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Public Workshop 2 
for Vision 2030 

Lancaster Township 
Comprehensive Plan  

Update  
12/3/2019 

Agenda 
1. Workshop 1 Recap 

2. Vision and Goals for 2030 

3. How to Address Key Issues from now to 2030 

4. Questions and Feedback 
 

Sixteen people attended Public Workshop 2. Save-the-date 
cards were distributed on Election Day at the Community 
Center and a pop-up notice was posted on the township 
website from November 1 through December 3. This handout has been modified to  
include the comments and questions discussed at the workshop.  Contact info is shown at end. 

Vision 2030 
Lancaster Township is rural and growing. How will it be different in 2030? How will it be the same? How can it be 
desirable to both long-time citizens and newcomers?  

Lancaster Township 2030 
Lancaster Township is a growing, rural community at the edge of the Pittsburgh region. In order to 
conserve its rural character, the township guides intensive development to its growth corridor along US 
19 and conserves farms, woodlands, and other open space uses throughout its rural landscape. 
 

Lancaster Township is viewed as a desirable place to live, to raise a family, and to operate a business in 
a growing, rural community.  
While most homes are single-family units, its housing choices also include two- and four-family patio 
homes, townhomes, and mobile homes. Local employment opportunities are found in small businesses 
and light industry located along Route 19. Agriculture and home-based businesses provide additional local 
employment throughout the township. Local parks and recreation programs serve residents of all ages 
with sports, leisure, and educational activities. Nearby trails and Moraine State Park encourage people to 
spend time outdoors for physical and mental wellness. The Seneca Valley schools and local libraries serve 
students of all ages with quality learning opportunities.  
 

Lancaster Township’s policies and regulations manage new development and its impacts on the 
community. 
The zoning ordinance permits all land uses to locate in the township and designates development 
potential, by use and intensity/density, for all properties. It encourages development that requires or 
desires public water and public sewer utilities to locate along the US 19 corridor, where existing regional 
systems serving can be extended northward efficiently. The township works with regional transportation 
agencies to assess road and bridge conditions, congestion and safety, and to program maintenance and 
improvements efficiently in light of growing traffic volumes. Special zoning provisions for the US 19 
corridor manage highway access and circulation design standards for safety.  
 

12/3/19 Question: Does the vision statement really matter? Does it make a difference? 

GF: Yes, it can. By describing the outcomes the community would like to have in 2030 and comparing it to today’s 
conditions, we can identify which conditions need attention – either regulatory, capital projects, or program 
initiatives. These priorities should be reflected in the goals and action plan/recommendations.   



2 

Community Development Goals for 2030 
The blue text is intended to explain the goal in everyday terms. 

This section was not discussed at the December 3 meeting as attendees were more interested in discussing the issues and 
preliminary recommendations. Anyone might have asked: How are the goals used? Are they important? 

And GF would have responded: Yes, the goals are the important. They should be a short position statement about each 
aspect of the community. The goals are often cited as a foundation for the development-related ordinances, e.g. zoning. 

Land Use and Growth Management 
♦ Guide intensive land uses to the US 19 corridor and manage rural areas for resource-based land uses. More 

development along US 19 and less development elsewhere. 

Community and Landscape Character  
♦ Sustain and enhance natural, cultural and historical rural features throughout the township. Don’t erase it; keep 

some of the woods, rolling hills, and old structures.  

Housing 
♦ Accommodate a variety of housing types that offer choice in lot size and neighborhood density and are 

affordable to varied segments of the population. Allow variety; don’t exclude.  

♦ Guide citizens in need to public housing assistance services. No one should lack housing. 

Economic Development 
♦ Accommodate natural resource-based businesses in rural areas and service-based businesses in the US 19 

corridor.  Land for businesses that need it; highway infrastructure for customers. 

Community Infrastructure, Facilities and Services 
♦ Support planned maintenance and expansion of water and sewer infrastructure in the US 19 corridor; support 

maintenance of water and sewer infrastructure in rural areas. Take care of what is built; manage expansion. 

♦ Maintain the level of community services; expand community facilities and services in the US 19 corridor in line 
with growth needs. Add staff (FT/PT) and volunteers as service needs grow. 

Natural Resource Protection 
♦ Protect natural resources and resource quality from disturbance. Minimize impacts to water, waterways, 

drainage patterns, etc. 

Transportation 
♦ Maintain existing transportation infrastructure in a state of good repair. Improve infrastructure to address safety 

and congestion issues. Consider bicycle, pedestrian, and transit accommodations in the US 19 corridor. 
Maintain; improve where needed; add options. 

 

5 Primary Issues (PI) with Preliminary Recommendations  
PI-1: Better protect (against loss of) rural landscape character 

A. Revise development regulations to limit development disturbance of existing landforms, existing vegetation 
(particularly trees), and unique site features and use incentive zoning, lot averaging, and/or design standards 
across all zoning districts.   

