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From the Director 
by James cowhey, AicP

In many American communities multi-generational 
housing has long been a thing of the past as rapid 
suburbanization and zoning codes made exclusive 
single-use, single family houses the only legal 
form of residence in most districts. ECHO (Elder 

Cottage Housing Opportunity) housing and grandparent units (granny 
flats and dawdy houses), however, have been a part of our local language 
and reflect Lancaster County’s cultural and rural roots. ECHO housing, 
granny flats, and dawdy houses have been utilized in many areas of the 
county since the early 1980s. Our positive experience with these types of 
units will serve as a foundation as we face the changes occurring in the 
residential housing market. Demographics and economics are reviving 
the need for more flexible use of the traditional single-family home that 
would allow accessory units or nonfamily members to reside in a home.

The current zoning restrictions are an artifact of layers of zoning regula-
tions adopted and repeated over many years. But, judging from my own 
experience flexibility is not something to fear. My grandparents’ modest 
but fair-sized family homestead in Schuylkill County always housed 
multiple generations and extended family. My memories of holidays 
there are crowded with people some of whose names and relationship 
in the family I can’t even recall anymore. It was a rich experience.
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Housing affordability 
continues to be an 
important issue for 
Lancaster County. 
Despite national news 
reports of falling 
home sale prices, in 
Lancaster County 
average monthly 
housing costs appear 
to be rising while 
average household 
incomes are falling. 
As a result, more and 

more families are housing-cost burdened – 
faced with housing expenses in excess of what their 
budgets can support.

Choices, the housing element of the Lancaster County 

Comprehensive Plan, identifies methods to help 
increase the supply of housing that is affordable to 
the workforce. Objective D-1.1 recommends that the 
County Planning Commission aim to: Strengthen 
municipal zoning ordinances to provide for more 
inclusionary housing that will be affordable to below-
market and moderate-income households.

As part of the implementation 
of this objective, the Lancaster 
County Planning Commis-
sion, in partnership with the 
Lancaster Housing Opportu-
nity Partnership, formed the 
Housing Affordability Task 
Force to compose Strategies for 
Increasing Housing Affordability 
in Lancaster County. The 
document includes two model 

New toolbox tool: 
Strategies for Increasing Housing Affordability in Lancaster County, Pennsylvania

CONTINUED FROM PAGE 1

In the neighborhood where I grew up in Lebanon 
County there were several homes that had acces-
sory units over garages. (No, Fonzie didn’t live in 
our neighborhood.) This was legal 50 years ago and 
added positively to the owners’ livelihood and the 
richness of the neighborhood. Communities had not 
yet found the need to restrict this type of multi-use.

Certainly, zoning should not be relaxed to the point 
of allowing nuisances and property value degrada-
tion. But, we will need to look at restrictions on ac-
cessory dwellings, home occupations, and other uses 
and find ways to allow more flexible living arrange-
ments in existing and new communities. This is just 
one aspect of our continuing need to grasp the issues 
of housing affordability.  For additional ways to ad-
dress housing affordability, I encourage you to read 
the recent addition to our Smart Growth Toolbox 
called Strategies for Increasing Housing Affordability 
in Lancaster County, Pennsylvania. This document 

was produced in cooperation with our friends at 
the Lancaster Housing Opportunity Partnership.

In addition to housing, the availability of a clean, 
abundant source of water is a necessity for the 
health and welfare of a community. But water 
may be a limiting factor in the future and we 
need to plan accordingly. Blueprints, the proposed 
Lancaster County Integrated Water Resources Plan 
is currently available for public review prior to its 
adoption later this year. I encourage our readers 
to read the plan and send in your comments in 
August. Similarly, Connections 2040, the proposed 
new Lancaster County Long Range Transporta-
tion Plan is available for review. You will be read-
ing more about these important additions to the 
county plan as we move through the adoption 
process. Both documents can be found on the LCPC 
website www.co.lancaster.pa.us/planning. t

Strategies for 
Increasing Housing Affordabilityin Lancaster County, Pennsylvania

Lancaster County Planning Commission
In partnership with the 
Lancaster Housing Opportunity Partnership 2012

http://www.co.lancaster.pa.us/planning/lib/planning/countywide/strategies_increased_housing_affordability_6-19-12.pdf
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ordinance language sec-
tions as well as general 
sources and recommen-
dations to help munici-
palities encourage the 
production of housing 
that is affordable to lo-
cal residents.

