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Executive Summary
The Conewago Township Board of Supervisors requested that the township Planning Commission 
prepare an update to the 2008 Conewago Township Comprehensive Plan's Future Land Use Policy. The 
Future Land Use policy provides the foundation for the township's zoning ordinance.

2023 Land Use Analysis
The Planning Commission considered land use changes since 2008, remaining development capacity per 
township zoning (i.e., amount of undeveloped land per zoning district), land preservation activity, and 
county planning guidance, as well as market factors and various potential constraints on remaining 
development capacity.

Findings from these analyses, and the 2021 Citizen Survey analyses, which is presented in the appendix, 
demonstrate the following conclusions:

1. Future residential units are projected at 683 units by 2030 and an additional 476 units by 2040.
This growth is based on the historic trend of planned residential development in the township.

2. Additional land zoned for residential use is adequate by a slim margin. There is limited capacity 
for conventional residential development in the R-1 and R-3 districts. The R-1 and R-3 districts are 
able to accommodate more units under a traditional neighborhood development (TND) scenario, 
which is permitted on lots of at least 10 acres; there are about 10 undeveloped R-1 lots of this 
minimum size and other factors may influence their suitability for development as a TND. Some 
land in the Ag zone may be needed for residential use under either scenario -  conventional or 
TND -  by 2040. Finally, there is capacity for low-density residential development in the 
agricultural district.

3. Land zoned for commercial uses is adequate for the foreseeable future. The highway 
commercial district along PA 94 has 105 acres capacity for new or expanded commercial uses. If 
the TND provisions are applied in the R-1 or R-3 zones, small commercial uses may develop 
within these future neighborhoods.

4. Land zoned for industrial uses is adequate for the foreseeable future. There is capacity for 
additional industrial development along Blettner Avenue, and 402 acres were recently rezoned 
from the suburban residential zone to the industrial zone along Oxford Avenue.

5. Future development is nominally limited by protections for some natural and cultural 
resources and will increase demand for public services, notably police and public schools, as 
well as vehicular traffic proportional to the change in resident population and local workforce.

Recommendations
Therefore, the Township should:

1. Make no changes to zoning in the short term. Future development should be guided to lands 
already zoned for each use as shown on the (November) 2022 zoning map.

2. Ensure that developers are aware of the traditional neighborhood development option and the 
transfer of development rights option.
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3. Continue to support agricultural and other open space land preservation as a policy and 
contribute to easement purchases when feasible.

4. Ensure that property owners in the agricultural district, especially those whose lands are not 
ranked as high priority for the county agricultural land preservation program, are aware of the 
transfer of development right option to preserve their land as open space.

5. Continue to uphold natural and cultural resources protections, including voluntary 
conservation of woodlands and natural areas within parcels that are proposed for 
development.

6. Support continuous bicycle and pedestrian pathways to connect neighborhoods to the parks 
and public destinations in the Township and McSherrystown.

7. Stay abreast of the capacity for public infrastructure and services to service future demand.
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State of the Township

Land Use
Land Use Distribution in 2020
The Adams County Assessment Office classifies land use and land cover for all parcels in the county. 
Figure 1 shows where these land uses and land cover types were located in the year 2020 and a table of 
land use/land cover distribution types across Conewago Township's approximate 6,720 acres.

Nearly 60 percent of the land in the township was classified as agricultural land. Residential uses 
comprised nearly 15 percent and industrial uses, nearly 10 percent. Utility infrastructure occupied about 
7.5 percent, and all other uses each occupied 5 percent or less of the Township.

Land Use/Land Cover Change since 2008
The township's 2008 comprehensive plan did not present land use distribution, thus only a qualitative 
and approximate estimate of land use change is available by comparing the 2008 map to the 2020 map.

Comparison of the 2008 and 2020 Existing Land Use maps shows that intensive land use activity has 
increased slightly over the past 12 years. Residential uses expanded adjacent to existing neighborhoods 
and commercial and industrial uses expanded northeast of the borough and along Ram Drive.

Observable changes in land use since 2008 include the following:

Four residential developments have been approved and begun or completed construction. These 
developments total approximately 240 housing units and occupy about 135 acres.

1. The Chapel Ridge Townhouse Community along Oxford Avenue in the northern section of the 
township is a townhouse community with about 135 units (approximately 45 acres).

2. Chapel View along Centennial Road with 57 single-family residential units along Rainbow Drive 
and Friendly Drive (approximately 50 acres).

3. The Villas at Cattail along Easton Way and St Michaels Way are 25 single-family residential 
units (approximately 30 acres).

4. Crestview Manor along Witmer Drive is a residential neighborhood of about 20 units 
(approximately 10 acres).

Several parcels along Ram Drive have been reclassified from industrial to either commercial or mixed-use 
activity as actual uses have occupied the sites.
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Figure 1. Existing (Actual) Land Use, 2020.
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Figure 2. Existing (Actual) Land Use (2008).
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Two parcels have changed from agriculture to industrial use. One resulted from the expansion of 
Conewago Resources LP (the quarry) (approximately 30 acres). The other resulted from the construction 
of Clarks Shoe distribution center along Oxford Road and Kindig Lane (116 acres). One parcel along High 
Street in the northeast corner of the Township has changed from industrial to agriculture use (23 acres).

Institutional uses appear to have expanded in comparison to public uses in 2008, however the 
classification of institutional uses in 2020 includes private parks; the use has not expanded.

The former airport property, now the Township's Plum Creek Community Park, has been reclassified as 
outdoor recreation (88 acres).