B. Reinstate the planned residential development (PRD) zoning overlay in the zoning ordinance; allow the PRD 
overly to be applied in the mixed-use district, village, and medium density residential (R2) districts.  
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PI-2: Accommodate most growth in the US 19 Corridor (i.e., concentrate new development to relieve development 
pressure in other areas) 

A. Expand the mixed-use, medium density residential and/or village districts between Scholars Run and the I-79 
corridor. See potential locations on the future land use map. 

12/3/19 Comment: Development west of US 19 will increase stormwater into Scholars Run and downstream flooding 
toward Zelienople.  

B. Reinstate the planned residential development (PRD) zoning overlay in the zoning ordinance; allow the PRD 
overly to be applied in the mixed-use district, village, and medium density residential (R2) districts. See future 
land use map for current and future district locations. 

C. Determine preferred locations for controlled access to US 19 based on topography and the future land use map. 
Reserve right-of-way using an official map (tool).  

D. Plan for a locally owned road network parallel to US 19 and to connect to preferred intersection locations. 
Reserve right-of-way using an official map (tool). 

E. Plan a bicycle and pedestrian network to connect existing and future development along the US 19 corridor to 
Bauder Park and Four Springs Park. Reserve right-of-way using an official map (tool). 

12/3/19 Comment: Developers may see a secondary road network along US 19 is a big ask – too big – on top of increased 
stormwater regulation and other requirements. 

 

PI-3: Public water and public sewer service expansion (to unserved areas)  

A. Expand water and sewer services along the US 19 corridor, i.e. in the mixed use, village, and medium density 
residential districts through voluntary developer-led or property owner-led efforts.  

12/3/19 Question: Is the water and sewer service for Timber Ridge and the Plantations recognized? Is it recommended to 
be expanded? 

GF: It is recognized as an existing service area. It is currently recommended for maintenance but not for 
expansion (except where human health/safety is threatened by malfunctioning septic systems) as expansion 
would allow subdivision of land into 1-acre lots. 

Response: People today want small lots (it’s less maintenance) in a rural setting.   

B. Use township-led service expansion to address human health hazards. 

C. Remove the provision for 1-acre lots served by water or sewer in the rural residential (R1) zoning district; allow 
only on-lot well and septic.  

12/3/19 Comment: What does this mean? Please explain.  

GF: Currently, the rural residential zoning district prescribes a minimum lot size of 2 acres if on-lot well and on-lot 
septic are used. Lots can of course be larger. If lots will use public water OR public sewer, the minimum lot size 
may be 1 acre. If both utilities are used, the minimum lot size is still 1 acre. If more of this zoning district is served 
by public water and/or public sewer systems and developers use the 1-acre lot size, the area will become much 
more suburban in character. This preliminary recommendation says that if public water and public sewer are not 
needed (i.e., that groundwater and soils are conducive to low density residential development), then the option 
of the smaller lot with utility service could be removed and only 2-acre lots would be permitted by right. 
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12/3/19 Comment: This may face opposition among rural property owners and developers. Homebuyers are increasingly 
looking for smaller lots (1 acre or even less) to reduce the time, effort, and cost of maintenance.  Clustering homes on 
small lots and protecting the remaining land from the parent tract is an option that protects rural character. 

Attendee Response: Those homebuyers can look for homes in other communities that want small lots and higher 
density development. 

PI-4: Increasing traffic  

A. Continue to use a capital improvements plan to identify needed road maintenance and improvement projects 
and to allocate township and other funds to these projects. Use township staff to recommend road maintenance 
needs. Evaluate the costs and benefits of road, bridge, or intersection improvements with the assistance of a 
qualified traffic engineer.  

B. Amend the zoning ordinance to strengthen the traffic study requirements and process. 

C. Evaluate the costs and benefits of a traffic impact fee, particularly for the US 19 corridor.  

D. Begin to collect traffic volume data regularly on locally-owned roadways. Regular traffic data collection could be 
done on an annual, bi-annual, or longer basis as long as collection is routine. Data can then be used to inform 
decisions about road maintenance priorities. 

12/3/19 Comment: Swain Hill Road is no longer a quiet road. It’s become the high-speed shortcut to Butler. I’d like my 
kids to be able to ride their bikes on the roads near our home but Swain Hill Road isn’t safe for children. 
 
 GF: We can add the collection of speed data to the recommendation. 
 
PI-5: Anticipated uses and acceptable outcomes (i.e., what uses are reasonable to expect through 2020)  

Anticipated uses:  

 
GF: We don’t know for sure that any of these uses will be proposed in the township over the next 10 years, but the 
township should be prepared to review such proposals with adopted standards in-hand. 

A. Amend the zoning ordinance to permit modern uses by right, by conditional use, or by special exception, to 
address signage needs, and to provide standards for specific uses, as applicable to: 

a. The amount of the use that exists and the desirable amount of additional use. 
b. The location of the additional use and any specific standards. 
c. How much of the use is reasonable to accept in the next 10 years. 
d. The character of the use, including: site design (vehicular and pedestrian access and circulation, 

setbacks, placement of loading zones and on-site parking); building design (orientation, ratio of window 
to solid wall coverage, etc.). 