The first model ordi-
nance section creates 
zoning incentives for 
affordable housing. 
The incentives include 
density and height 

bonuses for developments that include some afford-
able housing. The model ordinance also includes an 
option to provide fee, land, or buildings in lieu of 
affordable housing.

The second model ordinance section includes condi-
tional use provisions for neighborhood land devel-
opment plans. This section is designed specifically 
for neighborhood developments as enabled under 
Article VII-A of the MPC. It is intended to provide 

greater flexibility to the developer and municipality 
by allowing for coordinated zoning and subdivision/
land development approvals by enabling overlapping 
review periods, minor revisions to site plans without 
requiring additional conditional use approval, and 
modification of design standards to encourage in-
novative design.

Strategies for Increasing 
Housing Affordability 
can be accessed 
through the Lancaster 
County Planning 
Commission’s Smart 
Growth Toolbox, 
available here: www.
co.lancaster.pa.us/
planning/lib/plan-
ning/countywide/
strategies_in-
creased_housing_
affordability_6-19-12.
pdf. t

Housing Affordability Task Force (H.A.T. Force)

Ray D’Agostino, Chairman, H.A.T. Force, Lancaster 
Housing Opportunity Partnership, and Lancaster 
County Planning Commission
William Crosswell, Esq., Morgan, Hallgren, Crosswell 
and Kane, P.C.
Emma Hamme, Lancaster County Planning 
Commission
Barry Hershey, West Lampeter Township Board of 
Supervisors, LHOP Board of Directors
Kirk Hummel, United Disability Services
Greg Hyson, Housing Development Corporation 
(formerly)

Jeff Rutt, Keystone Custom Homes
Mark Stanley, Esq., Hartman, Underhill and 
Brubaker, LLP
Matthew Sternberg, Lancaster County Housing and 
Redevelopment Authorities
Mark Stivers, East Hempfield Township
Kathy Wasong, Lancaster Township Board of 
Supervisors
Karen Weibel, Lititz Borough Council, LHOP Board of 
Directors
Joel Young, RETTEW Associates

http://www.co.lancaster.pa.us/planning/lib/planning/countywide/strategies_increased_housing_affordability_6-19-12.pdf
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The general public is encouraged to review each of 
these proposed new Comprehensive Plan Elements 
and send written comments to the Lancaster County 
Planning Commission on, or before, September 7th, 
2012, or present them at regularly scheduled public 
meetings on August 13, August 27, or September 10.

Blueprints: integrated Water 
resources plan

Blueprints: An Integrated Water 
Resources Plan for Lancaster County 
is the draft Water Resources Ele-
ment of the County Comprehen-
sive Plan. Blueprints promotes 
watershed-based integrated wa-
ter resources planning and man-
agement to protect, conserve, 
and improve water resources in 
Lancaster County. It advances 
the concepts of integrated 
water resources planning and 

integrated water resources man-
agement by emphasizing the relationships among 
water resource issues and programs. For example 
stormwater management and drinking water supply, 
or source water protection and manure management. 
It also recommends strategies to address these issues 
more effectively.

connections 2040: transportation plan
Connections 2040: the Transpor-
tation Plan Element of the 
Lancaster County Compre-
hensive Plan, provides a 
framework for transporta-
tion planning over the next 
28 years (2013–2040) and a 
basis for setting priorities for 
transportation project fund-
ing. The Plan presents a vision 
and strategy to achieve an 
interconnected, multi-modal 
transportation system that 
preserves the existing infrastructure and provides 
new capacity to meet the demand for travel over the 
next three decades. Connections 2040 recognizes that 
transportation investments have significant impacts, 
not only on how people move about every day, but on 
the long-term development patterns of the County. 
Through better coordination of transportation and 
land use planning, the total number of miles people 
travel can be reduced and the infrastructure that 
will enable more trips to be made by walking, bicy-
cling, transit, and other alternatives to driving can 
be established. This plan also serves as the Long 
Range Transportation Plan for the Lancaster County 
Transportation Coordinating Committee (LCTCC). 
LCTCC adopted this federally mandated plan in June 
of 2012. t

Upcoming Public Meetings for Blueprints and Connections 2040

The general public is encouraged to review each of these proposed new Comprehensive Plan Elements and send 
written comments to the Lancaster County Planning Commission on or before September 7, 2012, or present them 
at regularly scheduled public meetings on August 13, 27 or September 10, 2012.

