/reduce
risks.
Heritage preservation is an
Taking measures to reduce
effective tool to increase
potential losses or damages that
economic vitality & helps to build could result from hazard events is
better communities; adaptive
important to the economic health
reuse of historic structures can
of businesses & communities
benefit econ dev

Protecting the County's historic
bridges is a an important
consideration

Identifies parks and recreation
facilities as a public facillity need;
Supports these activities as nbhd
improvements

Heritage Preservation

Heritage Preservation

Historic & cultural resources are
part of the County's unique
character and landscape; they
help to create a sense of place in
both GAs & RAs

Recommends continued support
for efforts to protect special
places & promote our local
heritage

Seeks to coordinate the
preservation of significant farm
buildings with the preservation of
farmland through conservation
easements
Farming is part of the County's
heritage; preservation of farmlad
will help to preserve the culture of
farming

Floodplains are included as a key Protection of land from
natural resource to be protected development helps to lessen
through open space & greenways. impact of hazard events

Measures taken to presevre
agricultural land and manage
vegetation can help to minimize
hazard losses.

Actions should be taken to protect
historic properties and
archaelogical sites during hazard
events

Promotes educating emergency
responders & others of cultural
resources to prevent & mitigate
their loss during a hazard event
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Cumberland County, PA
Cumberland County adopted an update to its Comprehensive Plan in
2017. The County’s Future Land Use Plan uses a “character areas”
concept, which focuses on form and patterns of development. They
provide a framework of generalized land use patterns that guide the
land use decisions in the County.
Considering Cumberland County’s border with York County, the mix
of residential and institutional character areas, the agriculture/prime
farmland, agricultural/rural, and conservation character areas are
generally consistent with the adjacent lands in York County.
However, there are small areas where a Primary Growth Area in York
County is adjacent to an Agricultural/Rural Character area in Cumberland County. In these cases,
coordination between the two (2) Counties and municipalities involved may be needed to limit or
mitigate any potential impacts between development and agricultural/rural uses.
Dauphin County, PA
Dauphin County, which borders York County to the northeast,
adopted an updated Comprehensive Plan in 2017. In developing the
Future Land Use element, the intent was to achieve compatible land
use relationships, appropriate distribution of community facilities,
designation of acceptable residential and non-residential
development areas, expansion of the County’s employment and
economic base, protection of existing agricultural activities and
prime farmlands, and the preservation of environmentally sensitive
areas.
The shared border between York and Dauphin Counties is the
Susquehanna River. Thus the issue of compatibility is generally not a
concern. Nevertheless, it is important to note that both Counties recognize the importance of the
River as a natural resource and promote conservation of its associated floodplain areas.
Lancaster County, PA
York County’s neighbor to the east is Lancaster County and the
Susquehanna River forms the boundary line. Lancaster County
adopted the existing Growth Management element of its
Comprehensive Plan, titled Balance, in 2006. The County Planning
Commission staff, however, is currently leading a process to update
the Plan. This new effort, “Places 2040: A Plan for Lancaster County,
PA,” has an estimated completion date of late 2017.
Balance employs two (2) complementary strategies, Designated
Growth Areas and Designated Rural Areas, into a growth
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management framework to guide growth and protect key agricultural, natural, historic, and scenic
resources, which is quite similar to York County’s Growth and/Rural Areas concept to manage growth.
With the Susquehanna River being the shared border between York and Lancaster Counties, the issue
of compatibility is generally not a concern. Both Counties, however, consider the River as a significant
natural resource and propose the majority of land adjacent to it as rural for future use. The only
exceptions are the river towns, where both Counties encourage sustaining these areas as vibrant
communities.
Baltimore County, MD
Baltimore County adopted the Baltimore County Master Plan in
2010. The future land use policy is to focus and target development
and redevelopment inside the Urban Rural Demarcation Line (URDL),
referred to as Urban Areas, to reduce development pressures on
critical farmland and natural resources. It also notes the importance
of replacing some impervious surface within the URDL with green
spaces to allow for the greatest reduction of pollutants in
stormwater runoff. Outside the URDL, referred to as Rural Areas, the
priority is restoration and protection of the County’s natural
resources. This growth management concept is also very similar to
York County’s concept.
Baltimore County borders Shrewsbury Township, New Freedom Borough, and parts of Codorus and
Hopewell Townships in York County. Evaluation of the Baltimore County Proposed Land Use Map
shows that the urban areas are located in the southern part of the County and the balance of the
County is rural. With regard to proposed land uses adjacent to York County, T-2 (rural) is designated
along most of the border, which is consistent with the Rural Area designation in York County. The
exception is a small area of T-2R (rural residential) land use along the Interstate 83 corridor, which
borders York County’s Primary Growth Area designation in the New Freedom Borough area. Although
this signifies the potential for conflict based on the differences in intensity of development, New
Freedom Borough’s zoning provisions should ensure compatibility. The Borough has zoned land
adjacent to the T-2R classification as a mix of Rural Residential, Single-Family Residential, and Natural
Resource.
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Carroll County, MD
Carroll County, MD, adopted the Carroll County Master Plan in 2014.
The growth management premise is to direct development into and
around the County’s nine (9) Designated Growth Areas (DGAs), while
retaining the rural character and agricultural use of surrounding land.
DGAs are the areas of the County where existing residential,
commercial, and industrial development is concentrated and future
growth is planned, due to the availability of public water and sewer
facilities and services. This growth management concept parallels
York County’s Growth and Rural Areas strategy.
According to the Future Land Use Map, the northern portion of
Carroll County, which is adjacent to West Manheim and Manheim Townships, and part of Codorus
Township in York County, is designated primarily as Agriculture, Resource Conservation, and Reservoir
for future use. Much of the land is preserved through agricultural easements. However, the area
around the community of Lineboro, adjacent to Manheim Township, is designated as a Rural Village,
with low density residential the predominant land use. York County designates lands in West
Manheim, Manheim, and Codorus Townships that border Carrol County as Established Rural Areas.
This designation is consistent with the Carroll County future land use categories.
Harford County, MD
Harford County officials adopted the Harford CountyNEXT: A Master
Plan for the Next Generation in 2016. The Master Plan continues to
use the Development Envelope concept, originally established in
1977, to focus growth along major corridors served by public water
and sewer. Outside the Development Envelope, the focus is on
preserving the environmental, historic, and agricultural heritage of
the County. This growth management strategy is similar to the
Growth and Rural Areas strategy employed by York County.
Harford County borders the York County municipalities of Fawn and
Peach Bottom Townships, part of Hopewell Township, and Fawn
Grove and Delta Boroughs. The Harford County Land Use Map designates lands adjacent to these
municipalities as Agricultural for future use, with one exception. The community of Cardiff, adjacent
to Delta Borough, is designated as a Rural Village. York County lands adjacent to Harford County are
primarily designated as an Established Rural Area, which is consistent with the Agricultural future land
use category. However, lands in and around Delta Borough, adjacent to the Rural Village area in
Hartford County, are designated as an Established Secondary Growth Area. According to the Harford
County Plan, Rural Villages are intended for concentrated residential, commercial, and institutional
uses that support the character and economy of the surrounding agricultural areas. Secondary Growth
Areas likewise accommodate a mix of uses to serve the local community and surrounding rural area,
although development may be somewhat more intensive due to the availability of public water and/or
public sewer. Nevertheless, these two (2) land use categories appear to be generally consistent.
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CONSISTENCY GUIDELINES
Section 301.4 (b) of the PA MPC states that “county planning commissions shall publish advisory
guidelines to promote general consistency with the adopted county comprehensive plan. These
guidelines shall promote general uniformity with respect to local planning and zoning terminology and
common types of municipal land use regulations.” To address this PA MPC requirement, York County
will continue to create and maintain guidance to promote general uniformity among the 72
municipalities with regard to land use planning and implementation. This guidance will likewise
promote consistency with the County Comprehensive Plan.

