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Introduction 
This regional growth management plan was developed through a collaborative planning 
process that integrated technical analysis with community input.  The plan is a blue-print 
or guide for future development and redevelopment within the region.  The content of 
this plan is based upon the following supporting documents:  Existing Conditions 
Report, Build-Out Analysis Report, Summary of Community Input and Zoning Analysis.  
These supporting documents are described in the Appendix.  This plan provides an 
update of facts and statistics, results of analysis, vision statement, plan goals and 
objectives, growth management strategies, explanation of various plan elements and 
implementation plan.  This plan builds upon the basic planning principles outlined in the 
Comprehensive Plan Addendum, August 1994, for Dover Township and replaces the 
1964 Dover Borough Comprehensive Plan.   

Background 

Dover Borough and Dover Township entered into an intergovernmental cooperative 
planning agreement to jointly participate in the creation of a Joint Comprehensive Plan 
in the form of a growth management plan with emphasis on management of growth for 
the region and revitalization for the Borough.  A copy of the intergovernmental 
cooperative planning agreement is contained in the Appendix 1. 

Dover Borough Comprehensive Planning 

The Dover Borough Comprehensive Plan of record was adopted in 1964 and has not 
been updated since.  The Land Use Plan and the Transportation Links of the plan depict 
development concentrated in and around the Borough supported by a transportation 
loop.  At the time of the plan, access around the Borough and parking within the 
Borough were sited as critical issues.  Many of the population projections have been 
reached and recommendations such as expand infrastructure (roads, water and sewer), 
establish public services (police and fire) and develop public facilities (parks and 
recreation facilities) have been accomplished as population grew and development 
occurred.  Since the adoption of the 1964 plan, the Borough constructed a wastewater 
treatment plant and has worked cooperatively with surrounding municipalities including 
Dover Township to provide additional water supply, create a regional police force, share 
staff and equipment and conduct joint planning efforts.  The Borough is nearing 
maximum build-out, and the 1964 plan does not address revitalization needs. 

Dover Township Comprehensive Planning 

The Dover Township Comprehensive Plan update was adopted in August of 1994.  This 
update was an addendum to the 1987 Comprehensive Plan.  At that time, the focus of 
the plan was very similar to the focus of this plan.  The last comprehensive planning 
effort emphasized development of a plan to:  provide future direction for the density and 
intensity of growth and development; provide for the effects of existing and future 
growth and development on roadways and community facilities and services; evaluate 
the effectiveness of current policy for the preservation of agricultural areas relative to 
public opinion and attitudes; provide for the management of stormwater flows from 
development; and, promote the management and protection of public drinking water 
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supplies.  Upon adoption of the 1994 plan, subsequent zoning amendments were made.  
Since 1994, the Township has been using this plan as a guide for community 
development and has made several zoning map and ordinance updates to implement 
the plan.  Additionally, the Township has worked cooperatively with surrounding 
municipalities as well as the Borough to provide additional water supply, create a 
regional police force, share staff and equipment, provide a regional wastewater 
treatment plant and conduct joint planning efforts. 

York County Comprehensive Plan and Growth Management Plan 

The York County Planning Commission adopted its first growth management plan in 
September of 1997 and adopted subsequent amendments to that plan in 2001, 2002, 
2003, 2004 and 2006.  The purpose of the Countyôs äGrowth Management Planå is to 
present an overall countywide framework for growth and provide mechanisms to 
collaborate with municipalities to determine the specific location, pattern and timing of 
future development through the delineation of growth areas and identification of 
important resources such as agricultural lands and rural resource areas.  The Countyôs 
Growth Management Plan builds upon the 1992 Comprehensive Plan and is a 
component of the 1992 Comprehensive Plan.  The County Comprehensive Plan was 
presented as a tool for coordinating land use planning throughout York County focusing 
on three key goals:  protection and preservation of important natural resources; 
direction of growth and development to appropriate locations; and, facilitated 
coordinated planning at all level of government. 
Source:  York County Growth Management Plan, Amended December 13, 2006 

Municipalities Planning Code 

The Pennsylvania Municipalities Planning Code (MPC) empowers the Township and 
Borough, individually or jointly, to: 
 

¶ plan their development and to govern the same by zoning, subdivision and land 
development ordinances, planned residential development and other 
ordinances, by official maps that identify the reservation of certain land for future 
public purpose and by the acquisition of such land; 

 

¶ promote the conservation of energy through the use of planning practices and to 
promote the effective utilization of renewable energy sources; and, 

 

¶ provide for transfer of development rights. 
 