Comments, questions, or additional information on Blueprints: An Integrated Water Resources Plan for Lancaster 
County (Act 247 and 167) should be directed to: Mary Gattis, AICP, Senior Countywide Planner, at gattism@
co.lancaster.pa.us or by calling (717) 299-8333.

Comments, questions, or additional information on Connections 2040 – the Transportation Plan Element should be 
directed to:  Harriet Parcells, Senior Transportation Planner, at hparcells@co.lancaster.pa.us or by calling (717) 299-8333

Written comments sent via post should be sent to: Lancaster County Planning Commission, Attention: Mary Gattis 
or Harriet Parcells, 150 North Queen Street, Suite #320, Lancaster, Pennsylvania 17603

LcPc releases Plans for Public review and comment

The Water Resources Element
July 2012

The Comprehensive Plan for Lancaster County, Pennsylvania

An Integrated Water Resources 

Plan for Lancaster County

(Act 247 and 167)

July 20, 2012 10:44 AM

DRAFT
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New toolbox tool: Parking management Strategies

The Lancaster County 
Planning Commis-
sion has developed 
Parking Manage-
ment Strategies as a 
tool for inclusion in 
the Smart Growth 
Toolbox. This tool 
includes a number of 
popular and effective 
parking management 
techniques as well 

as both local and national examples of communities 
that are using them. Along with a reexamination of 
the number of parking spaces that are supplied, this 
tool focuses on standards for the design of parking 
facilities and ways to make them more compatible 
with the character of the communities in which they 
are located.

While conventional parking standards assure that 
every land use can accommodate the peak number of 
vehicles that might use the site, the standards come 
at a public cost. Oversupply of parking leads to “dead 
zones” of empty lots in the middle of what should be 
bustling commercial districts. An excess of parking for 
multi-family or attached housing adds to the cost of 
housing, making it less affordable and less attractive.

Conventional parking policies are based on stan-
dards developed by the Institute of Transportation 
Engineers (ITE) that generally focus on setting a 
minimum number of parking spaces for various land 

uses. These standards assume that 
all trips to a location are made by 
automobile which can result in an 
oversupply of parking in urban 
settings and other locations where 
alternatives to driving exist and 
are used for many trips. The stan-
dards fail to recognize that differ-
ent contexts may require different 
amounts of parking. Yet, many, if 
not most, cities and communities 
have simply incorporated the ITE 
standards into their zoning codes, 

copying what other communities have adopted, de-
spite differences in their economic activity, popula-
tion, and other characteristics.

From a planner’s perspective, a better match of park-
ing supply to actual parking demand in a location 
would produce significant benefits such as:

•	 Reduced impervious surface area and storm 
water runoff

•	 More land available, particularly in high-priced 
urban areas, to put into productive revenue-
generating uses or public uses such as urban 
parks

•	 Pedestrian-friendly design

From a developer’s perspective, benefits include:

•	 Minimized costs for parking construction: 
costs for surface lot parking range from 
$1,000-$5,000 per space, depending on the 
location. Parking in a garage is more expensive 
ranging from $7,000-$15,000 per space.

•	 Increased leasable space for development

This tool looks at the following types of parking 
management strategies:

•	 Reduce parking requirements from the ITE rec-
ommended standards, in certain areas, such as 
within a certain distance of a transit station, or 
in/near a mixed use development where non-
motorized infrastructure enables trips to be 
made by alternatives to driving.

•	 Reserve parking rather than build all the parking at 
once to meet future demand. Reserve parking al-
lows a developer to “bank” some land or main-
tain a landscaped area on the property that can 
be converted in the future to parking spaces if 
demand requires it.

•	 Unbundled parking separates the price of the 

http://www.co.lancaster.pa.us/planning/cwp/view.asp?a=3&q=660460
http://www.co.lancaster.pa.us/planning/cwp/view.asp?a=3&q=640545
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parking space(s) from the rent or purchase 
price of an apartment or condominium and 
allows residents to pay only for the amount of 
parking that they need.

