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INTRODUCTION 

Traffic Planning and Design, Inc. (TPD) has completed an update to the 2012 Land Use Assumptions Report 

(LUAR) for York Township in compliance with the Pennsylvania Transportation Impact Fee Law as defined in 

sections 501-A through 506-A of the Municipal Planning Code (MPC). Sections 501-A through 506-A of the 

MPC were added to the code on December 19, 1990, via Act 209 of 1990 and were amended via Act 68 of 2000. 

The MPC authorizes municipalities within the Commonwealth to enact, amend, and repeal impact fee 

ordinances and to charge impact fees to cover the cost of off-site road improvements necessitated by new land 

development.  

York Township is located in York County, Pennsylvania. York Township is bordered by Springettsbury and Spring 

Garden Townships to the northwest, Windsor Township and Red Lion Borough to the northeast, North 

Hopewell and Springfield Townships to the south and North Codorus Townships to the west. The Township is 

located within the Dallastown Area School District. For the purposes of this report, the entire Township was 

reviewed for existing and future land uses. 

According to the MPC, as a prerequisite to the development of the transportation capital improvements plan 

(CIP), the Transportation Impact Fee Advisory Committee shall develop land use assumptions for the 

determination of future growth and development within the designated area or areas as described by the 

municipal resolution and recommend its findings to the governing body. The remainder of this report addresses 

the necessary components of a LUAR as stipulated in the MPC.  A summary of the necessary components is as 

follows: 

The land use assumptions shall: 

» Describe the existing land uses within the designated area or areas and the highways, roads or streets 

incorporated therein. 

» To the extent possible, reflect projected changes in land uses, densities of residential development, 

intensities of nonresidential development and population growth rates which may affect the level of traffic 

within the designated area or areas over a period of at least the next five years. These projections shall be 

based on an analysis of population growth rates during the prior five-year period, current zoning 

regulations, approved subdivision and land developments, and the future land use plan contained in the 

adopted municipal comprehensive plan. It may also refer to all professionally produced studies and reports 

pertaining to the municipality regarding such items as demographics, parks and recreation, economic 

development and any other study deemed appropriate by the municipality. 

EXISTING CONDITIONS 

Population 

Population data was analyzed based on available information from U.S. Census Data and the York County 

Planning Commission’s most recent (2011) future growth projections for the years 2030 and 2040. In 

addition, population data for the most recent 5 years of data (2015 and 2020) was evaluated to ensure the 

future planning projections are consistent with the most recent population trends.  

Table 1 illustrates population growth since 1980.  The total population of York Township has steadily 

increased over the last 40 years.  Between the 2000 and 2010 census, the population increased by 17.5%, 

an average of 1.75% per year.  Between 2015 and the 2020 census, the population increased by 1,383 people 

or 4.9% (0.97% per year). 
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Table 1 

Census Data and Population Projections, 1980-2040 

Year / Population 

and Projections 

1980 

Census 

1990 

Census  

2000 

Census 

2010  

Census 
2015 

2020 

Census 
2030* 2040* 

Total Population 16,893 19,231 23,637 27,793 28,336 29,719 33,061 36,127 

 

The Land Use Assumptions Report process includes the following data sources:  

» York County Planning Commission Parcel Information, Land Use / Land Cover database, York County, 

2021. 

» York Township Building Permit Data 1990-2021, York Township. 

» York Township Zoning Districts, April, 2021, York Count Planning Commission. 

» York County Population Projections, York County Planning Commission, 2008. 

» United States Census Data, United States Census Bureau, 2021.  

 

Land Use  

As shown in Table 2, two land use types make up the majority of the Township. 42.9% of the land in York 

Township is classified agriculture, and an additional 42.8% is classified residential. Together these land uses 

comprise well over 80% of the land in the Township.  The remaining 14.3% is classified as commercial, 

industrial, parks/open space, or institutional.  Existing Land Use / Land Cover and the location of the York 

County Urban Growth Boundary are shown in Figure 1. 

An agricultural classification includes row crops, cover crops, rangeland and orchards.  A residential 

classification includes low density (single family homes), medium density (townhouses) and high density 

(condos, mobile homes, apartments) residential development.  Institutional classification includes schools, 

churches, assisted living facilities, libraries, and cemeteries. 

