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LAND USE

Land use data provides an inventory of existing land uses in Dover Township and Dover
Borough. An inventory of current conditions is invaluable for assessing past trends as well as
providing a starting point to determine future goals. The methodology used to present land use
data includes classification of land at the parcel level. Land use data at the parcel level is
provided through the York County Tax Assessment Office, with data current as of November
2005.

Several of the factors that effect land use are described in this section including Undeveloped
Land Analysis, Growth Areas, Environmentally Sensitive Areas, Agricultural Preservation,
Zoning, and the Natural Environment.

General Characteristics

Within the study area there are 110 different land uses applied by the Tax Assessment Office.
Rather than use all 110 land uses, a smaller list which combines like land uses together has
been applied. The combined list of like land use codes are depicted in Table 34: General Land
Use and on Map 6: General Land Use for Dover Township and Map 6.1 for Dover Borough.
The general land use classifications include Low Density Residential, Medium Density
Residential, High Density Residential, Commercial, Mixed Commercial / Residential, Industrial,
Parks / Open Space / Recreation, Institutional / Government, Agriculture, Undeveloped, and
Utilities. Further description of the land use classifications includes the following;

Low Density Residential (LDR)
Properties identified by York County Tax Assessment Office as residential and are 1.5 acres or
greater.

Medium Density Residential (MDR)

Medium density residential, condominiums, townhouse/rowhouses, two-family residential, three-
family residential, and properties identified by York County Tax Assessment Office as residential
and are between 0.20 acres and 1.5 acres.

High Density Residential (HDR)

Apartments and houses converted to apartments with four or more families, properties identified
by York County Tax Assessment Office as Mobile Home Parks, and properties that are
identified as residential and are less than 0.20 acres.

Commercial (COM)

Commercial uses, hotels, motels, bar/lounge, restaurants, service stations, service garages,
convenience / food markets, supermarkets, bed and breakfast, nurseries — greenhouses, used
car lots, automotive sales, car wash, medical offices, veterinarians, day care centers, retail, golf
courses, mixed use with commercial (residential & commercial), commercial parking lots, and
mini-warehousing.

Mixed Commercial / Residential (MXCR)
Includes lands identified as having both commercial and residential uses. Typically the
residential uses are Medium Density Residential.

Industrial (IND)
Warehousing, manufacturing, junk yards, mining and quarrying.
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Parks / Open Space / Recreation (POS)
Common areas, statues, recreational parks, and recreational camps.

Institutional / Governmental (INS)
Churches, graveyards, cemeteries, post offices, police, fire, government centers, schools,
school auxiliary (gymnasiums, pools) and indoor swimming pools.

Agriculture (AG)
Fields, Christmas tree farms, orchards, timber, dairy farms, horse farms, hog farms, cattle
farms, poultry farms, parcels with agriculture auxiliary structures, and agriculture with
commercial uses.

Undeveloped (UND)
All those properties listed in the tax assessment office as vacant; such as residential vacant;
apartment vacant, commercial vacant; agriculture vacant, etcetera.

Utility / Transportation (UT)
Includes utility, water / wastewater treatment plants, and pumping stations (water and natural
gas).

Table 34: General Land Use

Percent of Percent
Acres in Acres in Acres in of Acres Percent of
Dover Dover Dover in Dover Total Total
General Land Use Description | Borough Borough Township | Township Acres* Acres
Low Density Residential 13.7 4.5% 3,539.2 13.9% 3,552.9 13.8%
Medium Density Residential 139.7 46.3% 2,073.9 8.1% 2,213.6 8.6%
High Density Residential 37.2 12.3% 380.4 1.5% 417.6 1.62%
Commercial 12.7 4.2% 368.2 1.4% 380.9 1.5%
Mixed Commercial / Residential 2.7 0.9% 54.5 0.2% 57.3 0.2%
Industrial 1.8 0.6% 193.2 0.8% 195.0 0.8%
Parks / Open Space / Recreation 11.2 3.7% 217.0 0.9% 228.2 0.9%
Institutional / Governmental 54.4 18.0% 175.5 0.7% 230.0 0.9%
Agriculture - 0.0% 13,947.4 54.7% 13,947.4 54.0%
Utility / Transportation 5.6 1.9% 12.1 0.0% 17.7 0.1%
Vacant 22.9 7.6% 4,545.9 17.8% 4,568.8 17.7%
Total* 302.0 100.0% 25,507.4 100.0% 25,809.3 100.0%

*Total Acres of parcels, the total does not include acreage dedicated to roadway rights-of-way
Source: November 2005 York County Tax Assessment Office data.