Article III, Comprehensive Plan of the MPC provides a guide to basic plan elements, 
procedures and details of the legal status of the Comprehensive Plan.  Article XI, 
Intergovernmental Cooperative Planning and Implementation Agreements outlines the 
requirements for County or Multi-municipal Comprehensive Plans in Section 1103.  In 
addition to required plan elements outlined in Section 301, the following must be 
addressed in accordance with this section of the MPC (Section 1103): 
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¶ designation of growth areas to address orderly and efficient development to 
accommodate projected growth in order to provide for an adequate tax base and 
to provide services to such development; 

 

¶ designation of potential future growth areas where future development is planned 
for densities to accompany the orderly extension and provision of services; 

 

¶ designation of rural resource areas; 
 

¶ accommodation of all categories of uses within the area of the plan; 
 

¶ planning for developments of area-wide significance and impact; and,  
 

¶ conservation and enhancement of the natural, scenic, historic and aesthetic 
resources within the area of the plan. 

 
Source:  MPC, Act of July 31, 1968, P.L. 805, No. 247 as amended. 

Keystone Principles 

The Commonwealth of Pennsylvania adopted the Keystone Principles & Criteria for 
Growth, Investment & Resource Conservation in May of 2005.  These principles and 
criteria were designed to support a coordinated interagency approach to fostering 
sustainable economic development and conservation of resources through the stateôs 
investments in communities.  The principles outline general goals and objectives for 
economic development and resource conservation.  The criteria help measure the 
extent to which particular projects accomplish identified goals.  Projects to be funded by 
state agencies are to be evaluated with the recognition that rural, suburban and urban 
areas have different characteristics and needs.  For example, what might work in an 
urban area might not work in a rural area.  The following is a brief description of the 
stateôs Keystone Principles that provide the basis for growth, investment and resource 
conservation. 
 

¶ Redevelopment First ï The State is giving priority to cities, towns, brownfields 
and previously developed sites in urban, suburban, and rural communities for 
economic development activity that create jobs, housing, mixed-use development 
and recreational assets.  Conservation of heritage resources and rehabilitation of 
historic buildings and neighborhoods for compatible contemporary uses is a 
priority. 

 

¶ Provide Efficient Infrastructure ï The State is emphasizing fix it first by making 
improvements to existing infrastructure resulting in highway and public 
transportation investments that use context sensitive design to improve existing 
developed areas and attract residents and visitors to these areas.  This emphasis 
includes providing multi-modal choices and adequate public facilities within 
designated growth areas.  Other strategies include the use of on-lot and 
community water and septic/sewer systems in rural areas and the requirement 
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for private and public expansions consistent with comprehensive plans and 
implementing ordinances. 

 

¶ Concentrate Development ï The State is supporting both infill and greenfield 
development that is compact and conserves land and is integrated with existing 
or planned transportation, water and sewer services and schools.  The goal is to 
create well-designed developments that are walkable communities with options 
for non-vehicular modes of travel that offer healthy life style opportunities.  It is 
important that these types of developments be planned and designed for 
successful and timely completion. 

 

¶ Increase Job Opportunities ï The State is focusing on retaining and attracting 
a diverse, educated workforce by partnering with local communities to provide 
quality economic opportunities that improve the quality of life for current and 
future residents.  The state is investing in businesses that offer good paying, high 
quality jobs, and that are located near existing or planned water and sewer 
infrastructure, housing, existing workforce, and transportation access (highways 
or transit). 