Development Occurred as was Planned in 2008
With a few exceptions, the 2008 Future Land Use Map is strikingly similar to the 2020 Existing Land Use 
Map. Recent residential, commercial, mixed use, and industrial development has located in expected 
locations. And the general open space pattern is consistent even if the exact land use/land cover 
classifications have changed.

There are a few exceptions. The 2008 Future Land Use Map anticipated more industrial development in 
the east central portion of the township between Plum Creek and North Blettner Avenue and more 
residential development in the area between Brushtown and McSherrystown, particularly along 
Centennial Road. The PA 94 corridor is also less commercialized than anticipated. See Figure 3.

Available Development Capacity
Further comparison of the 2020 Existing Land Use Map and the November 2022 Zoning Map (see Figure 
4) shows that capacity for future residential, commercial, and industrial development remains in the 
associated zoning districts but is limited for residential uses. Specifically, the Conewago Township zoning 
ordinance and map indicate future development capacity as follows:

1. Capacity for 294 acres of suburban residential uses (R-1) across thirteen (13) parcels or portions 
of parcels of at least 5 acres. These R-1 zoned parcels are located along Edgegrove Road, Oxford 
Avenue, Centennial Road, Race Horse Road, and Hanover Road and are adjacent to other R-1 
zoned properties.

2. No capacity for village residential growth (R-2).

3. Limited capacity (approximately 20 acres) for multi-family residential uses (R-3) between 
Mount Pleasant Road and Cougar Drive.

4. Capacity for about 105 acres of commercial uses in the highway commercial district along PA 
94/Carlisle Pike. If development rights are transferred from lots in the agricultural district to lots 
in the highway commercial district per Article VI of the Zoning Ordinance, commercial 
development density may be increased. If the TND provisions are applied in the R-1 or R-3 zones, 
small commercial uses may develop within these future neighborhoods.

5. Capacity for about 100 acres of industrial growth in the industrial district between Blettner 
Avenue and Mount Pleasant Road, plus 402 acres of recently rezoned land along Oxford Avenue.

6. Capacity for large-lot residential development (up to two acres, unless land is shown to be not 
suitable for agriculture) in the agricultural zoning district.
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Figure 3. Future Land Use (2008).
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Figure 4. Zoning (November 2022)
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Land Preservation
As of 2022, all or portions of seven parcels were permanently protected from future development by 
permanent easement through the Adams County Farmland Preservation Program or the Land 
Conservancy of Adams County (LCAC), a nonprofit land trust. The general location of preserved lands is 
shown in Figure 5.

The Adams County Farmland Preservation Program is a competitive program. Applicants that 
demonstrate municipal financial support for preservation are ranked higher for funding and therefore 
their lands are more likely to be preserved. The most recent easement in the township was obtained in 
2022 for one Hanover Shoe Farms property (213.92 acres) with a financial contribution from the 
township.

Five other Hanover Shoe Farms properties have applied for the Adams County Farmland Preservation 
Program. The applicant parcels total 727.39 acres and are located predominantly in the county's high 
priority and standard priority preservation areas. See Figure 5, Figure 6, and Figure 7.

Figure 5. Preserved and Protected Lands, Adams County (2021; updated to 2022).
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Figure 6. Preserved and Applicant Preservation Parcels.

Protection Property Owner Address Acreage
Smith 400 Chapel Road 316.42

Adams County Farmland Smith Real Estate Holdings 509 Church Street 154.26
Preservation Program Williams 2849 Hanover Pike 113.53

Hanover Shoe Farms 657 Race Horse Road, Hanover 213.92
Land Conservancy of 
Adams County (LCAC)

KHT Real Estate LP 2695 Hanover Pike 154.41

Total Acres Preserved 952.54

Hanover Shoe Farms 564 Race Horse Road, Hanover 79.12
Hanover Shoe Farms 965 Hostetter Road, Hanover 56.34

APPLICANTS to the Adams Hanover Shoe Farms 834 Mt Pleasant Road, Hanover 161.44
County Farmland 
Preservation Program *

Hanover Shoe Farms 2335 Old Hanover Road (portion of), 
Hanover

268.65

Hanover Shoe Farms 1086 Sells Station (portion of), 
Littlestown

161.84

Total Acres in Application 727.39
Source: Adams County Office of Planning and Development.
*Only farms which ranked within the top 50% of Round 14 application cycle qualify for funding consideration.

Figure 7. Excerpt from Adams County's Agricultural Preservation Priority Area Map (2020).
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County Planning Guidance
According to Adams County's Growth Management Plan (1999), the "eastern tier will continue to be the 
primary growth quadrant of the County. Growth areas in the east are focused on the existing boroughs of 
Littlestown, McSherrystown, New Oxford, Abbottstown, Bonneauville, and East Berlin, and include 
portions of Conewago, Mount Pleasant, Oxford, Union, Germany, Berwick, Hamilton, and Reading 
Townships."

Figure 8 shows Adam's County's Future Land Use pattern for the Township and adjacent municipalities. 
The Township's Agricultural Security Area, which supports continued agricultural activity with protections 
from nuisance ordinances and limits the township's use of eminent domain, is illustrated as an overlay. 
This comparison shows that the County's generalized land use policy is similar to the 2020 actual land 
use condition, though actual development in 2020 is less expansive.

Further comparison with the 2022 Zoning Map in Figure 4 and the County's Agricultural Preservation 
Priority Area Map in Figure 7 reveals that township zoning for intensive uses aligns with the county's 
agricultural preservation priorities more than the county's land use planning.

Findings
1. Of the 3,964 acres of agricultural and open spaces uses, more than 950 acres have been 

preserved, i.e., protected from non-agricultural development.

2. Residential, commercial, and industrial development of lands formerly used for agriculture 
have occurred per Township zoning. Among residential uses, only suburban residential uses 
(R-1) increased significantly— about 135 acres over 12 years.

