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Introduction 
  
The purpose of this Land Use Assumptions Report is to project future development in 
Cumberland Township for the next ten years.  These growth projections will form the basis of a 
Traffic Capital Improvements Plan, which the Township will then use to determine the impact fee 
to be charged to new residential and nonresidential development. 
 
This Land Use Assumptions Report is prepared in compliance with Article V-A of the 
Pennsylvania Municipalities Planning Code. 
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Background 
 
Population Projections 
 
The Land Use Assumptions Report is predicated on the future growth of housing units and 
nonresidential development to determine the required road improvements and the costs of such 
improvements.  Therefore, future population projections are a necessary first step in the process. 
 
The 2000 Census reported a population of 5,718 in Cumberland Township, up 5.3 percent from 
the 5,431 persons in 1990.  The Adams County Office of Planning and Development (ACOPD) 
estimated the Township population at 6,219 persons in 2004, for an increase of 501 persons or 8.8 
percent.  Thus, the Township has grown faster in the four years between 2000 and 2004 than it 
did in the ten years between 1990 and 2000.  This rapid growth is anticipated to continue into the 
future.  The ACOPD projects a population of 8,000 by 2010, an increase of 1,781 persons or 28.6 
percent in only six years.  The ACOPD projects continuing rapid growth of 25.0 percent between 
2010 and 2020.  The table below shows the Cumberland Township population in the 1990 and 
2000 Census, and the 2004 estimates as well as the 2010 and 2020 projections by the ACOPD. 
 

  
1990 

Census 
2000 

Census 
2004 

Estimate 
2010 

Projection 
2020 

Projection 
Population 5,431 5,718 6,219 8,000 10,000 
Number Increase   287 501 1,781 2,000 
Percent Increase   5.3% 8.8% 28.6% 25.0% 

 
However, the base year for the Land Use Assumptions Report is 2005 and the ten year horizon is 
the year 2015.  The 2005 population estimate is determined by adding one year’s worth of growth 
between 2000 and 2004 (501 during those four years, or 125 per year), which brings the 2005 
estimate up to 6,344.  The 2015 population can be assumed to be midway between the 2010 and 
2020 projections, or 9,000 persons.  This figure of 9,000 is 2,656 persons higher than the 2005 
(base line) population estimate, which represents the anticipated growth between 2005 and 2015. 
 
The 2000 Census reported that the average household size in Cumberland Township was 2.38 
persons.  This average household size was across all dwelling types (singles, townhouses, 
apartments, etc.) and across all dwelling sizes (number of bedrooms).  Since the projected 
population increase of 2,656 persons will reside in a variety of dwelling types and sizes, it is 
assumed that the average household size will apply to the future Township population.  This ratio 
translates to a projection of 1,116 dwelling units to be built in Cumberland Township between 
2005 and 2015. 
 
This figure of 1,116 dwelling units is then apportioned to developable properties throughout the 
Township according to a series of factors explained below. 
 
Please note that the ten year projections of 2,656 persons and 1,116 dwelling units do not 
represent buildout for the Township.  In fact, buildout is not likely to occur for several 
generations, and will entail far more than 2,656 persons and 1,116 units.  Ultimate buildout will 
be upwards of 13,000 new dwelling units, 12.5 million square feet of new retail commercial 
development, and 5.0 million square feet of new office commercial development. 
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Zoning Ordinance Assumptions 
 
The buildout analysis in the Land Use Assumptions Report is based largely on whether and how 
properties in the study areas can be developed according to the zoning districts in which they are 
located, the presence of public sewer and water service, and the presence of environmental 
constraints to development.  See the enclosed reduced copy of the Township Zoning Map. 
 
For each zoning district, the list below shows the locations in the Township, the permitted 
dwelling types, the maximum permitted density (if stated), regulations regarding central sewer 
and water facilities, and a procedure to determine the actual buildout of each property in that 
district. 
 