Model
Ordinances

Design
Guidelines

GENERAL
UNIFORMITY
AND
CONSISTENCY

Planning &
Implementation
Tools Handbook

Common
Zoning
Classifications/
Guidelines

Glossary of
Common
Planning Terms

Model Ordinances
Model ordinances promote uniformity and protect the health, safety and welfare of the general
public. They provide guidance to local municipalities and encourage consistency with the County’s
Comprehensive Plan. The YCPC has developed several model ordinances to provide guidance to local
municipalities in York County.
•

Traditional Neighborhood Development Ordinance Handbook, 2008
This Model Ordinance was developed by the York-Adams Regional Smart Growth Coalition
with assistance from Town Planning and Design Associates. However, the YCPC is a member
of the Coalition and was an active participant in development of the Ordinance. The purpose
of the Model Traditional Neighborhood Development (TND) Ordinance Handbook is twofold.
One purpose is to introduce municipalities to TND, its benefits to the community, and the
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various types of TND Ordinances, including advantages and disadvantages of each type. The
other purpose is to provide a range of provisions and design elements to consider when
developing a TND Ordinance or TND regulations. Municipalities, whether urban, suburban or
rural, can use the handbook to meet their local needs and development goals.
•

Model Water Supply/Well Testing Ordinance, 2011
The purpose of the Model Water Supply/Well Testing Ordinance is to assure that otherwise
unregulated water supplies for residential and non-residential development projects are, as
far as is practicable, safe, adequate and sustainable, and do not cause potentially adverse
impacts to existing water users and the environment. This model ordinance was a
collaborative effort between the YCPC and the Susquehanna River Basin Commission (SRBC)
Senior Hydrogeologist.

•

Model Stormwater Management Ordinance, 2011
This Model Ordinance for York County municipalities is based upon a 2010 draft of the
Pennsylvania Model Stormwater Management Ordinance created by the PA Department of
Environmental Protection (DEP), Bureau of Watershed Management. The purpose of the
Ordinance is to promote health, safety, and welfare within the County and its watersheds. It
is designed to meet legal water quality requirements, preserve natural drainage systems as
much as possible, manage stormwater runoff, maintain groundwater recharge, prevent
erosion of stream bank/beds, and provide procedures and performance standards for
stormwater planning and regulation, as well as operation and maintenance of stormwater
control measures that are implemented.

•

Model Sustainable Landscaping Ordinance, 2014
The Model Sustainable Landscaping Ordinance is designed to promote sustainable
landscapes, conserve and restore healthy soils, reduce the use of irrigation for landscapes,
improve the quality of surface waters, reduce energy consumption, provide wildlife habitat,
and protect/restore native plant communities. Development of the Ordinance was a joint
effort of the YCPC, Penn State Cooperative Extension, York County Conservation District, and
consultant, Mary C. Kline, RLA.

•

Model Solar Energy and Wind Energy Model Ordinances, 2014
The Solar and Wind Energy Model Ordinances are designed to promote the conservation of
energy through the safe, effective, and efficient use of renewable energy resources. The use
of solar and/or wind energy will reduce the on-site consumption of utility supplied energy.

•

Model Outdoor Wood-Fired Boiler Energy Systems Ordinance, 2014
Outdoor wood-fired boiler energy systems are typically used to heat homes or other
buildings, produce domestic hot water, heat swimming pools or hot tubs, or provide heat to
agricultural operations. The model ordinance provides for the proper construction,
installation, and operation of outdoor wood-fired boiler energy systems in an effort to
prevent health and air quality impacts, as well as neighborhood nuisance concerns.
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•

Model Geothermal Heating Ordinance, 2015
This model ordinance was designed to provide guidance to local municipalities regarding the
use of geothermal heating technologies. These technologies conserve energy through access
to, and use of, renewable geothermal energy resources. The ordinance promotes the general
health, safety, and welfare of the community by setting forth provisions regulating the
installation, construction, and operation of geothermal heating systems.