 

¶ Foster Sustainable Businesses ï The State is promoting efforts to strengthen 
natural resource based businesses that use sustainable practices in energy 
production and land uses such as agriculture, forestry, fisheries, recreation and 
tourism.  Support is for construction and promotion of green buildings and 
infrastructure that use land, energy, water and materials efficiently.  This principle 
supports economic development that increases or replenishes knowledge-based 
employment, or builds on existing industry clusters. 

 

¶ Restore and Enhance the Environment ï The State is supporting efforts to 
maintain and expand land, air and water protection and conservation programs.  
The conservation and restoration of environmentally sensitive lands and natural 
areas for ecological health, biodiversity and wildlife habitat are a priority.  The 
emphasis is to promote development that respects and enhances the stateôs 
natural lands and resources. 

 

¶ Enhance Recreational and Heritage Resources ï The State is promoting 
maintenance and improvement of recreational and heritage assets and 
infrastructure including parks, forests, greenways and trails, heritage parks, 
historic sites and resources, fishing and boating areas and game lands offering 
recreational and cultural opportunities for residents and visitors. 

 

¶ Expand Housing Opportunities ï The State is emphasizing the construction 
and rehabilitation of housing of all types to meet the needs of people of all 
incomes and abilities.  It is important to coordinate the location of housing with 
the location of jobs, public transit, services, schools and other existing 
infrastructure.  New housing developments should be consistent with local plans 
and community character. 
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¶ Plan Regionally and Implement Locally ï The State is encouraging multi-
municipal, county and local planning and implementation that has broad public 
input and support of these principles.  The State is providing funding for such 
planning efforts. 

 

¶ Be Fair - The State is supporting equitable sharing of the benefits and burdens of 
development.  The State applies these principles and criteria for selection of 
projects so that all communities are assisted regardless of characteristic:  
suburban, urban or rural. 

 
Source:  Keystone Principles & Criteria for Growth, Investment & Resource Conservation, Commonwealth 
of Pennsylvania, Economic Development Cabinet, May 31, 2005. 

 
The goals, objectives, concepts, plan elements and implementation strategies of this 
plan were developed applying the above principles so that the Borough and Township 
are best positioned to develop partnerships with state agencies to realize the vision for 
the future of the region through successful implementation of the plan. 
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The Plan 
The Growth Management Plan for Dover Borough/Dover Township Region provides a 
blue-print or guide for future development and redevelopment within the region.  A 
growth management plan is a conscious effort to influence the rate, amount, type, 
location and quality of future development.  Management of these aspects of growth 
can affect the overall form and nature of development measured by a set of impact 
characteristics including environmental and fiscal impacts and outputs as a result of 
development including but not limited to:  traffic congestion, damage caused by 
unmanaged stormwater run-off, inadequate public facilities and services and other 
affects of sprawl.  This act of guiding growth is not intended to stop growth; instead, 
manage growth in an environmentally sensitive and fiscally responsible manner. 

Plan Purpose and Goals 

The purpose of the plan is to comply with the MPC requirement of Section 301(c) to 
review the comprehensive plan at least every ten years to determine if the plan remains 
generally consistent with the county comprehensive plan as well as meets the needs of 
the municipality, and make updates or prepare new plans to address municipal and 
regional needs.  Prior to creation of this plan, the Borough and the Township reviewed 
their Comprehensive Plans of record and determined there was a need for update of 
Borough and Township plans.  At the onset of this joint comprehensive planning effort, 
the Borough and the Township identified a number of critical issues which provided the 
basis for plan goals.   
 