3. As of 2022, the Conewago Township zoning ordinance and map indicate future development 
capacity in the following zoning districts:

a. About 3,100 acres in the agriculture (A) district.

b. About 290 acres in the Suburban residential (R-1) district across multiple parcels.

c. About 20 acres in the multi-family residential (R-3) district.

d. About 105 acres in the highway commercial (HC) district along PA 94/Carlisle Pike as well 
as limited small-scale commercial uses where traditional neighborhood developments are 
approved.

e. About 100 acres in the Industrial (I) district between Blettner Avenue and Mount Pleasant 
Road, plus 402 acres of recently rezoned land along Oxford Avenue.

4. There is no capacity in the Village Residential (R-2) district.

5. Adams County's land use planning guidance (1999) for the Township is consistent with the 
township's 2020 actual land use condition, though less development has occurred.

6. Township zoning for intensive residential, commercial/mixed use, and industrial uses aligns 
closely with the county's agricultural preservation priorities.

Conewago Township Comprehensive Plan Amendment -  draft January 9, 2023 9



Figure 8. Adams County's Adjacent & Regional Land Use Planning (2008)
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Outlook on Future Development toward 2030

Population
The American Community Survey, a program of the U.S. Census Bureau, reports the following 
populations statistics and trends, as shown in Figure 9.

1. The township's population in 2019 was 7,193, an increase of 105 and 1.48 percent since 2010. 
This was slightly slower than the county's 1.58 percent growth.

2. The township median age rose nearly five years from 2010 to 2019, i.e., there were fewer 
younger residents in 2019 than 2010. Median age also rose more rapidly for the township than 
for Adams County.

3. There were 2,819 households in 2019, an increase of 150 and 5.6 percent since 2010. The 
township's household growth rate was faster than the county's 1.8 percent. It's household 
increase (150) was greater than its population increase (105).

4. Average household size in the township declined from 2.58 persons per household to 2.55. The 
county's average household size declined by a smaller amount.

5. There were 2,863 housing units in 2019, an increase of 113 and 4.1 percent since 2010. The 
township's household growth rate was faster than the county's 3.6 percent.

Figure 9. Population, Household, and Housing Units Trends.

Conewago Adams County
2010 2019 2010 2019

Population 7,085 7,193 101,407 103,009
Median Age 40.9 45.7 41.3 44.3
Households / Occupied Housing Units 2,669 2,819 38,013 38,703
Average Household Size 2.58 2.55 2.56 2.55
Housing Units 2,750 2,863 40.820 42,292

Source: U.S. Decennial Census (2010) and American Community Survey (2019).

Figure 10 shows linear projections for population and housing units based on three decades of decennial 
census data and one decade of American Community Survey data, as well as continued decrease in 
average household size. These trends suggest continued growth through 2030 and 2040 at rates similar 
to the 1980-2010 period even though growth was slow in the 2010s. These projections suggest:

• 1,525 more residents by 2030 and an additional 1,037 residents by 2040.

• 683 more housing units 2030 and an additional 476 housing units by 2040.
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Figure 10. Population and Housing Counts, Estimates, and Projections.
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Recent Subdivision & Land Development Activity-
subdivision and land development plan activity records from 2012 to 2022 indicate development interest 
across township, primarily north of Plum Creek. Several of these plans have been approved, built, and 
occupied as evidenced by the 2020 land use data. Very limited sewer service and higher quality soils for 
agricultural production curtail development potential in the township's southern half. See Figure 11.

Data from 2020-2022 reflect four industrial projects addressing building expansion/renovation and 
parking expansion and one proposed warehouse at 100 Blettner Ave. Recent activity also shows 
development interest in four residential projects, including Chapel Meadows (167 units along Oxford 
Avenue; not advanced due to industrial rezoning), Eagle Rock (89 single-family units along Hanover 
Road), a 34-unit townhouse neighborhood along North Second Street, and a 399-unit mixed residential 
project (not advanced due to industrial rezoning. These proposed residential developments total 689 
residential units, however their approval and construction are not guaranteed.

Residential Market Activity
The Realtors Association of York and Adams Counties (RAYAC) reports monthly statistics on the housing 
market in York and Adams counties, including statistics by school district. The Conewago Valley School 
District serves residents of eleven municipalities (or portions thereof) in eastern Adams County: the 
boroughs of Abbottstown, McSherrystown, New Oxford, and a portion of Bonneauville as well as the 
townships of Berwick, Conewago, Hamilton, Oxford, most of Mount Pleasant, and portions of Straban 
and Tyrone.
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Figure 11. Subdivision and Land Development Plans Submitted for Adams County Review.
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Source: Adams County (November 2022). https://ais-hub-adamsais.hub.arcais.com/app/30fe0cdf96024f62b825d2dca672ada0. 
Accessed 12/1/2022.

Homes sold in the Conewago Valley School District steadily increased from 2011 to 2018, when the 
number peaked at 352. Home sales fell in 2019 (339) and again in 2020 (317), which is not surprising due 
to the COVID-19 pandemic and its economic repercussions. See Figure 13. It's unclear if decline will 
continue, and if so, to what extent.

The number of new homes sold in the Conewago Valley School District was steady from 2011 to 2015 
(between 15 and 17) until 2016 when it rose dramatically and peaked at 55 in 2017. Only 10 newly 
constructed homes were sold in 2020, a decade low. See Figure 12.
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Figure 13. Homes Sold in Adams County.
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Figure 14. New Construction Homes Sold in Adams County.
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Detached single-family homes dominated residential sales in the Conewago Valley School District from 
2012 to 2020, peaking in 2018 and represented a larger share in 2020 when overall sales were lower. 
Sales of all other home types (twin/semi-detached, row/townhouse, and mobile home with land) 
comprised less than half of the residential market each year and were notably higher from 2016 to 2020. 
See Figure 15.