Common Zoning Classifications and Guidelines
Per the PA Municipalities Planning Code (PA MPC), municipalities, including a county, have the
authority to adopt a zoning ordinance. Likewise, they have jurisdiction over the development,
adoption, and enforcement of zoning regulations. The development of clear and consistent land use
terminology and regulations based on countywide goals and objectives would help to achieve
consistency with the County Comprehensive Plan. Within York County, there is no County zoning
ordinance, so all zoning decisions are made by the local municipalities. All but two (2) of the 72
municipalities in York County have adopted a zoning ordinance. Although there is commonality in
much of the terminology, there continues to be discrepancies as well. The main areas where there is
a lack of consistency are the zoning district classifications and accompanying regulations.
Within the County, there are 70 municipal zoning ordinances resulting in a total of 1,518 zoning
districts, each having slightly different regulations. In the York’s Envisioned Scenarios (YES) 2040 study,
the YCPC attempted to address the issue of zoning classifications by developing generalized zoning
districts. In order to be more efficient for purposes of the YES 2040 study, the multitude of zoning
district designations were evaluated based upon building dimensions, lot dimensions, and spatial
layout. Using these characteristics, the zoning districts were grouped into ten (10) generalized zoning
districts: Conservation/Open Space, Resource Protection, Rural, Low Density Residential, Medium
Density Residential, High Density Residential, Mixed Use, Neighborhood Commercial, Highway
Commercial, and Industrial. A map and descriptions of the zoning classifications can be found in YES
2040.
The benefits of common zoning classifications and guidelines are many. They include, but are not
limited to, supporting the implementation of countywide goals and objectives from the County
Comprehensive Plan, fostering intergovernmental cooperation and multi-municipal planning
initiatives, and providing predictability and consistency in municipal land use regulations. It would
especially be beneficial to properties that are split by a municipal boundary. The chances of getting
all municipalities to use only the ten (10) generalized zoning classifications presented in YES 2040 are
slim, due to the varying development character from one municipality to another. Nevertheless, it
provides a starting point for discussion and further evaluation.
In 2016, the YCPC staff developed a “Zoning Ordinance Content Guide” and made it available to local
municipalities. The Guide provides an outline of the content typically found in a municipal zoning
ordinance. Of note is a list of commonly defined terms and a customary list of uses, with an indication
of uses that often have specific criteria applied to them. The Guide focuses on core attributes most
commonly found and needed in a municipal zoning ordinance. It recognizes that actual zoning
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ordinance provisions may vary as they reflect the policy goals of the municipal statement of
community development objectives and give consideration to the character of the municipality, the
needs of the citizens, and the attributes and special nature of particular parts of the municipality.
Glossary of Common Terms and Zoning Classifications
Building upon the “Zoning Ordinance Content Guide,” the YCPC should develop a glossary of common
terms for both municipal zoning and subdivision and land development ordinances. In addition, a
glossary of common zoning classifications should be prepared. These glossaries would further
encourage a degree of standard language and uniformity from one municipality to another.
Planning and Implementation Tools Handbook
In 2008, the YCPC prepared a Planning and Implementation Tools: Creating Sustainable Communities
report. It advised local municipalities of a variety of existing tools available to plan for and manage
growth within their communities. Within this report, the focus was on the basic tools that are
specifically authorized by the PA MPC, as well as other tools that municipalities can use to manage
growth in a manner consistent with the “design of land use controls” provisions set forth throughout
the PA MPC.
The report included primary planning tools (descriptions of plans that allow municipalities to forecast
and plan for their community’s future) and primary implementation tools (descriptions of ordinances
municipalities should be using to implement their plans). It also included specialized planning tools,
or “smart growth” tools, that offer a variety of land use solutions for urban, suburban and rural areas.
Additionally, it noted the plans and tools being used by each municipality.
The YCPC should update the Planning and Implementation Tools report on a yearly basis and
encourage municipalities to use it as a resource. It can also be used by the YCPC staff as an education
and outreach tool to assist with implementing the County Plan.
Design Guidelines
The York County Planning Commission should develop model design guidelines in an effort to preserve
and enhance the character of existing neighborhoods and improve the aesthetic and functional quality
of new development projects. Design guidelines serve to augment land use ordinance standards and
provide qualitative direction on how to meet County growth management goals. Design guidelines
are often associated with historic preservation, traditional neighborhood development, and Main
Street Programs, where the guidelines seek to preserve an area’s unique character and foster
community pride. Developing and encouraging the use of design guidelines would provide for the
improvement of York County’s communities and aid in achieving general consistency between the
goals and objectives of the York County Comprehensive Plan and the planning efforts of local
municipalities.

SUMMARY
This Chapter has demonstrated how the various planning components of the County Comprehensive
Plan are interrelated and how each is important to achieving the countywide vision. It also evaluated
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consistency between York County’s Growth Management Plan and the Growth Management or
Future Land Use Plans of adjacent counties. For the most part, York County and its neighboring
counties are working toward common goals that will ensure compatible planning efforts. Finally, this
Chapter addressed advisory guidelines to promote general consistency between the County
Comprehensive Plan and local municipal comprehensive plans, as well as consistency among common
land use terminology and implementation tools. Promoting and achieving consistency is essential to
the success of the Plan.
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CHAPTER SEVEN – POLICY AND ACTION PLAN
The planning components of the County’s Comprehensive Plan are intertwined, yet each plays an
important role in guiding growth, development, and resource protection. The Growth Management
Plan, however, is recognized as the key component that links all the planning pieces together to
promote sustainable, vibrant, and interconnected communities; support and enhance the rural
landscape; and foster environmental stewardship. Additionally, it serves to coordinate the overall
policies and implementation of the County Comprehensive Plan. As such, the policies and actions set
forth in this Chapter will be in relation to the County Comprehensive Plan as a whole.