•	 Context-sensitive standards set parking stan-
dards to fit into the context of a specific neigh-
borhood or development. The challenge for 
planners is how to inject flexibility into the 
zoning codes while still providing developers 
with the certainty that they need.

•	 Parking freezes or parking maximums set the 
total amount of parking that is allowed in a 
particular district. Some communities reverse 
the traditional practice of setting a parking 
minimum and set a parking maximum in their 
zoning ordinance, particularly for downtown or 
commercial areas.

•	 Installation of bicycle and pedestrian facilities is a 
low-cost method of reducing parking demand 

by providing 
bicycle and pe-
destrian facilities 
(secure bike park-
ing, bike lanes, 
trails, and side-
walks) to make 
non-motorized 
modes attrac-
tive and safe. An 
interconnected 
sidewalk net-

work also makes it easier 
to allow for shared parking in an off-site garage 
or lot near the site.

•	 Employer com-
muter benefits 
such as subsi-
dized transit 
passes or sub-
sidies to those 
who carpool or 
vanpool and 
preferential 
parking for 
carpools/van-
pools are also 
strategies that 
reduce parking 
demand.

•	 In-lieu parking fees is an alternative to providing 
on-site parking. A developer pays the munici-
pality a set fee that is then used by the city or 
municipality to finance an off-site parking fa-
cility (municipal lot or garage) that can be used 
by the patrons and employees of the business 
or use.

•	 Parking pricing is probably the simplest way 
to reduce parking demand. Users are charged 
directly for the cost of parking since a large 
supply of free parking encourages driving. 
Cost-based parking set to recover the cost of 
a parking space in a garage (or municipal lot) 
typically reduces demand by 10-30 percent.

More information on parking management strate-
gies and local and national examples can be found on 
the Smart Growth Toolbox website at  
http://www.co.lancaster.pa.us/planning/cwp/view.
asp?a=3&q=640545 t

http://www.co.lancaster.pa.us/planning/cwp/view.asp?a=3&q=640545
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Smart Growth transportation Program Awards

On June 25, 2012, the Lancaster County Transpor-
tation Coordinating Committee (LCTCC) approved 
the first round of funding for Lancaster County’s 
new Smart Growth Transportation Program (SGT 
Program). LCTCC awarded funding for four projects 
that best exemplify the concept of smart growth 
transportation. Federal funding for the projects 
totals $1,428,743. The total cost of the projects that 
the federal funds will leverage is $3,044,115, since 
the municipalities are required to match the federal 
funds with state, local and/or private funds.

The projects that were awarded funding are:

A fifth project, a study of converting the existing 
one-way pair to two-way streets on the Willow Street 
Pike in West Lampeter Township, had also been rec-
ommended for SGT Program funding but a decision 
was made by PennDOT and the Metropolitan Plan-
ning Organization (MPO) to enlarge the scope of the 
study to encompass a high crash site along the PA 
272 corridor and use other sources of federal fund-
ing to carry out the study.

The SGT Program was approved by the MPO in 2011 
and is a logical extension of the Smart Growth plan-
ning work that Lancaster County has been doing for 
many years. 

The SGT Program requires all projects to meet the 

Project Name Municipality Request from 
LCTCC

Total Cost of 
the Projects

Pedestrian & Bicycle 
Pathway Extension

Elizabethtown 
Borough

$329,743 $960,615

PA 772, 
Marietta Ave/
Anderson Ferry Rd 
Pedestrian Safety 
Improvements Project

Mount Joy 
Borough

$400,000 $1,303,500

Conversion of 
Mulberry Street from 
one-way to two-way

City of 
Lancaster

$675,000 $750,000

Northwest Lancaster 
County River Trail 
Wayfinding and 
Signage Project

East Donegal 
Township

$24,000 $30,000

                               PROJECT TOTALS $1,428,743 $3,044,115

following core criteria: 

•	 Be located in the county’s Designated Growth 
Areas

•	 Be consistent with the county Comprehensive 
Plan and regional plans

•	 Support economic development, and

•	 Contribute to an improved quality of life of 
Lancaster County residents.