The goals of the plan are to: 
 

¶ provide a plan that protects agricultural and natural lands; 
 

¶ provide a plan to improve traffic control resulting in safer and more efficient 
flow of vehicles; 

 

¶ provide a plan with growth management strategies and design standards that 
promote high quality and desired quantities of residential growth; 

 

¶ provide a plan that meets the needs of the citizens; 
 

¶ provide a plan that addresses recreational needs; 
 

¶ provide a plan that includes best management practices for adequate 
stormwater controls; 

 

¶ provide a revitalization/development plan that preserves and enhances 
Borough and village lifestyles; 

 

¶ provide a plan that addresses tax burdens associated with needs of the Dover 
Area School District; 
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¶ provide a plan that identifies consistent land use patterns across municipal 
boundaries laying the groundwork for consistent land use regulations; 

 

¶ provide a plan that identifies growth areas where the logical expansion of 
water and sewer facilities should be planned; 

 

¶ provide a plan for the promotion of commercial and industrial development to 
create a sustainable community; 

 

¶ provide a plan that protects water resources; and 
 

¶ provide a plan with a variety of tools and techniques that furthers the stateôs 
growing greener and smart growth initiatives. 

Planning Process 

The Borough and Township jointly implemented a collaborative comprehensive planning 
process that integrated community involvement with technical analysis and evaluation of 
growth management, smart growth and growing greener planning strategies.  This 
process included routine meetings with a Joint Comprehensive Plan Advisory 
Committee (JCPAC), surveys including a community survey and visual preference 
survey, discussions with key stakeholders (including regional economic development 
specialists, property owners and developers), collaboration with county planners and 
public meetings and hearings.  The planning process is documented in a report 
contained in Appendix 3:  Summary of Community Input, a project website and JCPAC 
meeting agendas and notes.  The planning process commenced in November of 2005 
with completion in February of 2007 followed by a formal review and adoption process.  
The diagram on the following page outlines this collaborative planning process. 
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JCPAC- Joint Comprehensive Plan Advisory Committee 
YCPC- York County Planning Commission 
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Summary of Existing Conditions 

An Existing Conditions Report accompanies this plan (refer to Appendix 2).  Topics 
addressed in this report include:  history, regional setting, population, housing, land use, 
historic preservation, water and sewer, stormwater management, transportation, 
community facilities and services, economic profile and utilities.  The following is a brief 
summary of items described in greater detail in the Existing Conditions Report.   
 

Demographics            Borough Township 
Total Population:     1,815       18,074 
Total Occupied Housing Units (2000):     770           6,999 
Total Area (Square Miles):         0.5                 42.0 
Population per Dwelling Unit    2.36                   2.58 
Population per Square Mile            3,632.6           430.4 
Housing Units per Square Mile            1,577.2         171.8 
Projected 2030 Population (YCPC):               2,340       27,705 
Projected 2030 Households (YCPC):    878       11,027 
Median Age:       35.0                37.9 
Source: 2000 Census Data.   
 

Households      Borough Township 
Family Households:          63.6%        75.1%  
Source: 2000 Census Data.   
 

Education Level for the population aged 25 or greater  Borough Township 
High School or equivalent:                  53.5%         48.8% 
Bachelors or higher:           11.4%         12.7% 
Median Family Income (2000):       $46,086    $53,252 
Source: 2000 Census Data.   
 

Housing Values     Borough Township 
Average Assessed Housing Value:     $109,826   $108,011 
Average Sale Price (both Municipalities):    $163,780 
Average Number of Houses Sold per Year (both municipalities 2002-2004): 335  
Source: 2000 Census Data and Board of Realtors. 
 

Land Use     Borough  Township 
Total Acres          302       25,809 
Total Residential Acres         191         5,994 
Total Commercial Acres              15            423 
Total Industrial Acres                 2            193 
Total Institutional / Government Acres:           54            176 
Total Agricultural Acres                 0       13,947 
Total Other Acres              40          5,076  
 

Total Acres in Agriculture Preservation Programs:  4,919 
Source:  York County Planning Commission and York County Agricultural Board. 

Total Acres in Agriculture Preservation Programs within Established Growth Areas: 336 
 

Number of properties listed on or eligible for listing on the National Register of Historic Properties:  7  
Number of properties considered by Historic York Inc to be considered for listing on or eligible for listing on the 
National Register of Historic Properties: 41 
Total Miles of State Roadway in the Dover Area:  48.4 
Source: Historic York Inc., 2005 PennDOT Centerline Files.    
 