Ag Land Protection, Economic
Development, Housing&Community
Development, Integrated Water
Resources, Open Space& Greenways,
Transportation, Heritage Preservation

Growth
Management
Plan

York County
Comprehensive
Plan

POLICIES AND ACTIONS
Below are six (6) policy statements that guide implementation of the York County Comprehensive Plan,
including the Growth Management Plan, and its supporting planning components, thus achieving the
goals and objectives set forth in Chapter One. Each policy statement is followed by actions to be
spearheaded by the YCPC, which is the lead County planning agency. However, the success of this
Action Plan relies on the support, involvement, and cooperation of municipalities, planning-related
agencies, and other stakeholders.
Policy 1 – The goals of the County Comprehensive Plan will be reinforced through the
comments and recommendations provided during the review processes required by the
Pennsylvania Municipalities Planning Code (PA MPC) and other legislation.
•

Review new, and amendments to existing, municipal comprehensive plans and land use
ordinances (zoning, subdivision and land development, official map) to promote the Growth
Management Plan vision and objectives
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•

Review municipal Sewage Facility (Act 537) Plans for consistency with the York County
Comprehensive Plan and promote on-lot management ordinances

•

Inform applicable municipalities of any proposed development in an adjacent municipality
that meets the definition of “development of regional significance and impact” set forth in
this Plan

•

Provide specific comments and recommendations in opposition to large scale development,
development of prime agricultural soils, and large lot size zoning in Established Rural Areas
during the review of municipal plans and ordinances

Policy 2 – The County Comprehensive Plan and associated goals and objectives will be used
as the framework for education and technical assistance provided to municipalities and
others.
•

•

Work with municipalities through the Municipal Outreach Program on comprehensive plans
and land use ordinances to incorporate policies and ordinance provisions that are consistent
with the York County Comprehensive Plan. Consistency is a means through which the County
Plan can be implemented and the Growth/Rural Area visions achieved. Elements of
consistency may include, but are not limited to, the following:
o

Planning policies and ordinance provisions that will help to capture 85% of the County’s
new development within Established Growth Areas

o

Planning policies and ordinance provisions that will help to limit the percentage of the
County’s new development occurring in Established Rural Areas to 15%

o

Limiting public water and sewer services to Established Growth Areas, unless necessary
to address a health and safety issue in an Established Rural Area

o

Providing for a full range of uses and services within Established Growth Areas

o

Providing for a diversity of dwelling types, at varying densities, for people of all incomes,
ages, and abilities, especially in Established Growth Areas

o

Promoting disaster resistant development

o

Protecting significant natural resources, especially in Established Rural Areas

o

Protecting prime and productive agricultural land in Established Rural Areas

o

Protecting heritage resources

o

Recommending uniform street classifications and design standards

Provide training and technical assistance to municipalities on an array of planning tools
including, but not limited to, the following:
o

Multi-municipal planning
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o Official Map Ordinance to accomplish goals for open space preservation, greenways/trails
development, recreation, preservation, transportation, and stormwater management/
flood control
o

Build-out analyses

o

Alternative residential development, mixed-use development, adaptive reuse, and infill
development options

o

Provisions to promote affordable housing

o

Neighborhood revitalization resources

o

Economic development tools, such as local economic development plans, corridor
development plans, redevelopment plans, etc.

o

Transportation tools, such as safety, congestion mitigation, capital improvement plans,
transit-oriented development, walkable communities, and complete streets

o

Environmental Advisory Councils (EACs)

o

Green infrastructure and low impact development techniques/ordinance provisions to
clean up impaired waters and maintain healthy waters, such as stream buffers, pervious
pavement, and landscaping

o

Disaster resistant development techniques and other hazard mitigation policies and
practices

o

Natural resource protection tools, such as zoning overlays, effective agricultural
protection zoning, acquisition of flood prone areas, and source water protection plans

o

Historic preservation tools, such as overlay zones, ordinance provisions, and the process
to have National Register “eligible” properties become “listed”

o

Funding opportunities for planning and implementation projects

•

Advise municipal planning commissions, zoning hearing boards, and elected officials by
offering training sessions and workshops and distributing information through Planning
Perspective newsletters, E-alert, and postings to the YCPC website

•

Educate students about local government and community/environmental planning through
continued participation with the York County Envirothon Program and engagement with
school districts

•

Inform community groups and the general public about growth management through proper
planning, coordination, and awareness

•

Encourage public involvement in planning meetings and education/outreach initiatives
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Policy 3 – Statements of support or formal comments provided for projects will be in
regard to the consistency of the project with the County Comprehensive Plan.
•

Review submissions from agencies and municipalities that are seeking a letter of support and
instead provide a consistency letter, if the project is consistent with the County
Comprehensive Plan

•

Support and advocate the extension of public utilities throughout the Established Growth
Areas

•

Extension of public water and/or sewer into Established Rural Areas will not be supported,
unless necessary to address health and safety issues

Policy 4 – The York County Planning Commission, as the lead County Agency in planning
and community development, will coordinate with other agencies to implement the
County Comprehensive Plan.
•

Work with an array of community agencies and stakeholders on projects and initiatives that
implement the Comprehensive Plan. Projects and initiatives may include, but are not limited
to:
o

Continue the partnership with the York County Economic Alliance (YCEA) to meet the
economic development needs of Established Growth and Rural Areas, including
opportunities for redevelopment, infill, and corridor redesign

o

Continue to collaborate with the York Area Metropolitan Planning Organization (YAMPO)
to carry out the Unified Planning Work Program (UPWP) and coordinate transportation
planning activities

o

Participate in initiatives to address blight, including working with the YCEA to create a
Blight Review Commission and/or County Land Bank

o

Continue to work with developers to create and maintain affordable housing

o

Partner with local providers (schools, health care, emergency services) to plan for future
needs by sharing data (demographics, land use, utilities, proposed development)

o Continue to serve on the York County Agricultural Business Council
o

Continue to work with rabbittransit to identify and address transit service needs

o

Coordinate priorities with the York County Agricultural Land Preservation Board (YCALPB)
and Farm & Natural Lands Trust (FNLT) of York County to preserve agricultural lands in
Established Rural Areas through conservation easement programs

o Continue to partner with organizations on initiatives committed to the preservation and
conservation of open space (Susquehanna Riverlands, South Mountain Partnership, York
County Parks, Susquehanna Heritage, FNLT, Rail Trail Authority, and others)
o