AR Agricultural-Residential District 
Locations:  north, southwest and south of Gettysburg Borough. 
Permitted Uses:  SFD on minimum lot sizes dependent on utilities: 

• 80,000 sf with on lot water and sewer 
• 30,000 sf with on lot water and central sewer 
• 40,000 with central water and on lot sewer 
• 20,000 sf with central sewer and water 

For areas with no central sewer and water, the tract size (in square feet) is divided by the 
minimum lot size, and then multiplied by 85 percent to account for roads, irregular tract shapes, 
and environmental features. 
For areas with central sewer and/or water, the tract size (in square feet) is divided by the 
minimum lot size, and then multiplied by 80 percent to account for roads, irregular tract shapes, 
and environmental features. 
If the presence of specific environmental features is known from other sources, subtract 
additional percentage on a case-by-case basis. 
 
R Residential District 
Locations:  small area along Herr’s Ridge Road and Mummasburg Road, large area west of 
Borough between Chambersburg Road and Fairfield Road, small area along Ridge Road, Knight 
Road and US 15. 
Permitted Uses:  SFD on minimum 12,000 sf lots (same lot size and width for all dwelling types 
results in largest house being built on each lot). 
Density is 3.5 units per acre. 
Central sewer and water required.  If no central sewer or water exists, a lower density is assumed. 
The tract size is multiplied by 3.5 units per acre, and then is multiplied by 85 percent to account 
for roads, irregular tract shapes, and environmental features. 
  
RMH Residential District 
Locations:  small areas along Table Rock Road, Biglerville Road, and Chambersburg Road.   
Density is 9.0 units per acre. 
Central sewer and water required. 
This district is assumed to be developed with multifamily (MF) dwellings designed as garden 
apartments or mid-rise apartments on minimum 4,000 sf lots.  The required minimum lot width of 
40 feet precludes development of townhouses, and the density and lot size preclude development 
of single family detached dwellings. 
The tract size is multiplied by 9.0 units per acre, and then is multiplied by 90 percent to account 
for roads, irregular tract shapes, and environmental features. 
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R District Cluster Overlay 
Locations:  same as R Residential District. 
Minimum tract size 10 acres. 
Central sewer and water required. 
Fifty percent of qualifying tracts are assumed to be developed under the 30 percent Open Space 
(OS) option:  3.85 units per acre, all SFD. 
Fifty percent of qualifying tracts are assumed to be developed under 50 percent OS option:  4.25 
units per acre, 50 percent SFD and 50 percent SFA. 
The tract size of qualifying parcels is multiplied by the appropriate density factor (3.85 or 4.25). 
No subtraction is made for roads or environmental features, since the combination of lot sizes and 
density provides some design flexibility, and most environmental features can be designed as part 
of the open space. 
 
VMX Village Mixed Use District 
Locations:  small areas along Baltimore Pike, Tanneytown Road, and Emmitsburg Road. 
Minimum tract size 10,000 sf. 
Central sewer and water not required. 
Density is 4.0 units per acre. 
Floor Area Ratio (FAR) is 0.3. 
This district is assumed to be developed with single family detached dwellings, since the required 
lot width precludes other dwelling types. 
Fifty percent of qualifying tract size is assumed to be developed as nonresidential uses (75 
percent retail and 25 percent office).  That portion of tract size is multiplied by FAR of 0.2.  If 
one story retail is developed, the number of square feet is multiplied by 80 percent to account for 
parking. 
Fifty percent of qualifying tract size is assumed to be developed as residential uses.  That portion 
of the tract size is multiplied by 4.0 units per acre, and multiplied by 85 percent to account for 
roads, irregular tract shapes, and environmental features. 
 