Table 2 

 Existing Land Use / Land Cover 

Land Use Type Acres Percent of Total 

Residential 7098.81 42.8% 

Commercial 1112.09 6.7% 

Industrial 171.64 1% 

Parks / Open Space 597.38 3.6% 

Agriculture 7104.60 42.9% 

Institutional 474.57 2.9% 

Total 16,559 100% 

Source York County GIS 2021 
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Building Permits 

In accordance with the MPC, an analysis of approved subdivision and land developments was included in 

the development of land use projections.  Since building permits are required for each land development, 

a review of building permits provides a comprehensive source of past land development trends.    

Residential building permits have dominated structural permit issuance in York Township for the past twenty 

years. Residential permits account for well over 90% of all structural permits issued since 2000. Building 

permit projections are based on trends of structure permitting from 2011 to 2020. The projections presume 

no change in current trends and that adequate developable land remains for the trend to continue. 

Residential Building Permits 

According to York Township building permit data, a total of 2,360 residential permits have been filed at the 

Township since 2000.  Table 3 illustrates the number of residential building permits issued per year since 

2000.  The average annual number of permits was 112.4 per year.   

Table 3 

 Total Residential Building Permits, 2000-2020 

Year Total Residential Permits Year 

Total  

Residential 

Permits 

2000 186 2012 18 

2001 190 2013 73 

2002 208 2014 10 

2003 221 2015 14 

2004 129 2016 44 

2005 242 2017 84 

2006 219 2018 58 

2007 123 2019 55 

2008 96 2020 141 

2009 131  

 

2010 60 Total 2,360 

2011 58 Average 112.4 
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Projected Residential Building Permits 

Based on the residential permit data from 2000-2020, projections were made concerning future residential 

permits and are illustrated below in Table 4. The total number of residential building permits projected to 

be issued within the next ten years, based on past trends and future projections is 1,040. 

Table 4 

 Projected Residential Building Permits to 2030 

Projected Years Projected Residential Permits  

2021 120 

2022 120 

2023 100 

2024 100 

2025 100 

2026 100 

2027 100 

2028 100 

2029 100 

2030 100 

Total 1,040 

 

Commercial Building Permits 

The Township has tracked commercial building permits issued between 2000-2020 and are shown below in 

Table 5. A total of 158 commercial building permits have been issued throughout the twenty-year period 

ranging from a single permit issued in both 2011 and 2014 to as many as 18 commercial permits issued in 

2019. 
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Table 5 

 Commercial Permits 2000-2020 

Year  Permits Year Permits 

2000 8 2011 1 

2001 6 2012 2 

2002 7 2013 2 

2003 6 2014 1 

2004 8 2015 15 

2005 15 2016 12 

2006 5 2017 10 

2007 6 2018 4 

2008 11 2019 18 

2009 5 2020 13 

2010 3   

Total   158 

 

Transportation Network  

The York Township transportation network provides access to local, regional and state communities.  

Locally, the network provides travel corridors for the Township’s citizens and regionally the network 

provides travel corridors for York Countians. Additionally, the network provides citizens of the state with a 

travel corridor via Interstate 83.  The transportation network of the Township as categorized using 

PennDOT’s functional classification system is shown in Figure 2.  The classification system includes 

Interstate Highways, Other Freeways and Expressways, Principal Arterials, Minor Arterials, Collectors and 

Local Roads as determined using PennDOT’s 2021 Functional Classification for York County.  The following 

describes how roads in York Township are currently classified. 

INTERSTATE HIGHWAYS 

» I-83 from Springettsbury Township to Springfield Township 

OTHER FREEWAYS AND EXPRESSWAYS 

» I- 83 (Business) from Spring Garden Township to I- 83 

PRINCIPAL ARTERIALS: 

» Queen Street from Spring Garden Township to Dallastown 
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» State Highway 124 (Mount Rose Ave/East Prospect Road) & Edgewood Road from Springettsbury 

Township to Windsor Township 

MINOR ARTERIALS:   

» Duke Street from Dallastown to Dairyland Drive 

» S. George Street from Springfield Township to Spring Garden Township 

» Hollywood Drive from Spring Garden Township to Queen Street 

» Leader Heights Road from George Street to Queen Street 

» Lombard Road from Cape Horn Road to Yoe Borough 

» Winterstown Road from Red Lion Borough to Barshinger Road 

» Cape Horn Road from Red Lion Borough to Mount Rose Avenue/East Prospect Ave  

» Springwood Road from Camp Betty Washington Road to Hollywood Drive 

» Indian Rock Dam Road from Spring Garden Township to Fair Acres Drive 

COLLECTORS: 

