






































































































































































































































































































































































































































































































































































































































integrate local businesses and trades to enhance resident convenience and
offer limited employment opportunities;

make efficient use of local infrastructure and services;

reflect the historic and traditional building styles of Cumberland County;
reserve and feature civic uses and open spaces as community focal points;
provide safe, efficient, and compatible linkages with existing nearby land
uses, streets, sidewalks, etc.;

invite regular and frequent social interaction among its inhabitants; and,
‘blend all of these above-described features in a way that promotes
community identifications and a "sense-of-belonging” for the residents.

Se pNnewm &

To accomplish the above-described objectives, innovative approaches to zoning
and subdivision and land development will be required. Furthermore, some
of the objectives deal with aesthetic issues that have historically been beyond
the zoning police powers. - These issues are vital if traditional village settings
are to be replicated. Consequently, the use of livable communities design
standards should be offered as an unseverable complete package that is
voluntarily self-imposed by the landowner/developer. To encourage its use, the
zoning should feature substantial density bonus incentives.

Finally, while cluster developments might be allowed in high density areas, they
should not offer any, or as great of a, density bonus as the above-described
livable communities design options. In this manner, developers will be steered
toward the preferred livable communities design option.

VILLAGE RESIDENTIAL

The village residential category reflects the historic residential development
pattern occurring within the villages of New Kingstown and Hogestown.
Consistent with the community planning goal to protect the viability and
identity of existing villages, this Plan recommends that zoning requirements for
this area be specifically designed to promote the continued use or adaptation of
existing structures in favor of their demolition and construction of new buildings.
Permitted uses should include single residences, plus limited conversions for
multi-family and/or nonresidential uses; however, the adaptive re-use must
acknowledge the impact of the heavy traffic volumes on U. S. Route 11. On-
site screening access, loading and signage requirements should be specifically
designed to promote the village atmosphere, and protect adjoining homes which
might not opt for conversion at this time. The site-by-site regulation of these
properties is critical to the maintenance of the village atmosphere.

C. COMMERCIAL

Within Silver Spring Township, commercial development can be described by
the following three categories:
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COMMUNITY COMMERCIAL

This area represents the Township’s major community activity center. This
area is located at the intersection of New Willow Mill Road and U. S. Route
11. The majority of this area currently houses Silver Spring Commons, a large
integrated commercial center consisting of a grocery store, a drug store, a
department store, and several small retail establishments. The community
commercial area provides general and specialty retail, service, entertainment,
and office uses that serve a regional market area. Zoning requirements for the
commumity commercial area should promote the use of large commercial centers
and/or an integration of smaller, freestanding uses. Strict lot width, access drive
coordination, and sign regulations should be imposed to force integrated
function. Furthermore, landscaping, screening and lot coverage requirements
should produce a site appearance that is inviting and uncluttered. Shared
parking and off-street loading space incentives can also enhance function while
reducing asphalt coverage.

NEIGHEORHOOD COMMERCIAL

Two small nodes of neighborhood commercial development are provided with
existing concentrations of residential uses. The first node is located at the
intersection of State Road and Trindle Road, near the Westfields townhouse
development. The second node adjoins Wertzville at the intersection of
Wertzville Road and New Willow Mill Road. Zoning requirements for these
coverage, prohibiting outdoor storage, and imposing buffer/landscape requirements
to protect adjoining residential properties. The range of uses permitted within
this category should reflect a local orientation and include retail shops,
personal services and offices. The relative size and number of the planned
naghborhoodcommaaalmdavshouldnotalarmlocaloﬁiaalsmtheym
intended to be small Neighborhood commercial is not provided for the
residential area which borders U. S. Route 11 or Mechanicsburg Borough.
Existing highway commercial along U. S. Route 11 and that within the
Borough is capable of providing for the commercial needs of the adjoining
residential development.