The median home sale price was $185,900 in 2020— a 9% increase over 10 years. Median days on the 
market has declined from a high of 100 days in 2012 to 16 days in 2020.
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Figure 15. Types of Homes Sold in the Conewago School District.
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Housing Stock Conditions
Livability of Housing Stock
Housing stock in the township is approximately up-to-code and in sellable condition. Housing conditions 
are not viewed as a driver for future development or any need for township policy.

Economy and Employment
Industries that Employ Residents
Local and regional employment opportunities attract residents with skills that employers need.

Residents of the Township worked in four of the five same top industries as residents of Adams County in 
2019, as shown in Figure 16. A higher percentage of township residents held jobs in "professional, 
scientific, and management, and administrative and waste management services", and county resident 
workers more commonly worked in construction.

Figure 16. Top 5 Industries of Resident Employment, Conewago Township and Adams County.

Conewago Township
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3. Retail Trade
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and administrative and waste 
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Adams County
1. Educational services, and health care and 

social assistance

2. Manufacturing

3. Retail Trade

4. Arts, entertainment, and recreation, and 
accommodation and food services

5. Construction

Source: American Community Survey (2019).
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Businesses in the Township
As of the second quarter of 2021, Utz Quality Foods, Inc. was the largest employer located in Conewago 
Township; it has additional facilities throughout the Hanover area. Conewago Enterprises, Inc. and 
Conewago Manufacturing, LLC, both located along Edgegrove Road, were the second and third largest. 
C&J Clark America, Inc., which operates the Clark Shoes Distribution Center along Kindig Lane, ranked 
fourth.

There are a dozen or more small to mid-sized manufacturers located along High Street/Kindig Lane, 
Church Street/O'Brien Lane, and Blettner Avenue/Ram Drive. Several of these specialize in metals or 
plastics. Construction management, equipment, and building trade service businesses comprise another 
strong local employment sector.

Findings
1. The Township's population and housing stock increased from 2010 to 2019 and its household 

size decreased.

2. The Conewago Valley School District consistently led homes sales and generally led new home 
construction in Adams County from 2012 to 2020, though new homes totaled less than 60 
units per year districtwide.

3. While single-fam ily detached housing units dominated the school district's residential market, 
sales of each other home type (twin/semi-detached, row/townhouse, and mobile home with 
land) increased from 2016 to 2020.

4. The Township's steady population and housing growth from 1980 through 2010 influence its 
growth projections despite a lag in the 2010s.

• 1,525 more residents are projected by 2030 and 1,037 more by 2040.

• 683 more housing units are projected by 2030 and 476 more by 2040.

5. Residential development activity represents the potential for 123 residential units of varied 
types and would consume 90 acres of the approximately 294 acres zoned for residential use, 
leaving 204 acres of residentially zoned land available for future development.

6. Recent industrial development activity primarily reflects expansion of existing businesses.

Conewago Township Comprehensive Plan Amendment -  draft January 9, 2023 16



Potential Constraints on Development

Environmental Constraints
The Township constrains or limits the development of land, regardless of use, in Article V of the zoning 
ordinance in the interest of protecting public health, safety, and welfare and to emphasize the need for 
compliance with state and federal laws for resource protection. These provisions and their estimated 
impact on lands zoned for future development are summarized in Figure 17.

Figure 17. Environmental Protections

P ro tectio n N o ta b le  C o n stra in t Im pacts

Flo o d p la in s, § 155-142
Provisions restrict disturbance or improvement of areas 
classified as special flood hazard areas by the Federal 
Emergency Management Agency (FEMA) without 
detailed study of impact and PA DEP approval.
Special flood hazards areas are delineated in documents 
and on maps issued by FEMA.

Most floodplain acreage is located along the 
South Branch of Conewago Creek, which is 
zoned for agricultural and other open space 
uses. The Plum Creek floodplain limits new 
construction in the industrial district along 
Blettner Avenue by about acres and the 
agricultural district (estimated 125 acres).

R ip arian  B uffers, § 155-143
Provisions require protection of buffers as open space, 
with limited exceptions, and restoration and 
maintenance of vegetation along perennial or 
intermittent watercourses and surface water bodies for 
the benefit of water quality and aquatic habitat, as well 
as scenic interest.
Provisions require a vegetated buffer with a width of at 
least 75 feet perpendicular to the water's edge.

Most lands to which the riparian buffer 
provision apply are also protected from 
development by the floodplain provisions.

W e tla n d s a n d  W e tlan d  Buffers, § 155-144 
Provisions require the delineation and buffered 
protection of wetlands and their adjacent lands for the 
benefit of water quality and aquatic habitat. Provisions 
generally require a 50-foot-wide buffer from the edge 
of identified wetlands.

Ste e p  S lo p es, § 155-145
Provisions limit disturbance and require the permanent 
protection of steep slopes exceeding 15 percent and 25 
percent.

The National Wetlands Inventory and hydric 
soils data indicate potential wetlands in 
streamside locations in the Township— often 
co-located with floodplains.

P en n sylvan ia  N atu ra l D ive rsity  In ven to ry  (P N D I)  
sites, § 155 -14 6
Provisions require 1) the protection of lands known to 
be inhabited by sensitive wildlife habitat or occupied by 
geological features and 2) management of the same to 
avoid or mitigate impacts.