Employment     Borough Township 
Total Number of Workers:               1,050                9,771 
Percent of Workers that Commute to Work (alone):       86.4%          88.8% 
Percent of Workers that Commute to Work (carpool):       8.9%            7.9% 
Percent of Workers that Work at Home:         1.6%            2.7% 
Source: 2000 Census Data.   
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Summary of Community Issues, Concerns and Priorities 

Community issues, concerns, and priorities were derived from the community-at-large 
using several techniques including a priority preference survey, a visual preference 
survey (VPS), a community survey, and several facilitated discussions with the JCPAC.  
The compilation of survey results and facilitated discussions provides a generalized 
view of the communityôs issues, concerns, and priorities. These views were used to 
develop plan objectives and strategies.  Appendix 3 includes data collection, analysis 
techniques and detailed results of survey activities.  

Priority Preference Survey 

At a March 2006 public meeting, a priority preference survey was conducted to offer 
citizens an opportunity to evaluate a comprehensive listing of topics and issues using a 
colored dot prioritization method to indicating their level of priority or importance.  The 
listing of issues was organized by a variety of planning topics.  Topics include those 
typically addressed through a comprehensive planning process, as outlined in the MPC 
with issues and concerns for each topic identified by the JCPAC and community.  
Figure 1: Priority Issues and Concerns Identified by the Community shown on the 
following page presents a summary listing of priority issues and concerns by key topic.  
The prioritization of issues and concerns depicted below by color coded topic identifies 
those issues/concerns that are paramount to the citizens to ensure sustainable 
community development.  Additional details describing the results of this public 
involvement technique are provided in Appendix 3.  Plan objectives and strategies 
address these issues and concerns by topic in the context of various plan elements.   
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Figure 1: Priority Issues and Concerns Identified by the Community 

0 5 10 15 20 25 30 35

School Grow th w ith associated tax burden

Signif icant Population Grow th w ithin the Tow nship

Rehabilitate housing in declining neighborhoods

Need to increase housing values

Protection of Agricultural and Conservation Districts

Land use regulations consistency (TWP and Borough)

Controlling the quality and quantity of residential development

Adequate supply and protection of w ater resources

Improve traff ic control, safety and flow

Adequate police, f ire and emergency services

Promote commercial and industrial development

Adequate facilities to meet needs

 
The following colors correspond with particular topics including:  Gray = Utilities, Yellow = Economic development, Purple = 

Public services, Brown = Transportation Blue = Water and sewer, Red = Land use, Orange = Housing, Green = Growth 

Visual Preference Survey (VPS) 

At the same March 2006 public meeting, a visual preference survey (VPS) was 
conducted to provide opportunity for citizen evaluation of physical images of natural and 
built environments depicted with images of streetscapes, land uses, site design, building 
types and varying aesthetics and natural amenities.  The results of this type of survey 
are an indication of the communityôs level of preference for what they have viewed and 
what they identify as appropriate for the community.  The following images include the 
top preferred and top opposed preferences.    
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Top Preferred Images:   
 

 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 

Top Opposed Images: 
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
The top preferred images of the VPS match issues and concerns as identified in the 
priority preference survey including agriculture preservation, conservation of land and 
recreation improvements associated with less developed or lower density development.  
The top opposed (least preferred) images mirror the communityôs dissatisfaction with 
franchised commercial uses and high density, nondescript/cookie-cutter residential 
development which detracts from the rural character of the community. Plan objectives 
and strategies address these preferences. 
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Community Survey 

A Borough- and Township-wide Community Survey was developed and administered as 
a component of the public involvement portion of the comprehensive planning process.  
This public involvement technique was used to collect citizen opinions, attitudes, and 
facts about the community.  The results of the community survey provide the Borough 
and the Township vital information about assets within the community, about how the 
community would like to change, key issues, and where tax dollars should be spent.  
The results of the community survey were incorporated with other supporting 
documents and results including the Existing Conditions Report and Visual Preference 
Survey and Priority Preferences Activity results to focus technical analysis to support 
strategy development that meets community goals and objectives of Dover Borough 
and Dover Township.  
 