HIGHWAY COMMERCIAL

Silver Spring Township has an abundance of strip highway commercial
development.  This type of development has inherent land use and
transportation.- problems. . Within -these -areas,.-a wide -variety -of commercial
land uses and development styles have been employed. The Township should
acknowledge these existing uses and, where possible, discourage their extension by
limiting the use to existing sites with minor adjoining infills. Wherever possible,
the Township should encourage shared use of parking, access drive, loading
and signage so as to reduce the visual clutter which is common to highway
commercial. Local officials should develop “carrot and stick” zoning policies that
effect needed changes as conversions occur. The Township should take every
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opportunity to improve the appearance and access controls to these properties
through the inevitable adaptive re-use of structures.

D. INDUSTRIAL

Because of Silver Spring Township’s proximity to major thoroughfares, the
Township has historically attracted, and continues to attract, a mixture of light
and heavy industry. As described in Chapter V, the existing industrial
development is principally centered at two locations—along Carlisle Pike and
the southcentral portion of the Township in the vicinity of Texaco Road and
Hempt Road. Several professional office uses are starting to emerge along
Carlisle Pike and Hogestown Road.

Local officials cited several industry-related goals in Chapter II. Essentially,
they recognize the need to gain greater control over the selectivity of particular
industrial uses and their appropriate locations. To obtain this goal, the Plan
separates industrial land uses into four categories, described as follows:

INTERCHANGE ZONE

This area represents what local officials refer to as “the regional gateway to
Silver Spring Township.* With the regional importance of Interstate 81, its
interchange with PA Route 114 (New Willow Mill Road) is expected to
become a valuable location for regionally-based development. While any
number of land uses could be planned here, local officials hope to convey a
vital, attractive and innovative development image at this “gateway”;
accordingly, local officials intend to reserve this area for the highest forms of
economic development. Only large integrated developments which can make
full use of the regional access and exposure should be accommodated. Some
examples of these uses include corporate office headquarters, convention
centers, health campuses and hospitals, etc.

This interchange is also situated directly adjacent to the Conodoguinet Creek.
This location is shown to have extensive sensitive natural conditions which
severely limit its use for intensive development. Therefore, if development is
to take place, the utmost in care, design and construction must be applied so
as not to disrupt these important natural resources. To assure such care, it is
recommended that the conditional use review process be employed in the
approval of any development proposal. As part of this review, the applicant
should first be required-to detail all important.features-of the-site, and second,
demonstrate expert methods for their protection during and after the
construction process.

Design standards applied to this area should promote a planned campus
environment with large minimum lot area requirements, generous setbacks, and
integrated landscaping and parking areas. Next, the Township should allow
signs that can serve motorists along the adjoining highways. Finally, access to
these sites should be limited to one signalized intersection along PA Route 114
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(New Willow Mill Road) so as to protect its ability to function as a minor
arterial and convey traffic efficiently without undue congestion and delay.

PRO X FF1

This category reflects the economic development which has been experienced
in the region with the increase in service, information and office-related
employment. High-quality office, high technology centers have become some
of the most sought-after industrial uses. The large corporate office building
of the Pennsylvania Health Insurance Company (PHICO) is a prime example
of the site and building design characteristics which a professional office use
offers. Professional office nodes are located along Hogestown Road, New
Willow Mill Road and at Waterford Square.

Zoning requirements for this use should include strict design standards to create
the desired look and protect each property owner’s considerable investment. Lot
sizes should be in the two-to-three acre range; however, smaller business
establishments can be accommodated by multiple use buildings and parcels.
Outdoor storage is prohibited in professional office zones. Typical building
height restrictions are relaxed when accompanied with greater setbacks and
adequate fire protection. Significant amounts of landscape and common design
themes are elements of this land use. The Township should encourage the
applicants to self-impose architectural, aesthetic covenants and deed restrictions so
as to further protect the high quality image of this area. This land use should
exclude disruptive manufacturing and warehouse uses. A very limited amount
of retail land use may be permitted as a convenience commercial facility.