Continue to pursue implementation of a countywide stormwater authority
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o

Continue to administer the York County MS4 permit in cooperation with applicable
County departments

o

Continue to serve as administrator to the York County Stormwater Consortium (YCSWC)
and provide leadership for the York County Coalition for Clean Waters (YCC4CW)

o

Build and maintain partnerships to monitor water quality (USGS, SRBC, DEP, YCCD, WAY,
etc.)

o

Continue to represent the County on a wide range of boards and committees

o

Engage municipal emergency management coordinators and emergency service
providers in hazard mitigation planning and implementation

o

Continue to serve on the Local Emergency Planning Committee (LEPC) and help to
facilitate coordination among state and local emergency service providers

o

Partner with preservation organizations to implement the Heritage Preservation Plan
strategies and develop a countywide historic resources tool

o

Continue to be involved in Section 106 Historic Preservation Reviews and serve as a
consulting party when necessary

Policy 5 – In order to maintain a current perspective on planning and community
development, the York County Planning Commission will maintain and update County
data and information and the County Comprehensive Plan.
•

Maintain and update countywide GIS mapping of preserved and protected lands
(conservation easements, parks, gamelands, agricultural security areas, etc.), important
natural features, natural and manmade hazards, road network, parcels, and other data layers

•

Work with municipalities and utilities to develop and maintain comprehensive GIS mapping
of water and sewer lines and stormwater infrastructure

•

Update the County Environmental Resources and Natural Areas inventories as needed and
provide access online

•

Develop a web-based hazard mitigation tool to identify the location of hazards by parcel

•

Compile data related to population and housing trends, publish it on the YCPC website, and
distribute it through e-Alerts and Planning Perspective newsletters

•

Review the Comprehensive Plan components on a five (5) to ten (10) year basis and update if
needed

•

Maintain “Exploring York County’s Heritage” story map on www.ycpc.org
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Policy 6 – The County Board of Commissioners and related funding bodies, such as the
York Area Metropolitan Planning Organization (YAMPO), will direct funding to implement
the County Comprehensive Plan.
•

•

Direct investment of York County housing and community development funding as follows:
o

Implement the York County Housing and Community Development Plan, Analysis of
Impediments to Fair Housing Plan, and the Consolidated Plan

o

Improve accessibility to community facilities (ADA)

o

Coordinate funding priorities with municipalities on their open space, greenway, and
recreation planning activities

o

Improve existing housing stock through the County’s Weatherization and Home
Improvement Programs

o

Provide assistance and support to first time homebuyers through the York Homebuyer
Assistance Program

o

Create new affordable housing opportunities within Established Growth Areas through
the County’s HOME funds

o

Provide administration for the York County Continuum of Care to address homelessness
throughout the County, including administration of the County’s ESG funds to provide
funds for emergency housing to assist the homeless and administration of the County’s
Homeless Management Information System (HMIS)

Through the York Area Metropolitan Planning Organization (YAMPO), direct transportation
funding as follows:
o

Focus efforts to invest in capacity-adding transportation infrastructure only within
Established Growth Areas

o

Limit investment of transportation funding in Established Rural Areas to addressing safety
needs

o

Prioritize projects for alternative transportation funding that promote mobility options

o Identify new funding sources for transportation planning and projects
o Identify transportation projects of critical importance to the business community and
work with the MPO to fund as appropriate
•

Continue to fund land preservation organizations that implement the County Comprehensive
Plan, including the York County Agricultural Land Preservation Program, York County
Department of Parks and Recreation, and Farm & Natural Lands Trust of York County

•

Consider funding heritage preservation projects that are supported by the Heritage
Preservation Plan “Resource Evaluation Tool”
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CONCLUSION
Striking a balance between development and preservation will always be a challenge in York County.
The challenge is reflected in the two (2) primary goals of the York County Comprehensive Plan: “to
direct growth and development to appropriate locations” and “to protect and preserve important
natural resources.” Absorbing new growth and protecting/preserving important lands are not
mutually exclusive concepts, but rather can be coordinated within a growth management plan that
accurately defines appropriate growth areas and clearly identifies the value of protecting important
lands.
This Growth Management Plan provides a framework to accommodate the County’s development
needs in a way that protects its significant natural and cultural resources, as well as maintain and
expand the County’s vibrant economy and protect the attractiveness of York County as a place to live,
work, and play.
Once adopted by the County Commissioners, the Plan becomes the County land use and resource
protection policy. It will influence the County’s decision-making process and be used as a blueprint
to achieve the County vision for the future.
Implementation of this Plan through the policies and actions outlined in this Chapter will require
working cooperatively with municipalities and public/private agencies. Many growth management
planning initiatives are already in place, which lays the groundwork for moving forward.
The staff of the York County Planning Commission will continue to engage in a continuous dialogue
with stakeholders, provide education and outreach services, and develop partnerships to promote
the visions and achieve the goals set forth in this Plan. Additionally, the staff will encourage use of
the County Comprehensive Plan as a tool to guide public policy decisions at all levels concerning
overall growth, development, and resource protection.
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APPENDIX A – ESTABLISHED GROWTH AREA ANALYSIS
Based on the population projections provided in Chapter Three, there will be a need to accommodate
an additional 103,375 persons in York County by the Year 2040. Using the US Census average person
per household size of 2.58 persons for York County and a 5% vacancy rate, this equates to
approximately 38,048 additional households or dwelling units. To accommodate the current target of
75% of new development in the Established Growth Areas, a total of approximately 28,536 new
dwelling units would need to be provided.
Combined, there are currently 19,817 vacant acres in the Established Primary and Secondary Growth
Areas. Subtracting areas with a generalized zoning classification of Commercial or Industrial per
YCPC’s Generalized Zoning GIS data layer, as well as lands in municipalities with no zoning, leaves
approximately 13,447 acres available for residential development. This doesn’t include larger
underutilized parcels that could be further subdivided. Assuming that 15% (2,016 acres) of the 13,447
acres may be undevelopable due to natural features, lot size, or other development constraints, this
renders approximately 11,431 acres remaining for residential development.
The YES 2040 study provided an average density for each of the Generalized Zoning Districts as
follows: .5 dwelling units per acre in areas categorized as being in the Conservation/Open Space Zone,
four (4) dwelling units per acre in the Mixed Use Zone, and five (5) dwelling units per acre in the
Residential Zones. Based on these average densities, the current Established Growth Areas, in total,
could accommodate approximately 48,579 additional dwelling units (see table below). This equates
to an additional 20,043 dwelling units more than the projected need of 28,536 dwelling units to meet
the goal of capturing 75% of new residential development in the Established Primary and Secondary
Growth Areas.
Developable
Average
Vacant
Vacant
Residential
Estimated Residential
Acreage
Acreage
Density/Acre
Development Potential
P - 1,617
P - 1,375
P - 688 dwelling units
.5 dwelling units
S - 224
S - 190
S95 dwelling units
P - 1,041
P - 885
P - 3,540 dwelling units
4 dwelling units
Mixed Use
S - 763
S - 649
S - 2,596 dwelling units
P - 7,693
P - 6,539
P - 32,695 dwelling units
Residential
5 dwelling units
S - 2,109
S - 1,793
S - 8,965 dwelling units
Total
13,447
11,431
-48,579 dwelling units
P = Established Primary Growth Area; S = Established Secondary Growth Area
General Zoning
Classification
Conservation/
Open Space