Only one area, Brushtown Woods, has been 
identified as a sensitive site. The site is less 
than 100 acres, located in the agricultural 
district and co-located with floodplain, 
hydric soils (indicative of wetlands), and 
woodlands.
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Pro tectio n N o ta b le  C o n stra in t Im pacts

C a rb o n ate  G e o lo gy, § 155-147 
Provisions require the identification of carbonate 
hazards and geologic features to inform the layout of 
structures and infrastructure, including stormwater 
management facilities, to protect groundwater quality 
and surface stability for those lands proposed for 
development and
underlain by or within 1,000 feet of carbonate geology.

Carbonate geology underlies most of the 
Township. Specific features are defined at a 
site level and not quantified townshipwide. 
Sensitive features may limit development 
intensity.

T re e  C u ttin g , § 155-148
Provisions apply to site disturbance but not to use or 
intensity.

N/A

W ellhead  P ro tectio n  Zo n e , § 155-149 
Provisions regulate land use, specifically and the 
manufacture, use, storage, transport, or disposal of 
hazardous substances which pose a threat to the quality 
and quantity of groundwater being extracted from the 
public water system.

Provisions have limited applicability to 
development capacity. A particular site or 
portion thereof may be limited from 
manufacture, use, storage, transport, or 
disposal of hazardous substances. Other 
uses not involving the manufacture, use, 
storage, transport, or disposal of hazardous 
substances are allowed.

H isto ric  S ite  D em o lition , § 155-150
Provisions apply to site disturbance but not to use or
intensity.

N/A

Source: Conewago Township Zoning Ordinance.

Utility Constraints
The availability of public water and sewer utilities, specifically conveyance and treatment capacity, can 
limit how intensively land can be developed without significant new investment.

Water Treatment
Public water within the Township is provided by the Hanover Borough Water Department. As of 2016, 
about 5.4 mgd of treated water were consumed by all of those served by this public water system. This 
consumption represents about 45 percent of the Borough's treatment plant capacity, 39 percent of its 
treated water storage capacity and 53 percent of the system's current permit capacity. By these numbers, 
this system can accommodate substantial growth within its current physical and operating parameters.

Wastewater Conveyance and Treatment
A review of the Township's and Hanover Borough's 2020 Municipal Wasteload Management Reports 
shows the following:

1. The Township's collection system and pumping stations are in generally good condition and 
new development to be served by public sewer will continue steadily through the year 2025. 
The report states 301 EDUs remained at the end of year 2020 and that sewage flows from new 
development will increase system demand each year through year 2025. The projections account 
for service connections to 192 anticipated lots in approved and anticipated residential and non
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residential subdivisions, and a few miscellaneous connections. Per the projected rate of 
construction and occupancy, several subdivisions would achieve build out and complete their 
associated serve connections by 2032, consuming an average of 37 EDUs per year and adding a 
sewage volume of about 8,700 gallons per day to the regional system each year.

2. Development to be served by public sewer will increase in all municipalities through the year 
2025, and the projected maximum 3-month average flow through year 2025 (6.19 mgd) will 
not exceed the plant's design capacity (7.28 mgd). The Borough report's projections account for 
a higher volume of EDUs at the close of 2020 (701) and a 32-percent higher projection of service 
connections, namely 254 anticipated lots in approved and anticipated residential and non- 
residential subdivisions, plus miscellaneous connections, through 2025.

3. Continued construction and occupancy of additional sewer-served units through 2032 in the 
Township alone could result in treatment demand within six percent of its design capacity.
Extrapolating the Township's projections of development in the township, service connections 
would increase by an estimated 181 units and sewage flows, by 55,695 gpd or 0.056 mgd. Using 
the report's maximum 3-month average flow ratio of 1.23, projected loadings from the township 
alone (excluding increased demand from all other municipalities) would raise the project 
maximum 3-month average flow from 6.19 mgd in 2025 to 6.87 mgd in 2032—within six percent 
of the plant's 7.28 mgd design capacity. Extrapolating the Borough's projections of development 
in the township, service connections would increase by an estimated 331 units and sewage flows, 
by 77,040 gpd or 0.077 mgd, resulting in a project maximum 3-month average flow of 7.14 mgd 
in 2032—within two percent the plant's 7.28 mgd design capacity. Assuming development 
continues in other municipalities from 2025 through 2032, sewer flow demand will be 
approaching its design capacity around 2032.

Based on these findings, there appears to be adequate sewer capacity through 2025 and perhaps a few 
years longer, depending on the rate of new connections throughout the regional system. However, it is 
unlikely that the current plant will be adequate much beyond 2025.

Actual flow and projected development are subject to change. Development plans may change, and new 
plans may be submitted. Upon a potential finding that flow projections to the regional wastewater 
treatment plant would exceed capacity, the Borough would likely consider a re-rating of the plant's 
capacity and/or explore feasibility of expansion.

This sewer constraint would not limit low-density development served by on-lot septic system in the 
agricultural district.

Road Network Constraints
Road-based transportation remains the primary means of passenger travel and freight movement in and 
through the Township. Route 116/Hanover Road and Route 194/Hanover Pike were documented by 
Adams County as congested corridors during peak hours in 1996. Route 116 is the subject of PennDOT 
District 8's ongoing Eisenhower Road Extension Project, described below. Average daily traffic on Route 
194 has been steady since 2002 and there are no current plans to address its congestion.

Additional development in the Township will increase traffic volumes on local and state roads, including 
the already congested corridors. If Eisenhower Extension Project advances to construction, traffic 
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generated by additional development in the northern half of the Township will have an east-west 
alternative to Route 116, protecting Route 116 from significant traffic increases.

The Township should continue to require a traffic impact report for proposed development plans to 
understand the anticipated scale, distribution, and timing of additional traffic and the need for roadway 
improvements before approving proposed development plans.

