
Pequea Valley Region
Comprehensive Plan
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Thursday, October 31, 2024 at 1:30 p.m.



Agenda

Welcome / Schedule
Sharon Cino, Senior Planner

Growing Responsibly in Urban & Rural Areas
Sharon Cino, Senior Planner
Mark Huber, AICP, RLA, Senior Planner

Survey 
Sharon Cino, Senior Planner

Next Steps
Sharon Cino, Senior Planner



Welcome / Schedule
Sharon Cino, Senior Planner



Schedule
May – June 2024 November – December 2024
Taking Care of What We Have
• Agricultural & natural land
• Water quality & stormwater

Growing Responsibly – Urban Areas
• Industrial land
• Infill & reinvestment

July – August 2024 January – February 2025
Creating Great Places
• Housing choice
• Placemaking

Growing Responsibly – Rural Areas
• Rural special districts
• Rural residential zoning

September – October 2024 February – March 2025

Connecting People, Place, & 
Opportunity
• Jobs, housing, & transportation

Thinking Beyond Boundaries
• Consistent planning & regulation



Growing Responsibly 
in Urban & Rural Areas
Sharon Cino, Senior Planner
Mark Huber, AICP, RLA, Senior Planner



Background







Purpose

Growing
Responsibly

We can’t protect the landscapes we value without 
carefully managing the location, pattern, and timing of 
growth in urban areas. 

Growing Responsibly 



Policies
• Grow where we’re already growing
• Prioritize redevelopment and infill in Urban 

Growth Areas
• Manage the use of large tracts of vacant land in 

Urban Growth Areas
• Limit large-lot suburban developments in rural 

areas
• Build more compactly and efficiently

Growing Responsibly 



What are growth areas?
Areas of land that 1) are adjacent to historical 
centers of development and 2) have the services 
and infrastructure to accommodate future 
population growth. 

There are two types:
• Urban Growth Areas (UGAs)

Typically include a city or borough(s)
• Village Growth Areas (VGAs)

Typically include a village located 
outside of UGAs

Growth Areas



Urban Areas



Issues in Urban Areas
Housing

• Lack of housing choice
o Not enough supply 
o Unaffordable

Land for Industrial Use
• Extremely low vacancy rate
• Need more land for local 

businesses to expand

Development Pattern
• Prioritize areas where compact 

housing and industrial use are most 
feasible

• Redevelopment areas



Housing
Major Issues

• Not enough units – Many units are aging
• Changing demographics – Changes in 

average household size and the number of 
children per family

• Affordability – High costs for renters and 
first-time homebuyers

• Regulatory barriers – Zoning doesn’t allow 
us to build what the market wants



Land for Industrial Use East Planning Area

Suitability Inside 
Growth Areas

• Which parcels (if any) 
should be taken out of 
growth areas?



Land for Industrial Use East Planning Area

Suitability Adjacent 
to Growth Areas

• Excludes preservation areas
• Which parcels should be 

brought in?



Development Pattern East Planning Area

Focus Areas
• Where housing and industrial 

development might be most efficient 
and effective

• Places where we could align municipal 
policies across boundaries

• Could eventually link funding programs 
to these areas



Development Pattern
What are redevelopment areas?

• Non-residential parcels ½ acre and 
larger within growth areas

• Have large buildings built before 
2001

• Often have parking lots
• Buildings are much less valuable 

than the land



Development Pattern East Planning Area

Redevelopment Areas
• Where is redevelopment 

most feasible?
o Blue is most suitable
o Yellow to a lesser 

degree



Growth Area 
Recalibration



Growth Area Recalibration

Growth area boundaries are under review 
for the first time since they were created 
30+ years ago.



• Based on 2010 U.S. Census, we 
expected 100,000 new residents by 
2040

• Projections based on the 2020 U.S. 
Census suggest countywide we’ll gain 
just 37,000 new residents
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• We now believe we’ll have enough 
land to accommodate expected 
growth

Observed/Projected
Population Increases 
in Lancaster County

Growth Area Recalibration



Buildable Land Pequea Valley Region



Growth Area Recalibration
Which parcels should come into growth areas, and 
which should be taken out?

• Should be brought in:
o Legacy areas – Places where growth has 

already extended beyond existing boundaries
o Adjacent parcels well suited for industrial use

• Should be taken out:
o Parcels that will not be served by 

infrastructure (water/sewer) anytime soon



Rural Areas



Issues in Rural Areas
Rural Special Districts

• What happens when businesses get too 
big for the farm? Where can they go?

Rural Residential Zoning
• We have more than we need to 

accommodate rural growth
• Could be a threat to the agricultural 

landscape



Rural Special Districts
What is a Rural Special District?

• Not an official term, but we define them as 
commercial and industrial zoning districts that are:
o 10+ acres
o Outside growth areas – Generally not adjacent

• Permitted uses
o Everything from low-impact home-based 

businesses to large industrial operations
• Want to avoid potential conflicts with preserved & 

priority ag and natural land



Rural Special Districts East Planning Area

• Yellow fill – Existing areas
• Red hatch – Where zoning 

might allow it



Rural Residential Zoning East Planning Area

• The more red a parcel is, the 
less it has been developed

• Blue and green parcels are 
mostly developed already



Survey
Sharon Cino, Senior Planner



Next Steps
Sharon Cino, Senior Planner



Upcoming Meetings & Events
• An outreach event is scheduled at The 

Factory Ministries on Thursday, 
November 21, 2024

• The Big Idea for the next meeting will be 
Thinking Beyond Boundaries
o How can we make planning and 

regulation more efficient, 
consistent, and regional?

o Meeting date TBD



Thank you!
https://lancastercountyplanning.org/301/Pequea-Valley-Region
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