Table 34: General Land Use, presents the acreages by land uses for Dover Township, Dover
Borough, and the entire Study Area.

Vacant Land

According to data as presented in Table 34: General Land Use, vacant or undeveloped land
accounts for approximately 4,500 acres or 17.6 percent of Dover’s land.
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Growth Areas

Growth Areas as defined in the York County Growth Management Plan as amended in October
2004 include the following.

Growth Areas establish “boundaries” which separate areas that are appropriate for more
urbanized uses and the extension of services and utilities, from areas intended for rural and
resource use. Growth areas typically include lands appropriate for future urban and suburban
development requiring a full range of public services and facilities such as public sewer and
water, police, fire, schools, and would include residential, industrial, commercial, institutional,
and recreational uses. A concentrated pattern of development within growth areas is not meant
to imply high density, but rather a full range of land uses and services. A distinction is made
between primary, secondary, and future growth areas in recognition that not all growth areas will
contain the full range of services that would be necessary for a fully self-contained community
and in the future there may be a need to provide for development which exceeds projected
growth.

Table 35: Land Uses Within the Growth Areas, provides acreages and percentages of land uses
within the growth areas and the table illustrates that predominate land uses within the growth
area include agriculture (35.1%) and medium density residential (23.4%). The growth area
encompasses approximately one-quarter (25.2%) of the total land area comprised of Dover
Borough and Dover Township. All of Dover Borough is in the Growth Area and represents
approximately 4.6% of its total area.

Table 35: Land Uses Within the Growth Areas

Acres
Growth From Acres From
Total Percent Area Dover Percent Dover Percent
Acreage | of Acres || Acreage as || Borough of Township of
in in the a Percent In the Growth In the Growth
Growth Growth of Total Growth Area Growth Area
General Land Use Description Areas Area Acres Area Acreage Area Acreage
Low Density Residential 496 7.6% 1.9% 13.7 2.8% 482 97.2%
Medium Density Residential 1,505 23.2% 5.8% 139.7 9.3% 1,365 90.7%
High Density Residential 403 6.2% 1.56% 37.2 9.2% 366 90.8%
Commercial 330 5.1% 1.3% 12.7 3.9% 317 96.1%
Mixed Commercial / Residential 45 0.7% 0.2% 2.7 6.1% 42 93.9%
Industrial 189 2.9% 0.7% 1.8 0.9% 187 99.1%
Parks / Open Space / Recreation 61 0.9% 0.2% 11.2 18.3% 50 81.7%
Institutional / Governmental 180 2.8% 0.7% 54.4 30.2% 126 69.8%
Agriculture 2,280 35.1% 8.8% - 0.0% 2,280 100.0%
Utility / Transportation 14 0.2% 0.1% 5.6 41.4% 8 58.6%
Vacant 991 15.3% 3.8% 22.9 2.3% 968 97.7%
Total 6,494 100.0% 25.2% 302.0 ~ 6,192 ~

*Total Acres of parcels, the total does not include acreage dedicated to roadway rights-of-way
Source: June 2005 York County Tax Assessment Office data.
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Environmentally Sensitive Areas

Environmentally Sensitive Areas are those areas that are deemed appropriate for protection
and/or conservation through protection measures or minimal disturbance restrictions because
they are a benefit to public health, safely, and welfare. Environmentally Sensitive Areas include
features such as hydrology, wetlands, floodplains, wells, wellhead protection areas (WHPA),
and steep slopes; Maps 7and 7.1: Environmentally Sensitive Areas, depict each of these
features.