Given that the Established Growth Areas could accommodate 48,579 dwelling units, continuing to
capture 75% of new development in the Established Growth Areas appears to be achievable.
However, the YES 2040 study recommended capturing 85% of new residential development in the
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Growth Areas and maximizing constraints on development in the Rural Areas to achieve the preferred
Resource Protection Scenario.
Using the same analysis described above to meet an 85% goal, 32,341 of the projected need for 38,048
new dwelling units by the year 2040 would need to be constructed in the Established Growth Areas.
Based on the above table, which indicates that the Established Growth Areas have the potential to
accommodate 48,579 dwelling units, an 85% goal appears to be achievable. As compared to a 75%
goal, this amounts to capturing an additional 3,805 dwelling units in the Established Growth Areas.
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Appendix B - Growth Management Tools

Land Use Tool

Alternative
Residential
Development

Bonus
Densities

Business
Improvement
Districts (BID)

Capital
Improvements
Plan (CIP)

Description

Zoning technique that provides flexibility in the lot area and bulk
requirements as a means of integrating open space into new residential
developments. Alternative Residential Development may permit higher
densities than conventional development. The provision of open space can
produce attractive neighborhoods that preserve sensitive natural
features, such as steep slopes, floodplains, and wetlands. Often referred
to as cluster development or open space development.
A zoning tool that permits developers to build more housing units, taller
buildings, or more floor space than normally allowed, in exchange for
provision of a defined public benefit, such as a specified number or
percentage of affordable units included in the development or
conservation of land within the development.
A geographical area in which property owners choose to be assessed a fee
to finance a wide range of services and/or capital improvements that will
benefit the district as a whole. Typically governed by a management
organization. (PA law also allows for the creation of Residential, MixedUse, and Industrial & Institutional Improvement Districts.)
A short-range plan, usually four (4) to 10 years that identifies capital
projects and equipment purchases, provides a planning schedule, and
identifies options for financing the plan. It is an important management
tool and strengthens the linkages between community infrastructure
needs and the financial capacity of the municipality. Annual updates are
needed.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center



















Appendix B - Growth Management Tools

Land Use Tool

City
Revitalization
and
Improvement
Zone (CRIZ)
Complete
Streets
Conservation
Easements

Conservation
Subdivision
Design

Description

An area of up to 130 acres, comprised of parcels designated by a
contracting authority that provides economic development and job
creation within a political subdivision. State and local taxes collected
within the CRIZ are used to repay debt service to stimulate economic
development projects within the CRIZ.
A transportation policy and design approach that requires streets to be
planned, designed, operated, and maintained to enable safe, convenient,
and comfortable travel and access for users of all ages and abilities
regardless of their mode of transportation
Legal agreement between a landowner and a land trust or government
agency that permanently limits uses of the land in order to protect its
agricultural or conservation value. Conservation easements typically result
from the purchase or donation of development rights.
An approach to laying out subdivisions so that the site’s most significant
natural and cultural resources are permanently protected in such a
manner as to create interconnected networks of conservation lands. The
percentage of protected land varies according to the project density.
Conservation subdivisions are generally “density neutral,” meaning that
the overall number of dwellings built is not different than what is
permitted in a conventional development. Small density bonuses are
sometimes offered in return for dedicating conserved land for public use,
providing workforce housing, or providing for permanent maintenance of
the open space.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center

















Appendix B - Growth Management Tools

Land Use Tool

Corridor
Planning
Critical
Environmental
Areas Zoning
Overlays/
Regulations
Effective
Agricultural
Zoning/
Agricultural
Protection
Zoning (APZ)

Description

A corridor planning approach considers multiple forms of transportation,
adjacent land uses, and the connecting street networks. Relatively intense,
mixed-use development is typically existing or planned. The intent is to
transform the transportation and land use planning process into one that
respects and enhances our natural and human environments.
Zoning overlay districts superimpose additional layers of regulations upon
underlying zoning districts. Critical Environmental Area Overlays
commonly impose special development restrictions in floodplain areas or
areas with environmental hazards, fragile resources, wildlife habitat,
scenic vistas, and/or cultural resources.
Effective agricultural zoning, also known as agricultural protection zoning,
is a land management tool that encourages farming, while discouraging
non-agricultural land uses that are incompatible with farm operations.
This form of zoning promotes agricultural uses and structures, while
limiting the number of non-farm uses, such as dwellings and other
activities that can compete for productive farmland. Most common forms
of APZ are a sliding scale, fixed scale, or percentage based scale to limit
the number of development rights, in conjunction with maximum lot size
and prime soil protection provisions.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center