 

6 Secondary Issues (SI) with Preliminary Recommendations 
SI-1: Lack of hiking/biking trails  

A. Plan a simple township-wide trail network. Identify a trail “spine” or “loop” route and potential walking, hiking, 
and biking spur routes; routes may be on-road, where shoulders are provided, or off-road, where easements 

 Single and Multi-family homes  
 Retail  
 Mini-casino  

 Medical marijuana 
production/processing facilities 
(farms) and dispensaries  

 

 AirBnb  
 Educational facility 
 Truck parking sites 
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through open spaces are protected; implement through developer-led and township-let efforts (i.e., feasibility 
study and development).  

B. Request a (advisory) seat on Jackson Township’s proposed Regional Recreation Board. 
 

SI-2: Lack of children’s programs  

A. Provide information about nearby programs (or links to the same) to residents.  

B. Establish a citizen advisory board or committee to organize programs, activities, and events for children, and in 
fact, for all ages. Existing programs could be invited to use township facilities or new programs could be 
developed. 

C. Consider a survey of resident’s recreational program interests and potential program leaders to inform decision-
making.  
 

SI-3: Unsightly junk/salvage yards  

• If the visual impact can be mitigated and the property owner is willing to cooperate, support private efforts to 
install screening or other mitigation.  

 

SI-4: Expansion of Seneca Landfill  

A. Advise prospective residents of the landfill site, e.g. through information and mapping on the township website.  
B. Ensure that the public is made aware of land and permitting expansion activity, including real estate 

transactions and requests to PA DEP to increase tonnage limits.  

12/3/19 Comment: Notification of activity, e.g. permitting or any activity that may be perceived to impact property 
value, is a good recommendation. It would apply to the landfill as well as well pads. 

SI-5: Emergency management coordination   

• Coordination among municipalities is a given duty of the township’s emergency management coordinator.  
• Efforts to limit increased downstream flooding along Little Connoquenessing Creek are addressed through 

unchanged zoning (no increase in development potential) and improved protection of landforms and 
woodlands. 

12/3/19 Comment: Elected officials should recognize that they can prevent or mitigate the scale of emergency 
management needs through better development policies, improved infrastructure, operational/equipment 
improvements, etc. These are valuable projects and are eligible for public grants. Officials can direct emergency 
management coordinators to explore projects and grants, assist in making applications, etc.  

SI-6: Lack of hotels or other lodging options 

• Smaller scale lodging facilities, such as bed-and-breakfast establishments and even Airbnb – are more likely to 
develop in the township. The zoning ordinance appropriately provides for all but the modern Airbnb lodging use. 

 

Questions and Comments  
Michelle Brummer, Gannett Fleming, Inc.  
717-886-5295 
mbrummer@gfnet.com 

mailto:mbrummer@gfnet.com
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Draft Future 
Land Use Map 
as of 11.21.19

Shown as a mark-up  
of the Zoning Map

Lancaster Township, 
Butler County, PA
Data Source: Gannett Fleming

The future land use map 
illustrates a municipality’s 
desired land use pattern for 
the future. That pattern 
becomes enforceable when 
the zoning ordinance and map 
are updated to reflect the 
same pattern.

This draft future land use map 
identifies 4 potential areas for 
zoning change. A change in 
zoning district designation to 
mixed use, village, or medium 
density residential in any one 
of these areas aims to accept 
more development along the 
US 19 corridor between 
Scholars Run and I-79/Yellow 
Creek, relieving development 
pressure on lands outside the 
corridor.

This future land use map also 
illustrates a concept for a small 
network of roads – parallel to 
US 19 with a few cross roads –
to provide for circulation in 
the core of the Township.

Area of Potential Zoning Change

Agricultural Security Area; only 

ASAs along the US 19 corridor area 
are shown

Local road/bike/ped network 
(concept only)

Areas of Potential 
Zoning Change

Area 1 
Lands between Mixed Use 
and I-79, and between 
Village and Pfeifer Road
Current zoning: 
• Rural Residential 

Area 2 
Lands between Medium 
Density (R2) and Village 
District 
Current zoning: 
• Rural Residential 

Area 3  
Lands between Medium 
Density (R2) and Village 
and the I-79 corridor
Current zoning: 
• Conservation

Area 4 
Lands between Mixed Use 
and Scholars Run riparian 
buffer
• Current zoning: 

Conservation, Rural 
Residential

Note: Parcels in the 
Agricultural Security 
Area (ASA) may be rezoned 
if the landowner is in favor 
of the rezoning and 
submits notification 
to the Township to remove 
the land from the ASA per 7 
Pa. Code §1381.41 prior to 
the rezoning action. 
Further explanation is 
provided in the plan.

ASA

ASA

Four Springs Park

Bauder Park

ASA

ASA

The Log Cabin

Strawberry Ridge 
Golf Course 

Area 
1

ASA
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