» Camp Betty Washington Road from Springettsbury Township to Springwood Road 

» Indian Rock Dam Road from Fair Acres Drive to George Street 

» Country Club Road from Burrows Road to Red Lion Borough 

» Country Club Road from Red Lion Borough to Winterstown Road 

» Croll School Road from Spring Garden Township to Days Mill Road  

» Days Mill Road from North Codorus Township to Croll School Road 

» Duke Street from Dairyland Drive to Winterstown Road 

» Hess Farm Road from Springfield Township to Iron Stone Hill Road 

» Hess Farm Road from S. Pleasant Avenue to North Hopewell Township 

» Iron Stone Hill Road from Queen Street to Springfield Township 

» Pleasant Avenue from Hess Farm Road to Dallastown 

» Powder Mill Road from George Street to Leaders Heights Road 

» Reynolds Mill Road from Springfield Township to George Street 

» Springwood Road from Camp Betty Washington to Red Lion Borough 

» Tyler Run Road from Powder Mill Road to Queen Street 

» Walnut Street from Springwood Road to Dallastown Borough 

» Winterstown Road from Barshinger Road to North Hopewell Township 

LOCAL ROADS: 

All other York Township roads are classified as Local Roads. 
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POTENTIAL DEVELOPMENT AREAS 

Developable Land 

Developable land in York Township include land classified as agricultural land, forested land, low density 

residential on parcels greater than two acres, and vacant properties.  The developable land projections were 

developed after reviewing areas of developable land for consistency with the 2014 York Township 

Comprehensive Plan and subsequent zoning changes.   

Vacant properties are defined as residential, commercial, or industrial parcels for which York County Tax 

Assessment data shows that the assessed land value plus the assessed building value (or improved value) 

equals the total assessed value. The property, therefore, does not have an improved value. Identifying 

developable land is significant because developable land represents land available for new development.  

To obtain the most current and accurate data available, York County GIS Parcel data was used which has 

the most up to data land use codes and assessment values. Using GIS, this parcel data was overlayed with 

York County GIS Zoning Data in order to provide a breakdown by zoning type.  

Table 6 shows an estimate of the developable land in acres using the above criteria categorized by zoning 

designation.  Developable Land in the Township is shown in Figure 3.   

Table 6 

 Developable Land by Zoning District 

Zoning District 
Total Developable Land 

(acres) 

RL – Low Density Residential 1,217 

RM - Medium Density Residential 359 

RH - High Density Residential 589 

RA – Residential Agricultural 5,256 

MRC – Mixed Commercial/Residential 116 

C - Commercial 575 

I – Industrial 147 

Total 8,259 

Sources: York Township GIS Data 2021 

The York Township Zoning Districts as of June 2021 are shown in Figure 4. Figure 5 shows potential future 

development along with all parcels within the Township identified as developable land. 
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FUTURE GROWTH 

As Table 6 illustrates, 8,259 acres are identified as developable in York Township.  Land zoned residentially 

comprises just over 25% of the total developable land with a total of 2,165 acres. Over half of this 

residentially zoned land falls under the category of low-density with 1,217 acres. The greatest amount of 

developable land is comprised of farmland, open space and agriculturally zoned property with 5,256 

available acres.  This accounts for almost two thirds of the developable land within the Township. 

Commercially zoned property accounts for 575 acres of developable land. 

Table 7 below identifies the thirteen major approved and pending developments within York Township. 

The locations of these developments can be found on Figure 6. 

Table 7 

Major Approved and Pending Land Developments 

1 S.F. = Square Feet, D.U. = Dwelling Unit 

Figure 

ID # 
Development Size1 General Location 

1 2841 E. Prospect Road 

4,700 s.f. Convenience Store 

3,300 s.f. Restaurant 

8,400 s.f. Retail 

74 D.U. 

Prospect Road and 

Edgewood Road 

2 Tri-Corner 8 D.U. Old Dutch Lane 

3 
York Healthcare Assisted 

Living 
39,268 s.f. Springwood Road 

4 Bridgewater 144 D.U. Chestnut Hill Road 

5 Car Dealership Expansion 48,000 s.f. Parking Area Cape Horn Road 

6 Hudson Ridge 478 D.U. 
Chapel Church Road and 

Yoe Drive 

7 Anderson Property 162 D.U. Yoe Drive 

8 Mavis Tire / Self Storage 
6,800 s.f Tire Store 

112,000 s.f. Self Storage 

Cape Horn Road and 

Chapel Church Road 

9 
The Paddock at Equine 

Meadows 
38 D.U. 