Major Transportation Improvement Under Study
The Eisenhower Drive Extension Project is located in York and Adams Counties. Eisenhower Drive, SR 94 
(Carlisle Street), and SR 116 (Hanover Road, West Elm Street, 3rd Street) are main traffic corridors 
through McSherrystown, Hanover, Conewago Township, and Penn Township. These roadways are heavily 
congested, do not move traffic as efficiently as needed, and experience higher-than-average crash 
frequency when compared to similar roadways within the Commonwealth. This project involves 
extending Eisenhower Drive through Conewago Township, from where it currently ends at High Street to 
Hanover Road (SR 116) west of McSherrystown. New alignment alternatives, partial new alignment 
alternatives, as well as options to improve the existing roadway network are being considered.

Conceptual preliminary alignment alternatives were presented in Spring 2019. A preferred alternative for 
a controlled access roadway was presented in February 2022 for public comment. See Figure 18. If a 
Finding of No Significant Impact is reached by Summer 2022, construction could begin in 2024. The 
extension would take several years to complete.

Figure 18. Preferred Alternative 5C, Presented February 23, 2022

fM

Radio Rd

,0<

%
%

%

3rd St

Source: Eisenhower Drive Extension Project Website,
https://www.eisenhowerdriveextension.com/preferred-alternative/.
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Community Service Constraints
A final consideration is the availability of public services to serve the residents, workers, and customers of 
future development without significant impact to operational costs and the public taxes that fund them.

Regarding public safety, the Township's police department of 11 duty officers serves 7,193 residents, 
yielding a ratio of 1 officer to 654 residents. If the Township's population increases by 1,525 residents by 
2030, one or two additional officers may be needed to sustain the level of service residents have come to 
rely on. If the additional officers are female, new facilities may also be required.

Fire protection and emergency medical services are provided by the community-supported Southeastern 
Adams Volunteer Emergency Services (SAVES). Fire protection is volunteer-based, and EMS is provided 
by paid staff.

Regarding public health, a larger population would increase recycling and waste disposal needs. The 
Township contracts this service on behalf of all property owners; administrative costs for contracting are 
nominal.

Regarding public education, the Conewago Valley School District is conducting a districtwide feasibility 
study to determine a preferred program of facility functions (i.e., grades served) and district facility 
improvements (renovations, additions, and/or new buildings) to serve projected enrollments. Five 
program options have been outlined and cost estimates for each option have been presented. Cost 
estimates range from $8.4 million (low cost for Option 2) to $81.6 million (high cost for Option 5). The 
study scope has been amended to include assessment of an option for expanding the Conewago 
Township Elementary School before a final determination is made.

Findings
1. Protections for natural and cultural resources in the Township will exclude some lands from 

future development. Certain water-related resources are co-located, reducing the total 
acreage of undevelopable land. Undevelopable lands will reduce total development capacity 
by less than ten percent.

2. Public water supply appears to be adequate for projected development, however, public 
sewer treatment capacity will likely become a limiting factor for intensive uses after 2025, 
unless operational efficiencies can be implemented. This sewer constraint would not limit low- 
density development served by on-lot septic system in the agricultural district.

3. Additional development in the Township will increase traffic volumes on local and state roads, 
including the already congested corridors. The Township should continue to require a traffic 
impact report for proposed development plans to understand the anticipated scale, 
distribution, and timing of additional traffic and the need for roadway improvements before 
approving proposed development plans.

4. Police and public schools are the public services for which demand is mostly likely to increase 
as a result of future development. The decision to expand police staffing and/or revise 
facilities likes in the hands of the Township Board of Supervisors, however decisions about 
school district facilities are made by the school board, representing all communities served by 
the public school district.
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2021 Citizen Survey & Results

Purpose & Methodology
A Citizen Survey was conducted in Summer 2021 to understand citizens' values for land use, including 
land development and land preservation. Citizens were defined as residents, property owners, and 
business owners or managers. The survey asked multiple-choice questions about length of 
residency/property ownership, township assets, and concerns for the future. It also asked respondents for 
their level of agreement with current and potential land use policy statements. Finally, it provided an 
opportunity for open comments. One survey response per household or property in the township was 
requested.

The survey was available from August 2 to September 1, 2021. A survey notice and link were posted on 
the township's website. Paper copies of the survey were also distributed to township properties as an 
insert to the August 4 and August 11 editions of the Merchandiser and could be submitted to the 
township office.

Response
Survey responses totaled 282 surveys on September 1, 2021. This represented a response rate of 9.1 
percent, based on the 2020 decennial Census count of 3,082 occupied housing units (i.e., households) 
and a similar rate of 9.4 percent based on the 2020 parcel count of 2,999 parcels and owners. Far less 
than a majority of residents, business owners, and property owners took advantage of the opportunity to 
share their opinions and open comments. However, the views of citizens who did submit survey 
responses should be considered in the preparation of the land use policy and comprehensive plan 
update.

Findings
Half of respondents were 20-year (or more) citizens; half were less than 20-year citizens. Responses were 
not significantly different among these two subgroups. Survey results show that citizens:

• Appreciate and value open space; low taxes and a rural cost of living; safe neighborhoods; and 
schools.

• Are aware of development pressure.

• Have mixed views on housing needs, e.g., types and densities.

• Are concerned about the potential impacts of development, e.g., increased traffic.

• Support agricultural and other open space land preservation.

• Support strong management of the amount and types of new development.
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Final Report 
September 30, 2021

K  Gannett Fleming

1

Survey Design

Purpose

To understand citizens' values for land use, including land development and land preservation. The 
findings of the survey will inform the Township's land use policy and comprehensive plan, which is 
under review.