The results of the community survey signify the communityôs awareness of the 
responsibilities of local government as well as an understanding of development 
impacts.  Results also indicate that in order to address concerns regarding increased 
taxes, demand for services, preservation of rural character, and efficient transportation 
growth management tools and techniques must be applied.  Results of the community 
survey also point out the communityôs desire that future development be of good quality 
improving existing infrastructure and preserving historic character of the community with 
phasing of growth to expand on past developments resulting in minimal impacts on the 
rural character and non-developed areas of the community while maintaining or 
improving the quality of life for residents of the region. 
 
In general, respondents were satisfied with the overall quality of life in Dover Borough 
and Dover Township, as illustrated in Figure 2: Satisfaction Responses for Overall 
Quality of Life - Combined. 

 
Figure 2: Satisfaction Responses for Overall Quality of Life - Combined 
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Source: Dover Borough- Dover Township Community Survey, June 2006. 
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According to Dover Borough respondents, land uses need to include more public open 
space, commercial development, and residential development with specific concerns 
regarding recreation, parking, mixed-uses and historic preservation.  Dover Township 
respondents indicated a need to include more agriculture, public open space, and 
commercial uses with specific comments concerning passive and active recreation, 
restaurants, quality low-density residential development with consideration for 
specialized housing such as age restricted communities, and increased consideration 
for natural environments and natural resources. 
 
According to respondents, the Borough is strong in providing emergency services, 
garbage and recycling services, water and sewer services, and police protection, but is 
weak in providing entertainment facilities, land use planning, and improved sidewalk 
conditions.  Based upon responses, there are varying degrees of satisfaction with 
respect to stormwater management, historic preservation, and recreation opportunities.  
Respondents rated the overall quality of housing in Dover Borough as good. 
 
According to respondents, Dover Township is strong in providing emergency services, 
garbage and recycling services, water and sewer services, and police protection, but is 
weak in providing environmental protection, land use planning, entertainment facilities,  
and agricultural protection.  Based upon responses, there are varying degrees of 
satisfaction with respect to social services, shopping facilities, and street maintenance. 
Respondents rated the overall quality of housing in Dover Township as average. 
 
Respondents favor preservation/conservation of agricultural lands, conservation of open 
space, and preservation/conservation of environmentally sensitive lands including steep 
slopes, wetlands, floodplains, and wellhead protection areas.  Respondents also prefer 
land use regulations that promote cluster development patterns to preserve agricultural, 
forest and environmentally sensitive lands, and zoning regulations that allow non-
traditional lot design to promote preservation/ conservation of open space, agricultural 
lands and environmentally sensitive lands.  Respondents did not, however, prefer use of 
common open space for off-lot sewerage systems. 
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Growth Management Policy 
This portion of the plan contains a vision for the future, plan objectives, growth 
management concepts and strategies, and community and neighborhood design 
elements to guide future development and redevelopment of the region. This policy 
provides the basis for development of plan elements that address future community 
development activities.  The policy is built around a framework of growth management 
strategies for developing a sustainable community that: 
 

¶ recognizes that growth occurs within some limits and is ultimately limited by the 
carrying capacity of the environment; 

¶ values cultural diversity; 

¶ respects other life forms and supports biodiversity; 

¶ promotes shared values amongst the members of the community through 
education; 

¶ employs ecological decision-making such as integration of environmental criteria 
into all municipal government, business and personal decision-making 
processes; 

¶ makes decisions and plans in a balanced, open and flexible manner that includes 
the perspectives from the social, health, economic and environmental sectors of 
the community; 

¶ makes best use of local controls, capabilities and resources; 

¶ uses renewable and reliable sources of energy; 

¶ minimizes harm to the natural environment; 

¶ does not compromise the sustainability of other communities (a regional 
perspective); and, 

¶ does not compromise the sustainability of future generations by its activities. 
 