Examples of the types of projects eligible to be fund-
ed through the program include bicycle and pedes-
trian infrastructure, transit or shared ride services, 
preparation and implementation of a transportation 
and land use plan for a priority transportation cor-
ridor, and urban streetscape projects that include 
traffic calming, improved crosswalks, and median 
strips to keep pedestrians safe.

The MPO has reserved $1 million per year for the 
SGT Program from the federal funds it receives. SGT 
Program applications will be accepted every two 
years. During this first round of funding, thirteen 
applications were submitted by municipalities.

For further information about the SGT Program, 
contact: Harriet Parcells at hparcells@co.lancaster.
pa.us or call 717-299-8333. t

Pedestrian and Bicycle Pathway in Elizabethtown Borough.

mailto:hparcells%40co.lancaster.pa.us?subject=SG%20Transportation%20Program%20Awards
mailto:hparcells%40co.lancaster.pa.us?subject=SG%20Transportation%20Program%20Awards


Heritage Day 2012
Sat., Sept. 15, 2012

9:00 a.m. to 7:00 p.m.

Historic Poole Forge Park
1940 Main Street, Narvon, PA

(PA Route 23 in Churchtown)

Historic Poole Forge Park

Traveling Route 23 through Caernarvon Township, you’re treated to a view of two spectacular 

valleys highlighting the region’s farming landscape. It’s an inspiring sight – and township 

residents and officials want to keep it that way.

Just west of Churchtown, you’ll find Poole Forge, where iron was made between 1779 and 

1859. Ironmaking was a profitable business, so it’s not surprising that the property includes 

a complex of stone buildings. In addition to an ironmaster’s mansion, Poole Forge includes a 

paymaster’s house, two tenant houses, lime kilns, and a covered bridge.

Caernarvon Township purchased the property in 2005 for use as a public park. Since then, it 

has added a rental pavilion and worked to rehabilitate the property’s historic buildings. a non-

profit called Historic Poole Forge, Inc. manages the property with the help of volunteers. The 

park hosts weddings, picnics, and community events. This year’s annual “Heritage Day” will be 

held on Saturday, September 15.

In the future, the property will also be a focus of the “Conestoga Ridge Road Heritage By-

way,” an effort to highlight Route 23 as a historic and cultural resource. Working with LCPC 

staff, Caernarvon and east earl Townships have developed a corridor management plan to 

protect and enhance the road and adjacent landscapes.

LCPC staff chose Poole Forge as a “staff pic” because Caernarvon Township residents and of-

ficials deserve recognition for the commitment and creativity they have shown in protecting 

this unique resource. For more information, please visit www.historicpooleforge.org  

or call 717-445-0472. t
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Visit the park website at 
www.historicpooleforge.org

Poole Forge Park Map

2012 Leadership Awards

Lancaster County Planning Commission

150 North Queen Street

Suite #320

Lancaster, PA 17603

PRSRT STD

U.S. POSTAGE

PAID
LANCASTER, PA

PERMIT NO. 1548

Call for Entries

Historic East Side Suites, Lancaster Entries must be postmarked by Friday, September 28, 2012

Submit your entry today!

Entries must be postmarked by  

Friday, September 28, 2012

Dollar Value of Project: o  Under $500,000 o  Above $500,000

Category (check one): 
 o  Heritage Resources  o  Sustainable Growth  o  Infrastructure  

 o  Community Capacity o  Community Design/Placemaking

Project Type (check one): 
 o  Built  o  Plans, Policies, Regulations  o  Public Participation

Applications must be

postmarked no later than

Friday, September 28, 2012

2012 Leadership Awards Entry Form

Name of Project

Address

E-mail

Signature of Approval to use application materials in future awards and planning promotions

Contact Name     Title  Company

City      State                             Zip

Telephone     Fax

Central Market Lancaster

ENVISION
LEADERSHIP

AWARDS
PROGRAM

Return this form with the completed application materials to:

Lancaster County Planning Commission

150 North Queen Street • Suite #320 • Lancaster, PA 17603

http://www.historicpooleforge.org
http://www.historicpooleforge.org
http://www.historicpooleforge.org
www.historicpooleforge.org
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municipal Update: moores memorial Library Project in christiana Borough
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With the first floor renovations completed and the 
library moved to the 9 West Slokom Avenue building, 
the second phase of the renovation is now underway. 
The lower-level will house a café, meeting room, fam-
ily tree center, and a used book store. The lower level 
renovation is anticipated to be completed by Fall 2012.