Methodology
The survey asked multiple-choice questions about length of residency/property ownership, 
township assets, and concerns for the future. It also asked respondents for their level of agreement 
with current and potential land use policy statements. Finally, it included an opportunity for open- 
ended comments.

The survey was available open from August 2 to September 1, 2021. A survey notice and link were 
posted on the township's website. Paper copies of the survey were also distributed to township 
properties as an insert to the August 4 and August 11 editions of the Merchandiser and could be 
submitted to the township office.

One survey response per household or property in the Township was requested.
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Survey Response

Response

282 surveys were received by September 1, 2021.

Response Rate

Using the 2020 decennial Census count of 3,082 occupied housing units (i.e., households), 
the survey response rate is 9.1 percent.

Using a 2020 parcel count of 2,999 properties (i.e., property owners), the survey response is 9.4 
percent.

The response rate indicates that far less than a majority of residents, business owners, and property 
owners took advantage of the opportunity to share their opinions and open comments.

However, the views of those who did submit survey responses should be considered in the 
preparation of the land use policy and comprehensive plan update.
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Findings

Respondents are evenly divided (under/over) by 20-year residency/property ownership. 
Responses were not significantly different among these two subgroups.

Survey results show that residents/property owners:

• Appreciate and value open space; low taxes / rural cost of living; safe neighborhoods; 
and schools.

• Are aware of development pressure.

• Have mixed views on housing needs, e.g., types.

• Are concerned about the potential impacts of development, e.g., increased traffic.

• Support agricultural and other open space land preservation.

• Support strong management of the amount and types new development.
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Implications for the Comprehensive Plan

The updated comprehensive plan should:

• Consider options to minimize the amount of land designated for projected growth.

• Define residential use and housing type options by location; use and types near 
McSherrystown should differ from use and types in rural areas of the township.

• Support agricultural and other open space land preservation as a policy; actual 
preservation will require significant coordination and funding to purchase development 
rights and effectively preserve open land.

• Support conservation of woodlands and natural areas within developed parcels.

• Anticipate the Eisenhower Extension, which could act as a growth boundary.

• Support continuous bicycle and pedestrian pathways near McSherrystown 
(not necessarily along rural roads).
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Q1 How long have you resided in Conewago Township?

Half of respondents (50%) have lived in the Township for 20+ years. N=279

2021 Conewago Township Citizen Survey -  Final Report, 9/30/2021

Other
• 58 years

Null = 3
These may be non-resident 
property/business owners.

100 150

7

7

Q2 What do you think is Conewago Township's greatest asset?

4 of 10 respondents think open space is the Township's greatest asset (40%), 
followed by cost of living (17%) and n e igh bo rh o o ds (15%). N=279

Open space 

Cost of living 

Neighborhoods 

Schools

Availability of nearby employment 

Other

Township and community services

0 50 100

Other
• All of the above
• Township and community services, 

and neighborhoods
• Availability of nearby employment, 

open space 8t neighborhoods
• Open space, farm ground
• A mix of green spaces and 

community activities and services
• Citizens/Residents (3) - great 

people live here
• Comfortable
• Churches
• Nothing so far very disappointed
Null = 3
These may be non-resident
property/business owners.
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Q3 What influenced your decision to live, operate a business, or 
own land in Conewago Township?

Rural atm osphere (42%) was the most com m on factor in residency or property 
ownership, followed by a tie for nice n e ighborhoods and born or raised 
here/close to friends and fam ilv  (36%'). N = 282

Rural atmosphere (open space, low... 

Born or raised here/close to rriends and ...

Nice neighborhoods 

Low taxes 

Low housing costs 

Close to work 

Schools

Variety of housing options 

Other

50 100

Other
• Transportation
• Open spaces (2)
• Farmland
• Originally from Reisterstown MD but 

moved out of state until 4 yrs ago. 
When I retired, I wanted to move back 
into the area but not MD. Hanover met 
my needs.

• My family has lived here on the same 
land since the 1700’s

• Spouse is from here. I would still be 
living in Lancaster County if it wasn't for 
him.

• Close to grandchildren
• Large Catholic community
• Inherited
• I was assigned here
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Q4 What are the greatest planning challenges facing the Township?

Most respondents consider developm ent pressure (60%), followed by traffic 
(55%), and agricu ltural preservation (43%), as the greatest challenges. N = 281

Development pressure 
Traffic

Agricultural preservation 
Quality services (police, fire. EMS, water,...

Road maintenance 

Natural resource protection 

Recreational opportunities (parks, trails, ...
Cost of living

Redevelopment of vacant or abandoned ...
Housing affordability 

Availability of a range of housing types ... 
Availability of nearby employment 

Other

50 100 150

Other
• Development pressure traffic, road 

maintenance, cost of living and 
recreational opportunities

• Control/limit residential development of 
farmland

• Community areas for all to gather
• Pedestrian safety
• Too late for me since I already bought in 

Hanover but need more senior condos 
or developments.

• Home school replacement
• Lack of a manager (2)

200
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Q5 What concerns you most about new development?

Respondents are concerned about the loss o f agricu ltura l land and/or open 
space (39%), followed by traffic (34%), and spraw l (18%). N = 277

Loss of agricultural land and/or open space

Traffic

Sprawl (low density, auto-oriented ...

Other

Appearance (aesthetics, building design)

50 100

Other
Multiple selections:
• All of the above
• Traffic, loss of agricultural land and/or 

open space
• Traffic, sprawl & loss of agricultural land 

and/or open space
• Appearance, loss of agricultural land 

and/or open space
Other topics:
• Taxes going up
• Possibility of high-density housing
• Losing safe neighborhoods
• Increased strain on water and sewage; 

developers should pay for 
infrastructure.