It is the following regional vision, objectives, growth management concepts and 
strategies, and community and neighborhood design elements established in this 
portion of the plan that provide the framework for elements of the Growth Management 
Plan.  Subsequent sections consisting of the following elements make up the Growth 
Management Plan:  Village Concept Plan, Dover Borough Revitalization Plan, Future 
Land Use Plan, Future Housing Plan, Future Transportation Plan, Future Community 
Facilities & Services Plan, Economic Development Plan, Future Trail/Greenways, Open 
Space and Park/Recreation Plan and Implementation Plan.   
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Vision Statement 

The regional vision is that the Township and Borough will be an economically 
sustainable rural community with a vibrant Village consisting of businesses that reflect 
the lifestyle and needs of the village and surrounding rural community.  It will be a 
community promoting quality of life through preserving the beauty of rural landscapes 
while providing for the conveniences of modern living. 

Plan Objectives 

The plan objectives have been developed based upon issues and concerns expressed 
by the community, the JCPAC, local elected officials and staff.  These plan objectives 
address plan goals and are consistent with requirements identified in the MPC.  The 
plan objectives provide the basis for development of growth management and 
community revitalization strategies, policies, projects and programs. 
 

1. Provide a growth management strategy that addresses the quality, quantity, 
location and phasing of residential growth to meet needs of all income levels and 
to meet access and circulation needs. 

 
2. Provide for the health, safety and welfare of our citizens by developing a plan for 

adequate public utilities including water, sewer and stormwater management to 
meet both current and future needs. 

 

3. Provide for the safe and efficient movement of people, goods and services with 
access to multi-modes of transportation in and through the Township and 
Borough. 

 

4. Identify economic development opportunities and strategies with an emphasis on 
commercial and industrial development that are compatible with the community 
and supported by adequate facilities including utilities, water, sewer and 
transportation facilities. 

 
5. Provide strategies for preservation and conservation of agricultural lands, natural 

resources (including but not limited to water resources) and environmentally 
sensitive lands through regulation and partnership with landowners. 

 
6. Preserve and enhance the rural village character within the Borough and 

locations throughout the Township. 
 
7. Provide for adequate public facilities and services including parks and recreation 

facilities, community centers, and desired programs for all ages at locations 
accessible to current and anticipated neighborhoods. 

 
8. Provide necessary services including police, fire, emergency services, schools, 

disposal of solid waste and other similar services to meet the needs of all citizens 
and businesses. 
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9. Establish land use policy that adheres to the principles of smart growth to build a 
sustainable community including provisions for preservation and conservation of 
natural resources and agricultural lands, reduction of development impacts on 
the environment, restriction of growth outside of the growth boundary, adequate 
public facilities and services, and improved accessibility to goods and services. 

Growth Management Concepts & Strategies 

There are six key growth management concepts with accompanying strategies outlined 
in this section that provide the framework for preparation of a growth management plan.  
The key concepts are described in terms of boundaries, landscapes and resources.  
The following provides the purpose for each of these concepts. 
 

1. Establish growth boundaries including a designated growth area, a future 
growth area, a rural resource area and a public infrastructure area in order to 
provide adequate public facilities and services. 

 
2. Preserve natural landscapes including open space, farmland, natural beauty, 

and environmentally sensitive areas in order to promote public health, safety and 
welfare. 

 
3. Preservation and enhancement of rural landscapes by clustering development 

in and around rural villages and crossroads. 
 

4. Promote mixed use infill development within undeveloped and underutilized 
suburban landscapes within growth boundaries. 

 
5. Enhance urban landscapes by directing development towards existing 

urbanized areas to reduce sprawl. 
 