The library board of trustees was successful in secur-
ing a Pennsylvania State Department of Community 
and Economic Development grant for $121,000 for 
the lower level renovations as well as a United Dis-
abilities Services grant of $35,000 for a handicapped 
accessible elevator. The lower level renovations will 
total $313,000. When the grant funds are exhausted, 
local volunteers will finish the necessary work. The 
local American Legion, Masonic Lodge, and residents 
have all vowed to assist in order to complete the 
project.

To learn more about the renovations of the Moores 
Memorial Library or to offer your assistance in the 
project, please contact the library at 610-593-6683. 
LCPC Staff wish to congratulate the dedicated staff 
and board of trustees of the Moores Memorial 
Library on this project which will serve the greater 
Christiana community for many years to come. t

2012 envision Leadership Awards Application Period Now open

The Lancaster County Board of Commissioners and 
the Lancaster County Planning Commission are 
looking for entries for the 2012 Envision Lancaster 
County Leadership Awards Program. Award recipi-
ents will be announced in January 2013 at an award 
ceremony where the achievements of the winners 
will be publicly celebrated and shared. Applications 
must be postmarked no later than Friday, September 
28, 2012.

The Envision Leadership Awards Program is intended 
to raise design and planning awareness in our com-
munity, while encouraging the support of planning 
activities and projects that foster smart growth.

By recognizing the actions of municipalities, devel-
opers, consultants and/or others who embrace 

smart growth con-
cepts, this awards 
program highlights 
the advantages of 
good planning.

Individuals, organi-
zations, municipal 
boards or commis-

sions, public authorities and developers, as well as 
public/private partnerships within Lancaster County 
may submit applications for projects in which they 
were principally involved in design, development or 
implementation. Projects completed in Lancaster 
County between 2007 and the present are eligible.

Submissions can be made in five (5) categories:

•	 Heritage Resources – What do we want to protect?

•	 Sustainable Growth – Where and how do we 
grow?

•	 Infrastructure – How do we accommodate 
growth?

•	 Community Capacity – How do we make it happen?

•	 Community Design/Placemaking – How does 
design create great places and neighborhoods?

An application form, score sheet, and information on 
previous winners are available at www.co.lancaster.
pa.us/planning t

2012 Leadership Awards

Lancaster County Planning Commission

150 North Queen Street

Suite #320

Lancaster, PA 17603

PRSRT STD

U.S. POSTAGE

PAID
LANCASTER, PA

PERMIT NO. 1548

Call for Entries

Historic East Side Suites, Lancaster Entries must be postmarked by Friday, September 28, 2012

Submit your entry today!

Entries must be postmarked by  

Friday, September 28, 2012

Dollar Value of Project: o  Under $500,000 o  Above $500,000

Category (check one): 
 o  Heritage Resources  o  Sustainable Growth  o  Infrastructure  

 o  Community Capacity o  Community Design/Placemaking

Project Type (check one): 
 o  Built  o  Plans, Policies, Regulations  o  Public Participation

Applications must be

postmarked no later than

Friday, September 28, 2012

2012 Leadership Awards Entry Form

Name of Project

Address

E-mail

Signature of Approval to use application materials in future awards and planning promotions

Contact Name     Title  Company

City      State                             Zip

Telephone     Fax

Central Market Lancaster

ENVISION
LEADERSHIP

AWARDS
PROGRAM

Return this form with the completed application materials to:

Lancaster County Planning Commission

150 North Queen Street • Suite #320 • Lancaster, PA 17603

http://www.historicpooleforge.org
http://www.christianalibrary.org/
http://www.co.lancaster.pa.us/planning
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Lancaster County Planning Commission
150	North	Queen	Street,	Suite	320	•	Lancaster,	PA	17603	•	717-299-8333

www.co.lancaster.pa.us/planning    planning@co.lancaster.pa.us

http://www.co.lancaster.pa.us/planning
mailto:FYI?subject=planning%40co.lancaster.pa.us
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