MX Mixed Use District 
Locations:  small areas along Biglerville Road, Chambersburg Road, Fairfield Road and 
Harrisburg Road, and a large area along Emmitsburg Road. 
Minimum tract size 40,000 sf. 
Central sewer and water required. 
Density is 12.0 units per acre. 
FAR is 0.6. 
This district is assumed to be developed with 100 percent multifamily (MF) dwellings, most 
likely in garden apartment design, because the required minimum lot width of 120 feet at the 
building setback line and the permitted density preclude any other dwelling type. 
Fifty percent of qualifying tract size (especially areas along major roads) is assumed to be 
developed as nonresidential uses (75 percent retail and 25 percent office).  That portion of tract 
size is multiplied by FAR of 0.6. 
Fifty percent of qualifying tract size is assumed to be developed as residential uses (MF).  That 
portion of tract size is multiplied by 12.0 units per acre. 
 
IND Industrial District 
Location:  two properties on Biglerville Road and Boyd’s School Road. 
Minimum tract size 80,000 sf (moot since only two properties). 
Assume 100 percent industrial uses (manufacturing or warehouse). 
FAR is 0.4. 
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The tract size is multiplied by FAR of 0.4, and the number of square feet is multiplied by 80 
percent to account for parking and the low 40 percent impervious surface coverage limit in this 
district. 
 
Though the INS Institutional District and the BP Business Park District apply to several 
properties in the North Study Area, none of these properties is developable. 
 
The remaining zoning districts (A Agricultural District, OS Open Space District, and AIR Airport 
District) do not apply to any properties in the study areas. 
 
 
 
Public Sewer and Water Areas 
 
The enclosed maps show the proposed public sewer and water service areas.  The sewer map also 
shows the existing and proposed wastewater treatment plants (WWTP) in Cumberland Township.  
Some wastewater treatment plants are owned and operated by the Cumberland Township 
Municipal Authority, while others are owned and operated privately. 
 
There are two areas of the Township that are included in both service areas.  Public sewer and 
water are available in much of the northern portion of the Township, north of Gettysburg 
Borough near Biglerville Road.  The second and much larger area included in both service areas 
is the wedge shaped sector west of the Borough, roughly between Chambersburg Road and 
Fairfield Road.  These two areas have experienced considerable development in recent years, and 
additional development is anticipated in these areas because of the presence of public utilities and 
the less restrictive zoning districts (R Residential Zoning District, RMH Residential District, and 
MX Mixed Use District). 
 
Public sewer is also available in the Greenmount area of the Township along Emmitsburg Road 
near US Route 15, in the South Study Area.  Much of this area is zoned MX Mixed Use.  Please 
note that this area is not included in the water service area.  In fact, no public water service is 
available in any part of the South Study Area. 
 
 
 
Environmental Constraints 
 
The enclosed map shows major areas of environmental constraints in the Township.  Two 
categories of constraints are shown: 
 
Steep Slopes.  The map shows areas of steep slopes as having contour lines close together.  
Cumberland Township does not have extensive areas of steep slopes, but smaller areas exist in 
the following locations: 

• The far northern portion of the Township near Biglerville and Table Rock Roads. 
• A small knoll just south of Mummasburg Road. 
• Two other knolls south of Fairfield Road. 
• Sloped area just southeast of Gettysburg Borough, outside of the study areas. 
• Two large hills in the Military Park (Little Round Top and Big Round Top), also outside 

the study areas. 
• A knoll near US Route 15 at the Taneytown Road interchange. 
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• Two other knolls south of Route 15 near Chapel Road and Marsh Creek Road, also 
outside the study areas. 

 
Wetlands/Floodplain.  The other major category of environmental constraint is wet areas, 
typically some combination of wetlands and floodplain.  These include the major streams in the 
Township, along with their tributaries: 
 

• The Marsh Creek, which forms the western boundary of the Township.  Several stretches 
of this creek lie within the study areas. 

• The Rock Creek, which forms the eastern boundary of the Township.  Short stretches of 
this creek lie within the South Study Area. 

• The Willoughby Run, which drains much of the central portion of the Township into the 
Marsh Creek, extends into both study areas. 

• The Plum Run, which drains into the Rock Creek, extends into the South Study Area. 
 
As should be evident, Cumberland Township does not have extensive areas of significant 
environmental constraints that would limit development.  Further, most of the areas of constraints 
are outside the study areas of the Land Use Assumptions Report. 
 
 