6. Preserve historic resources across all landscapes. 
 
The following section provides a description for each of these concepts, a locator map 
identifying geographic areas for each boundary, landscape or resource area and key 
strategies associated with each. 
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¬ Growth Boundaries:  Growth boundaries are a means to 
delineate where more intense development is appropriate and 
where it is not.  Boundaries are not intended to build a wall between 
communities or to stop growth.  Instead, growth boundaries assist 
with management of growth in a responsible manner with respect to 
sustainability of the community by directing growth to the most 
appropriate locations.  Growth areas are applicable to all 
landscapes and can be used around urban and densely developed  
suburban areas as well as around rural villages. 

 
STRATEGY:   Provide adequate public facilities through private and public 

partnerships to support growth within growth boundaries. 
 
STRATEGY: Provide for a variety of uses at a variety of densities and intensities 

within the growth boundary to reduce development pressures 
outside of designated growth areas.  The goal is to reduce urban 
sprawl working toward developing a sustainable community. 

 
STRATEGY: Provide for the phasing and timing of growth by establishing a 

designated growth area and future growth area adequate in size 
and location to accommodate anticipated short-term growth while 
reserving adequate lands for long-term growth.   

 
STRATEGY: Identify growth boundaries to preserve natural and rural 

landscapes. 
 

STRATEGY: Use growth boundaries to allow public infrastructure improvements 
to keep pace with development in order to maintain a high quality of 
life by providing adequate public facilities. 

 
Two types of growth boundaries used to support growth management are identified 
in the MPC and used to identify growth boundaries in this plan.  They are defined as 
follows: 

 

¶ Designated growth area is a region within the county that preferably includes 
and surrounds a city, borough or village, and within which residential and mixed 
use development is permitted or planned for at densities of one unit to the acre or 
more and commercial, industrial and institutional uses are permitted or planned 
for and public infrastructure services are provided or planned. 

Source:  Pennsylvania Municipalities Planning Code 

 

¶ Future growth area is an area outside of and adjacent to a designated growth 
area where residential, commercial, industrial and institutional uses and 
development are permitted or planned at varying densities and public 
infrastructure services may or may not be provided, but future development at 
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greater densities is planned to accompany the orderly extension and provision of 
public infrastructure services. 

Source:  Pennsylvania Municipalities Planning Code 

 
The MPC also provides a definition for areas currently and planned to be services by 
public infrastructure such as water, sewer and other services. 

 

¶ Public infrastructure area is a designated growth area and all or any portion of 
a future growth area where public infrastructure services will be provided and 
outside of which such public infrastructure services will not be required to be 
publicly financed. 

Source:  Pennsylvania Municipalities Planning Code 

 

­ Natural Landscapes:  Natural landscapes are undeveloped 

areas consisting of wetlands and acquifer recharge zones, 
woodlands, steep slopes, prime agricultural lands, floodplains, 
unique natural areas and similar environmentally sensitive areas.  
These areas provide benefit to public health, safety and welfare with 
respect to essential resources found in nature such as water, air, 
land, forests, fish and wildlife, topsoil, and minerals. 

 
 
STRATEGY:   Preserve and protect natural resources, forested lands and unique 

landscapes by using a variety of tools and techniques in order to 
establish sound land use policies, encourage community 
revitalization in urban areas and infill development in suburban 
areas, address recreational needs and protect agricultural lands 
and open space.   

 
STRATEGY: Promote strategically located greenways that protect the regionôs 

natural resources and environmental quality, while providing 
opportunities for future linkages and connections via trails and 
paths. 

 
STRATEGY: Promote the development of a greenway plan consistent with the 

County and Stateôs plans as an integral part of the joint 
comprehensive planning initiatives and implementation plan.  
Encourage linking greenway concerns with implementation 
strategies that address sound land use, community revitalization, 
recreation needs, various modes of travel and open space 
protection. 

 
The MPC provides the following guidance with respect to preservation and 
conservation of natural resources. 
 

¶ Preservation or protection when used in connection with natural and historic 
resources, shall include means to conserve and safeguard these resources from 