Appendix B - Growth Management Tools

Land Use Tool

Description

Provides grants to financially disadvantaged communities that are
designated as an Enterprise Zone by the PA Department of Community &
Economic Development (DCED) to prepare and implement business
development strategies. Businesses within the Zone are eligible for loan
Enterprise Zone funds to assist with financing business growth and job creation. Eligible
Program
activities include building acquisition, construction, renovation, and
machinery/equipment purchases. The Enterprise Zone Tax Credits
Program provides tax credits for property improvements through new
construction and/or rehabilitation to existing buildings in a designated
Enterprise Zone.
State or local government can purchase land outright to conserve it. A fee
simple purchase transfers full ownership of the property, including the
underlying title, to a government agency. Fee simple acquisition may also
Fee Simple
be the result of a donation, with the landowner realizing tax benefits from
Acquisition
the donation. Sometimes a combination of purchase and donation occurs,
resulting in a sale of land for below market value and the landowner
donating a portion of the property’s value to the buyer, referred to as a
“bargain sale.”

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center











Appendix B - Growth Management Tools

Land Use Tool

Description

Flexible parking provides options for reducing the minimum parking
requirements based on certain considerations. Options include, but are
not limited to, establishing specific criteria that will allow for reductions
Flexible Parking in required parking by right, allowing on-street parking spaces to count
towards off-street parking requirements in specified situations, and
allowing a percentage of required parking to be held in reserve
(unpaved) until deemed necessary.
Form-based codes are a method of development regulation, adopted into
a municipal ordinance, that controls building form first and building use
second, with the purpose of achieving a particular type of “place” or built
environment based on a community vision. It divides a community into
Form-Based
different districts based on the character and intensity of land
Code
development, as well as the desired urban form. A form-based code is
zoning, but it is also more than zoning, as it also regulates things such as
the design of streets, sidewalks and other public spaces. It recognizes that
all of the pieces of the land use regulatory system are interrelated and puts
the regulations together in one place.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center







Appendix B - Growth Management Tools

Land Use Tool

Green
Infrastructure

Impact Fees

Incentive
Zoning
Infill
Development
Incentives
Interchange/
Transportation
Overlay Zoning

Description

An approach to stormwater management that protects, restores, or
mimics the natural water cycle. Green infrastructure investments boost
the economy, enhance community health and safety, and provide
recreation, wildlife, and other benefits. Examples include rain gardens,
permeable pavements, green roofs, infiltration planters, trees and tree
boxes, and rainwater harvesting systems. At the largest scale, the
preservation and restoration of natural landscapes (such as forests,
floodplains, and wetlands) are critical components of green infrastructure.
An impact fee is a fee imposed by a local government on a new or
proposed development project to pay for all or a portion of the costs of
providing public services to the new development. In PA, the only impact
fees permitted are transportation and recreation.
Incentive zoning is a tool that allows a developer to develop land in a way
not ordinarily permitted in exchange for a public benefit that would
otherwise not be required. Incentive zoning allows the municipality to
leverage variations in existing zoning standards to obtain public goods.
Infill development is the process of providing a viable use of vacant or
underused properties in areas that are already largely developed.
Incentives often include flexible setbacks, height, lot size, density, and
parking regulations, while maintaining development that is compatible
with the character and scale of existing development.
This zoning tool can help to target economic development and focus
transportation infrastructure to facilitate specific types of growth within
the zoning districts around transportation interchanges.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center



























Appendix B - Growth Management Tools

Land Use Tool

Description

As provided for in the PA MPC, municipalities may cooperate with one (1)
or more municipalities to develop, adopt and implement a multi-municipal
Joint or Multicomprehensive plan. Through multi-municipal planning, municipalities
Municipal
can share uses, thereby not having to provide for all uses in each
Planning and
participating jurisdiction. Additionally, cooperating municipalities may
Zoning
enact and enforce a joint municipal zoning ordinance to implement
individual or multi-municipal comprehensive plans.
LERTA allows local taxing authorities to exempt improvements to a
Local Economic business property, if such property is located in a deteriorated area.
Revitalization
Property improvements eligible for exemption include repairs,
Tax Credit
construction or reconstruction, rehabilitation, improvements to alleviate
(LERTA)
health concerns, economic use, and improvements necessary to comply
with laws, ordinances, or regulations. PA DCED administers this program.
This innovative zoning technique adds flexibility to subdivision design by
allowing various lot sizes, while maintaining constant overall density. The
Lot Size
number of dwellings permitted in subdivisions using lot averaging is
Averaging
determined by density limits set forth in the zoning ordinance. The sizes
of lots, however, vary based on the resource limitations to protect
wetlands, woodlands or other sensitive natural features.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center













Appendix B - Growth Management Tools

Land Use Tool

Low Impact
Development
(LID)

Main Street
Program

Mixed-Use
Development

Description

A sustainable site planning process that first identifies critical natural
resource areas for preservation. Then, once the building envelope is
established, the developer integrates LID techniques, such as maintaining
natural drainage flow paths, minimizing land clearance, clustering
buildings, and reducing impervious surfaces, into the project design. These
practices preserve the natural features and hydrology of the land and
reduce stormwater runoff.
A comprehensive, community-based approach to revitalizing downtowns
and central business districts. The Pennsylvania Downtown Center (PDC)
serves as the official State Coordinating Program for Main Street, while the
Pennsylvania Department of Community and Economic Development
(DCED) provides funding and management of Main Street.
Zoning ordinances can include provisions for mixed-use development that
provide for the blending of residential, commercial, cultural, institutional,
and where appropriate, industrial uses. Mixed-use development is
generally closely linked to increased density, which allows for more
compact development and encourages walkability. Higher densities also
increase land-use efficiency and housing variety, while reducing energy
consumption and transportation costs.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center

