Hydrology

One of Dover Township’s boundaries is comprised of one of the largest hydrologic features in
the area; know as Conewago Creek which is classified as a river; also within Dover Township
are perennial, and intermittent / ephemeral streams. Within Dover Borough there is one
perennial stream (Fox Run) and one intermittent / ephemeral stream. The hydrology dataset
displayed on Maps 7 and 7.1; was provided by York County Planning Commission Geographic
Information Systems (GIS) Group, and is based on USGS 1:24,000 topography.

Wetlands

Within Dover Township there are, according to National Wetlands Inventory (NWI) data
Palustrine, Lacustrine, and Riverine wetlands. No wetlands are identified as being located in
Dover Borough, and approximately 196 acres of wetlands are located in Dover Township.
Table 35.A: Types of Wetlands provides a description of wetland types and illustrates that the
predominate (70.9%) type of wetland in Dover Township is Riverine.

Table 35.A: Types of Wetlands

Percent

Wetland Acres | of Total

Palustrine - Non-tidal wetlands dominated by trees, shrubs, and emergents 51.9 26.5%
Lacustrine - Deepwater habitat lacking trees, shrubs, and emergents 5.2 2.6%
Riverine - Wetlands and deepwater habitats contained within a channel 138.9 70.9%
Total 196.0 100%

Source: NWI Wetlands Data

Floodplains

The Federal Emergency Management Agency (FEMA) in conjunction with the Army Corps of
Engineers has established 100 year and 500 year floodplains. The areas depicted in Map 7 and
7.1 depict approximate areas where the probability of a flood of the magnitude illustrated is one
percent chance in one-hundred years (100 year floodplain) and one percent chance in five-
hundred years (500 year floodplain). There are several factors which impact both the probability
of a flood event and the approximate floodplain areas including development within a
watershed, duration of precipitation events, percent of impervious surface, and upstream
activities, among many others.

Steep Slopes
Although Dover Township nor Dover Borough has steep slope ordinances which define a steep
slope, Dover Township does have in its Zoning Ordinance one specific reference to steep
slopes which includes Conservation District (Cv), Bulk and Area Regulations (Section 401.4 d.)
regarding maximum lot coverage:
“Not more than twenty (20) percent of the lot shall be covered by impervious coverage.
If more than fifty (50) percent of the site possesses slopes in excess of fifteen (15)
percent, the maximum lot coverage shall be ten (10) percent.”
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Maps 7 and 7.1 depicts steep slopes using the Natural Resource Conservation Service (NRCS
— previously known as the Soil Conservation Service (SCS)) soils dataset. One variable used to
classify soils is slope, and that variable was used to map steep slopes (slope grades of 15-25%)
and prohibitive slopes (slope grades of 25% or greater). There are approximately 4,415 acres
(6.9 square miles) of land within the steep slope category all of which are in Dover Township.
There are, according to this definition and the NRCS dataset, no steep slopes in Dover
Borough.

Wells and Wellhead Protection Areas

There are ten wells located in Dover Township and six wells that service Dover Borough (one
well is physically located in Dover Township). Surrounding each well is a designated Wellhead
Protection Area (WHPA) that includes the Zone of Contribution for each well. In general, land
uses or activities that may pollute or degrade the water quality of the wells are not desired.

According to the Dover Township Comprehensive Plan Addendum of 1994, Wellhead Protection
Areas are areas in which contamination could potentially impact the groundwater supplied to a
water supply source. They are delineated in order to ensure drinking water quality and quantity
for future years. Two areas are delineated for each well. A Zone of Contribution (ZOC) which is
the primary area of recharge to the well, and the Watershed Zone (WZ) which is an area that
supplies precipitation runoff to the ZOC for replenishing the aquifer. The outlines of the WHPA's
were based on mathematical calculations (as outlined in the Report on the Delineation of
Wellhead Protection Areas for Dover Township’s Municipal Wells, Dover Township, York
County, Pennsylvania, May 1990). Dover Township also identifies a 400 foot buffer around
each well.