Springwood Road and  

E. Locust Street 

10 Stine Hill Estates 20 D.U. Stine Hill Road 

11 Course Road Mixed Use 17,000 s.f. 2606-2610 Course Road 

12 Restaurant & Brewery 27,000 s.f. 170 Crossway Drive 

13 Wellspan Heart & Vascular  62,588 S.F. 
Grantley Road and  

George Road 
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Table 8 below identifies 37 locations identified as possible future developments along with their estimated 

size. The locations of these projected developments can be found on Figure 7. 

Table 8 

Projected Land Development 

Figure ID# Land Use Reference Size1  

1 Residential Medium Density Heritage Hills 300 D.U. 

2 Commercial Shopping 2430 Cape Horn Rd 30,000 S.F. 

3 Residential High Density Chestnut Hill Road 280 D.U. 

4 Commercial Shopping 2050 S Queen Street 13,000 S.F. 

5 Commercial Shopping Pauline Drive 10,000 S.F. 

6 Residential High Density Chestnut Hill Rd 290 D.U. 

7 Commercial Industrial 2545 Springwood Rd 30,000 S.F. 

8 Commercial Industrial 2575 Springwood Rd 30,000 S.F. 

9 Commercial Industrial 2605 Springwood Rd 40,000 S.F. 

10 Commercial Industrial Chapel Church Rd 150,000 S.F. 

11 Commercial Industrial 545 Chapel Church Rd 80,000 S.F. 

12 Commercial Shopping 565 Chapel Church Rd 75,000 S.F. 

13 Residential High Density 10 Yoe Dr 50 D.U. 

14 Industrial 110 Yoe Dr 150,000 S.F. 

15 Residential Agricultural 255 School  St 62 D.U. 

16 Residential High Density 280 Oak Rd 170 D.U. 

17 Commercial Shopping Coventry Rd 25,000 S.F. 

18 Commercial Shopping 2723 S Queen St 20,000 S.F. 

19 Commercial Shopping 2755 S Queen St 30,000 S.F. 

20 Commercial Shopping 2619 Course Rd 10,000 S.F. 

21 Commercial Shopping 268 Leader Heights Rd 30,000 S.F. 

22 Commercial Shopping 2477 S Queen St 15,000 S.F. 

23 Commercial Shopping 287 - 293 Dew Drop Rd 4,000 S.F. 

24 Comm Shopping/Comm Office 2326 S Queen St 350,000 S.F./20,000 S.F. 

25 Commercial Office 213 Leader Heights Rd 30,000 S.F. 

26 Commercial Shopping Leader Heights Rd 5,000 S.F. 

27 Commercial Shopping Leader Heights Rd 3,000 S.F. 

28 Commercial Shopping Leader Heights Rd 3,000 S.F. 

29 Commercial Shopping 2710 Joppa Rd 25,000 S.F. 

30 Commercial Shopping 75 Leader Heights Rd 15,000 S.F. 

31 Commercial Shopping 2610 Southfield Dr 15,000 S.F. 

32 Commercial Shopping 2605 S George St 3,000 S.F. 

33 Commercial Shopping 19 Reynolds Mill Rd 5,000 S.F. 

34 Commercial Office 25 Monument Rd 200,000 S.F. 

35 Residential High Density 2235 Old Baltimore Pk 92 D.U. 

36 Mixed Use  2870 S. Queen St. 5,000 S.F./30 D.U. 

37 Beckett Woods Springwood Drive 668 D.U. 
1 S.F. = Square Feet, D.U. = Dwelling Unit 
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Table 9 summarizes the anticipated growth and development according to land use. 

 

 

Table 9 

Summary of Projected Land Development 

Land Use Total Development 

Residential 1,471 dwelling units 

Office/Light Industrial 220,000 square feet 

Commercial 1,365,000 square feet 

Industrial 150,000 square feet 

 

As shown in Tables 8 and 9, over the next ten years, it is projected that an average of 150 residential 

dwelling units will be developed per year. Over the next ten years, it is projected that approximately 1.7 

million square feet of non-residential space could develop in the Township.    

 