Appendix B - Growth Management Tools

Land Use Tool

Neighborhood
Assistance
Program (NAP)

Official Map
Ordinance

Planned
Residential
Developments

Description

A tax credit program administered by PA DCED that encourages businesses
to invest in programs that improve a distressed area or support
neighborhood conservation. The programs must fall under one of the
following categories: affordable housing, community services, crime
prevention, education, job training, or neighborhood assistance. The tax
credit limit is 55%.
An official map is a tool to implement the local comprehensive plan. It
shows the locations of planned future public lands and facilities, such as
streets, trails, parks, and open space. The official map expresses a
municipality’s interest in acquiring these lands for public purposes
sometime in the future and notifies developers and property owners of
this interest.
A zoning technique provided for in the PA Municipalities Planning Code
(MPC) that accommodates residential uses or a combination of residential
and non-residential uses. It encourages innovative development to meet
the growing demand for housing and other development through a
greater variety in type, design, and layout of dwellings and structures and
by the conservation and more efficient use of open space. The
review/approval process is different from the process for conventional
subdivisions and land developments.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center
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Land Use Tool

Purchase or
Donation of
Development
Rights

Residential
Performance
Zoning

Rural or Village
District

Description

Voluntary program in which a land trust or other agency buys the
development rights to a parcel of land from the landowner or the property
owner donates the development rights. Permanent deed restrictions on
the land, typically in the form of a conservation easement, protect it in
perpetuity.
Performance zoning, also called impact zoning or flexible zoning, is an
alternative technique to conventional zoning. Rather than establishing
specific area and bulk standards within zoning districts to govern
development, performance zoning regulates the design and location of a
use based on the characteristics of a particular site to support
development. Under performance zoning, municipalities replace
conventional zoning districts with performance criteria to guide
development. The result can be an increase in the range of uses that may
be permitted and additional control over the effects of the land use.
Landowners and developers are provided greater flexibility on how to
meet performance zoning standards.
Provides standards to encourage concentrations of rural residential
development, together with service-oriented and limited commercial uses
that primarily satisfy day-to-day needs of local residents. However, public
water and sewer are discouraged in these areas. New development should
respect the historic characteristics of the village. Farming and other
agricultural or horticultural activities often occur in rural centers and
villages.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center
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Land Use Tool

Shared Parking

Sustainable
Landscaping

Traditional
Neighborhood
Development
(TND)

Description

Shared parking is a tool through which adjacent property owners share
their parking spaces or lots and reduce the number of parking spaces that
each would provide on their individual properties. By taking into account
different peak parking demands, shared parking areas reduce the total
number of parking spaces required. For example, a parking facility for
office employees during the day becomes parking for people going to a
nearby theater at night. Shared parking reduces the amount of land
devoted to parking, which results in less paved surface and benefits
stormwater management.
Sustainable landscaping balances the needs of people, the economy, and
the environment. It reduces energy consumption, protects soils, improves
surface water quality, reduces the need for irrigation, and protects native
plant communities. Regulations typically address street trees, parking lot
landscaping, land use buffers/screening, riparian buffers and meadows.
(See York County Sustainable Landscaping Model Ordinance.)
A zoning technique provided for in the PA MPC and defined as an area of
land typically developed for a compatible mixture of residential units for
various income levels and non-residential commercial and workplace uses,
including some structures that provide for a mix of uses within the same
building. TND has an identifiable center in the form of a public park or
plaza, is relatively compact, and oriented toward pedestrian activity. It is
an efficient way to accommodate a community’s demand for housing,
retail, and other new development.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center
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Land Use Tool

Transfer of
Development
Rights (TDR)

Transit
Oriented
Development
(TOD)

Description

As provided for in the PA MPC, TDR is a zoning technique used to
permanently protect farmland and other natural and cultural resources by
redirecting development that would otherwise occur on these resource
lands to areas planned to accommodate growth and development. The
land from which the development rights are severed is permanently
protected through a conservation easement or other appropriate form of
restrictive covenant. The development value of the land where the
transferred development rights are applied is enhanced by allowing for
new or special uses, greater density or intensity, or other regulatory
flexibility that zoning without the TDR option would not have permitted.
TOD is a type of community development that includes a mixture of
housing, office, retail, and/or other amenities integrated into a walkable
neighborhood located within a half-mile of quality public transportation.
It combines regional planning, city revitalization, suburban renewal, and
walkable neighborhood concepts to create vibrant, livable, and
sustainable communities.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center
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Land Use Tool

Transportation
Service Area /
Transportation
Impact Fee
Ordinance

Transportation
Development
District (TDD)

Description

As provided for in the PA MPC, a transportation service area is a
geographically defined portion of a municipality not to exceed seven (7)
square miles, with an aggregation of sites with development potential.
The need for transportation capital improvements within the defined
service area is to be funded with transportation impact fees. The impact
fee is a charge or fee imposed by a municipality on new development in
the defined service area. It generates revenue for funding the costs of
transportation capital improvements necessitated by and attributable to
the new development.
The Transportation Partnership Act enables a municipality or municipal
authority to designate a specific area as a TDD for purposes of planning,
financing, acquiring, developing, constructing, and operating
transportation facilities or services within the district, provided the
proposed projects expand or improve existing facilities/services. The
municipality or authority may finance transportation facility/service
projects by imposing an assessment upon business property or on each
benefitted property within the district; imposing a tax on properties within
the district; issuing notes and bonds & entering into leases, guarantees
and subsidy contracts; and accepting grants, gifts, and donations.

Applicability
Rural Areas
Agricultural Natural
Growth Resource Resource Rural
Areas
Land
Land
Center