According to the Dover Borough Zoning Ordinance (Article V, Section 160-31) the purpose of
the Wellhead Protection Overlay District is to protect the public health, safety and welfare
through the preservation of the groundwater resources of the borough’s public water supplies
and to ensure a future supply of safe and healthful drinking water for residents of the borough.
The designation of the Wellhead Protection Overlay District will reduce the potential for
groundwater and surface water contamination and thereby preserve irreplaceable groundwater
resources. Dover Borough identifies three protection zones including a protective zone (200
foot buffer around each well), a Zone of Contribution which is the hydrogeologically determined
area contributing directly to the well, and a secondary zone (Zone 2) that contributes through
surface runoff and groundwater to the Zone of Contribution. The ordinance indicates that any
properties that are divided by any of the above described zones shall be considered to lie within
the zone and offer to the highest degree protection to groundwater resources.
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Zoning

Zoning is a method by which a community can more readily ensure the type and density of
development that can occur within its boundaries. Zoning provides a certain level of security to
land owners as to how properties can develop. A Zoning Map illustrates the future of a
community, where its residential, commercial, industrial, and agricultural land uses (among
others) will be permitted to continue or establish. A Zoning Ordinance provides details
pertaining to various uses that are permitted, and to the regulations that govern those uses.
Dover Borough’s Zoning Ordinance was established in 1979 and Dover Township’s Zoning
Ordinance was established in 1997. Map 9: Zoning for Dover Township and Map 9.1 Zoning for
Dover Borough depict current Zoning Districts.

General Characteristics
The general characteristics of each Zoning District are provided for Dover Township and Dover
Borough. The descriptions were derived from the Official Zoning Ordinances.

Dover Township Zoning Districts

CV- Conservation District

The purpose of this district is to prescribe a zoning category for those areas where,
because of natural geographic factors and existing land uses, it is considered desirable
to conserve open spaces, water supply sources, woodland areas, wildlife areas, visual
amenities and views from the roadway, other natural resources, and farmland. This
district may include steeply sloped areas, stream valleys, water supply sources, wooded
areas, and farmed areas.

A- Agricultural District

In areas where agricultural activity remains strong, Agricultural Districts are established
to protect and stabilize agriculture as an on-going economic activity by generally
permitting only those land uses and activities which are either agricultural in nature or
act in direct support of agricultural activity.

V- Village District

This district recognizes the Village of Mount Royal as a unique place in the development
of the Township. The center of the village is recognized as the crossroads of Old Carlisle
Road and Conewago Road. The regulations are set forth to preserve the existing
community character of the Mount Royal area. This character includes a mixture of
single family residential uses, neighborhood commercial uses and public and open
spaces. The following lot area and width standards shall apply to residential uses based
on the type of dwelling unit and presence of public water and sewer.

ROS- Residential Open Space District

The purpose of this District is to provide for suburban residential growth in areas of the
Township most able to accommodate growth. Within this district, public sewer and water
facilities shall be utilized. Flexible, open-space design standards shall be used as an
incentive for the protection of important natural resources and the provision of common
open space. Developments not incorporating such open space techniques shall be
maintained at low densities. Minimum lot area in this district is 17,500 square feet.

R-1 — Residential District: Low Density
The purpose of this District is to permit and provide standards for single-family detached
residential development at a low density, to encourage the preservation of open spaces
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and conserve natural resources, and to exclude uses incompatible with residential
communities. Public water and sewer should be provided for uses in the District.

R-2 — Residential District: Low Density

The purpose of this District is to permit a variety of low density, single-family or two-
family residential development in areas of the Township with existing similar
development, to encourage the preservation of open space and conserve natural and
groundwater resources, and to exclude uses incompatible with residential
neighborhoods. Public water and sewer shall be utilized in this district.

R-3 — Residential District: Medium Density

The purpose of this District is to provide reasonable standards for the orderly expansion
of medium density, urban residential development in areas of the Township with similar
existing uses. Also to encourage the preservation of open spaces and conservation of
natural and groundwater resources and to exclude uses incompatible with residential
neighborhoods. Public water and sewer shall be used in this District.