• Nothing
Null = 5
These may be non-resident
property/business owners.
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Q6 Rate your level of agreement with the following statement:

A: Concentrate development around and adjacent to the Boroughs 
and existing neighborhoods, rather than isolated tracts of land.

N=278
200

150

100

50 I
Disagree Neutral

I
Agree

l All Responses <20 yr as resident/property owner ■  >20 yr as resident/property owner
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Q6 Rate your level of agreement with the following statement:

B: Allow for the growth and expansion of industrial and commercial 
development to provide additional employment opportunities and 
expand the tax base. N=280
200

150

100

50 I I I
Disagree Neutral Agree

l All Responses <20 yr as resident/property owner ■  >20 yr as resident/property owner
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Q6 Rate your level of agreement with the following statement:

C: Provide opportunities for the development of housing affordable 
to all age ranges (i.e., varied housing unit types and sizes). N=277

200

150

100

50 1.1 I . I
Disagree Neutral Agree

■  All Responses <20 yr as resident/property owner ■  >20 yr as resident/property owner

■  ■
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Q6 Rate your level of agreement with the following statement:

D: Promote more R-2 Village Development: medium density, residential 
units with smaller lots, sidewalks, front porches, street/shade trees, on
street parking, and detached garages in rear yards. N=278

200

150

Disagree Neutral Agree

■  All Responses <20 yr as resident/property owner ■  >20 yr as resident/property owner
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Q6 Rate your level of agreement with the following statement:

E: Encourage development to protect open space, e.g., clustering 
homes closer together so that a larger percentage of land remains 
undeveloped. N=280

200

150 

100 

50 

0

■  All Responses <20 yr as resident/property owner ■  >20 yr as resident/property owner■  ■■  ■
2021 Conewago Township Citizen Survey- Final Report, 9/30/2021 16

Disagree Neutral Agree

16



Q6 Rate your level of agreement with the following statement:

F: Encourage a mix of compatible land uses in walkable patterns, e.g., 
allow commercial and residential uses in the same zoning district.

N=279
200

150

100

50

0 I ■ I I
Disagree Neutral

■  All Responses <20 yr as resident/property owner■■
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l >20 yr as resident/property owner
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Q6 Rate your level of agreement with the following statement:

G: Encourage development to preserve open space, such as 
woodlands, through permanent easement. N=279

200

150

100

50

Disagree Neutral Agree

■  All Responses <20 yr as resident/property owner ■  >20 yr as resident/property owner 
Detailed responses by length of residency/property ownership are not available.
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Q6 Rate your level of agreement with the following statement:

H: Work with the County and conservation partners to preserve 
farmland in the Township. N = 280

Disagree Neutral Agree

■  All Responses <20 yr as resident/property owner ■  >20 yr as resident/property owner
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Q6 Rate your level of agreement with the following statement:

J: Recruit commercial and industrial businesses, e.g., through regular 
communication with County economic development, tax incentives, etc.

N=274
200

150

100

50 I ■
Disagree Neutral Agree

■  All Responses <20 yr as resident/property owner ■  >20 yr as resident/property owner

■  ■
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Q7 Should the Township allow or encourage any of the following? 
Select all that apply.

Many respondents selected none of the above (41%), 
followed by m ore varied econom ic opportunities on 
farm s, w oodlands, and open spaces (35%), and m ore 
com m ercial (retail and office) developm ent (23%).

N=280
None of the above 

More varied economic opportunities on...

More commercial (retail and office)...

More industrial development 

More residential (housing) development 

Other

0 50

2021 Conewago Township Citizen Survey -  Final Report, 9/30/2021

100

Other
• Blending of the above options
• Controlled small industry development
• Well-planned, yet affordable single-family home 

development
• Limit further building to single-family homes with 

much larger building lots.
• Mixed use housing opportunities,
• TND -  total neighborhood development. It's a 

mixture of housing, business/retail and 
recreational space. Target areas in/around areas 
with growth or developments and preserve large 
open areas like farms.

• Preserve (precious) farmland (2)
• More land preservation.
• Please be careful to safeguard our safe and family 

friendly township. I am against too much high- 
density housing happening too fast that 
completely changes the rural culture

• Quality of life
• Keep our rural areas
• A branch of HACC at nearby elementary middle 

and high schools
• Moratorium on development until developers pay 

for infrastructure improvements
• See below (open comment)
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Q8 How long do you plan on living or owning land in the Township?

Most respondents (51%) plan to live or own land in the Township for 20+ years.
N=276

Other
• Who knows
• Until the Lord calls me home!
• Until I die.
• till death
• rest of my life
• no plans to leave currently
• Depends on how long I live. 

No plans on moving again.
• ? I'm 88
. 7

o 50 100 150
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20+ Years 

10-20 Years 

5-10 Years 

Other 

0-5 Years

i
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Q9 If you could change one thing about land use or land preservation 
in Conewago Township, what would it be?

Frequency Top Comment Themes

40 22% Little (or no) more residential development

33 18% Limit growth/development and preserve open space/rural 
atmosphere

27 15% Preserve farmland

14 8% Not in favor of Eisenhower Extension

13 7% Better traffic management

11 6% Concern that increased growth will strain resources 
(infrastructure/utilities, public services, etc.)

9 5% In favor of Eisenhower Extension

9 5% More parks and recreation
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Q10 Please use the space below for any additional comments.

N=118

Frequency Top Comment Themes
12 6% Trash pickup
11 6% In favor of Eisenhower Extension
10 5% Concern that increased growth will strain resources 

(infrastructure/utilities, public services, etc.)
10 5% Limit growth/development
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