R-4 — Residential District: High Density

The purpose of this District is to provide reasonable standards for the orderly expansion
of high density, urban residential development in areas of the Township with similar
existing uses, to encourage the preservation of open spaces and conservation of natural
and groundwater resources and to exclude uses incompatible with residential
neighborhoods. Public water and sewer shall be used in this District.

C- Commercial District

The purpose of this district is to provide reasonable standards for the development of
commercial uses which serve the day to day shopping needs of residents as well as
those establishments which cater primarily to the motoring public. The standards of this
district are designed to separate access roads from major thoroughfares, to minimize
traffic congestion and to provide buffer yards and screen plantings where such adjoin
residential areas.

PO- Professional Office District

The purpose of this District is to provide an environment that is conducive to professional
office businesses. These areas are intended to function as distinct office centers without
retail sales or other such uses which are incompatible with professional office uses.
Uses that are consistent with the intent of this District, yet require a higher level of
scrutiny, are permitted by special exception.

MX- Mixed Use

The purpose of this District is to provide for residential/commercial mixed use in areas of
the Township most capable of accommodating growth. Public water and sewer facilities
will be utilized. Flexible density and open space design standards will be used as
incentive for the protection of natural resources and the provision of open space. In
order to provide convenient commercial services to residential development in this
District, provisions are made to require neighborhood type commercial development.
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BP- Business Office Park District

The purpose of this District is to provide flexible regulations to encourage a mix of
nonresidential land uses developed in an integrated manner in a campus setting. This
District is designed to achieve the following Township goals:

e To provide ancillary uses to support corporate office development.
e To encourage a mix of land uses that limit off-site traffic generation.

Permitted uses include business and professional offices, corporate headquarters, data
processing and computer centers, and municipal buildings, facilities or uses.

I- Industrial District

The purpose of this District is to permit and encourage industrial development that will
be so located and designed as to constitute a harmonious development, contribute to
the soundness of the economic base of the Township, and otherwise further the
purposes of this Ordinance. In promoting these and the general purposes of this
Ordinance, the specific intent of this District is:

e To encourage the development of and continued use of land for industrial
purposes.

e To prohibit any use that would substantially interfere with the development,
continuation or expansion of industrial uses in the District.

e To establish reasonable standards for buildings and other structures, the areas
and dimensions of yards and other open spaces, and the provision of facilities
and operation of industries to minimize air pollution, noise, glare, heat, vibration
and fire and safety standards.

e To utilize public water and sewer.

FP- Flood Plain Overlay

The purpose of this Overlay is to promote the general health, welfare, and safety of the
community; minimize danger to public health by protecting water supply and natural
drainage; reduce financial burdens imposed on the community, its governmental units,
and its residents, by preventing excessive development in areas subject to flooding; and
comply with Federal and State floodplain management requirements.

AH- Airport Hazard Overlay

The purpose of these zones is to prevent injury and/or the loss of property and life and to
avoid safety hazards by: 1) Regulating the height of buildings, structures, and natural
plant growth within all AH zones which might otherwise have the potential for
endangering the lives and property of the users of the York Airport, and the property or
occupants of land in the vicinity of the Airport. (Such hazards might be created by an
obstruction which could reduce the size of areas available for the landing, takeoff, and
maneuvering of aircraft, thus tending to destroy or impair the utility of the Airport.); 2)
Encouraging and/or requiring the removal, alteration, or marking and lighting of
obstructions, whether manmade or natural, which are potential hazards to air navigation
in the vicinity of the York Airport; and, 3) Endeavoring to protect individuals who intend to
buy or acquire interest in lands, buildings, or structures which are located within an

Airport Hazard Zone.
(Source: Dover Township Zoning Ordinance)
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Dover Borough Zoning Districts

V- Village Center Zone

The purpose of the V Zone is to provide for the continued development of potential
commercial, industrial, residential and public uses and to provide for public health and
safety.

R- Residential Zone

The purpose of the R Zone is to improve and maintain character of the newer residential
areas within the borough; to provide for the orderly expansion of residential
development; to provide for the public health and to prevent the overcrowding of land
through application of maximum housing densities; to provide standards which will
encourage the installation of public facilities and the preservation of open space, to

exclude any activities not compatible with residential development.
(Source: Dover Borough Zoning Ordinance)

Tables 39 and 40 provide the acreages of land by Zoning District.

Table 39: Zoning Acreage Dover Township

Percent

Zoning of Total
Code Description Acres Acres
Cv Conservation 12,165 45.4%

A Agriculture 9,038 33.7%
V Village 176 0.7%
ROS | Residential Open Space 532 2.0%
R1 Low Density Residential 2,153 8.0%
R2 Low Density Residential 628 2.3%

Medium Density

R3 Residential 479 1.8%
R4 High Density Residential 375 1.4%
C Commercial 529 2.0%
PO Professional Office 4 0.0%
MX Mixed Use Residential 181 0.7%
BP Business Park Office 274 1.0%
I Industrial 257 1.0%
Total* 26,790 100%

*Total Acres of parcels, the total includes acreage dedicated to roadway rights-of-way
and may therefore differ from other table data that is based on parcel acreages

Table 40: Zoning Acreage Dover Borough

Percent

Zoning of Total
Code Description Acres Acres
R Residential 273 79.0%
V Village 73 21.0%
Total 346 100%
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Natural Environment

The natural environment includes features such as hydrology, wetlands, watersheds,
woodlands, and preserves such as the Straight Hill Woods Natural Area, and for planning
purposes, the natural environment also includes drainage classifications and surface geology.
Similar to environmentally sensitive areas, natural environments tend to include areas that
communities desire to preserve and conserve but that are not specifically described as such in
land use regulations for conservation or preservation. Map 10: Natural Environment, depicts
many of the natural environmental features in Dover, while Map 11: Drainage and Map 12:
Surface Geology, depict specific natural environmental features.

Conewago Creek Watershed Conservation Plan

A grant from the Pennsylvania Department of Conservation has been received to develop a
Conservation Plan for the Conewago Creek Watershed. The Plan will include an inventory and
analysis, a mapping database and a management action plan for the Watershed. The
Conewago Watershed covers much of northwest York County, northeast Adams County, and a
small portion of southern Cumberland County. Planning partners include; The Pennsylvania
Environmental Council, the Watershed Alliance of York County, the Watershed Alliance of
Adams County, and the York and Adams County Planning Commissions and Conservation
Districts. (Source: Pennsylvania Environmental Council (PEC))

Average Annual Rainfall

The average annual rainfall for York County, as recorded by the Pennsylvania State
Climatologist website, is approximately 40.40 inches annually. This figure was derived by
recording rainfall at the York 3 SSW Pump Station in York County.

Watersheds

Watershed boundaries and names as depicted on Map 10: Natural Environment, were derived
by the United States Geologic Survey through the Department of Environmental Protection.
The small watersheds in the Dover Area include Conewago Creek, Little Conewago Creek,
Davidsburg Run, Fox Run, Laurel Run, and Honey Run. Each of these small watersheds in the
Dover Area drains to the Susquehanna Watershed Basin. The Susquehanna Watershed Basin
is a part of the Chesapeake Bay Watershed Basin.

Drainage

The Natural Resource Conservation Service (NRCS) soils dataset, as provided by York County
Planning Commission’s GIS Group, was used to develop Map 11: Drainage. In general, the
drainage within Dover is predominately “well” or “moderately well” drained, although there are
small “poorly drained” areas throughout the township.

Surface Geology

Surface Geology is depicted in Map 12: Surface Geology, where there are five general geologic
formations or conglomerates. The surface geology within Dover includes Gettysburg Formation,
Gettysburg Conglomerate, Ledger Dolomite, New Oxford Formation, and New Oxford
Conglomerate. The Gettysburg and New Oxford Formations and Conglomerates are the oldest
formations which are from the Triassic Period and the Ledger Dolomite Formation is from the
Cambrian Period.
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