LIGHT INDUSTRIAL

The existing industrial land use reveals three concentrations of a lighter form
of industrial uses. These nodes are located (1) straddling Carlisle Pike and
Kost Road, (2) southwest of the village of Hogestown, and (3) in the vicinity
of Texaco and Hempt Roads. This Plan retains the existing light industrial
locations and enlarges the perimeter to follow significant land features
(roadways and floodplains). The bulk of the new growth area has been
located in the vicinity of Texaco Road to encourage the extension of
developer-provided utilities to this area, and to encourage the use of rail
transports rather than truck transport. It also responds to the call for more
close-to-home employment opportunities expressed by the attitudinal survey
respondents of adjoining Neighborhood 8.

Light industrial uses involve minimal outdoor storage, include a degree of
professional office uses, and typically display a better .than average level of
maintenance and appearance. Required lot sizes should be kept small to
accommodate start-up industries. Design standards imposed upon industrial sites
properties and roads. Specific guidelines should be developed to manage outdoor
storage, off-street loading and parking, signage, and require landscaping and
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Furthermore, prospective industries should demonstrate compliance
with all applicable Federal and State operations standards.

GENERAL_INDUSTRIAL

This category provides for a wide range of industrial activities that contribute
to the economic well-being of the Township. The types of uses permitted are
heavier, larger and more intensive than other industrial areas. Larger
buildings, manufacturing of larger items, high volume of heavy truck traffic and
outdoor storage are typically found with heavy industrial uses. The Plan
acknowledges the existing industrial area located on the east side of New
Kingstown and reflects only minor infill development potential in response to
public survey responses which did not favor such heavy industries.

Zoning regulations for heavy industrial uses should allow for small start-up
industries and light industry as permitted uses. Other heavier and potentially more
objectionable industries should be specifically identified and reguire the obtainment
of a conditional use. The benefits of the conditional use process will (1)
require the developer to fully explain the nature of the proposed use; (2) give
local citizens the opportunity to express support or concern over the use, (3)
enable the Township to engage professional review assistance of the use and
its expected impacts, and (4) allow local officials to attach reasonable
conditions of approval to mitigate any negative effects of the use.

Design standards imposed upon industrial sites should encourage functional, yet
attractive, sites when viewed from adjoining properties and roads. Specific
guidelines should be developed to manage outdoor storage, off-street loading
and parking, signage, and required landscaping and screening. Furthermore,
prospective industries should demonstrate compliance with all applicable
Federal and State operations standards.

E. QUARRY

Quarry operations occur in two areas of the Township. The extent of these
quarries is limited to that authorized by the Township. Quarrying is a needed
industry that supports agricultural, as well as the construction industries.
Because of their intensive operations, and potentially detrimental impacts,
quarry expansions are usually highly controversial. Hence, it is recommended
that the Township continue to utilize a separate zoning district for quarries.
This zone should permit agricultural uses, public uses and utilities, and parks
and recreation by: right;-quarries -and- other -extractive-related uses should be
allowed only through the obtainment of a conditional use. Quarries should be
strictly regulated with mumercus conditional use criteria that consider their grave
impact on nearby neighborhoods, roads, and the environment. Finally, all
quarrying should be required to at all times demonstrate compliance with the
Pennsylvania Noncoal Surface Mining Conservation and Reclamation Act (as may
be amended). As part of compliance with this State Act, quarry owners are
required to propose a reclamation land use once quarrying operations cease.
Local cofficials should carefully scrutinize such reclamation uses to determine their
suitability with long-range comprehensive planning for that locale.
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This Plan only recommends the existing quarry locations. Should these uses
require expansion, or a new use be proposed, local officials can scrutinize
potential locations via a rezoning hearing process. In conjunction with the
rezoning petition, the Township can review an accompanying conditional use
application, thereby streamlining the development approval process.

F. PUBLIC

This category includes land uses which serve some public or civic function.
Specifically, it includes Township lands and parks, school sites, fire and
ambulance companies, churches, and cemeteries.

Most often, municipalities allow these uses as permitted uses in a variety of
zones. However, some limitations on these uses can be helpful in protecung
neighborhoods from nonresidential impacts. Local officials may wish to require
the obtainment of a special exception for some of these uses so as to prevent
negative impact on nearby homeowners.

Furthermore, future school sites should be placed amid planned future
neighborhoods so as to promote students walking to school and to avail
convenient use of the school’s recreation facilities. These considerations could be
applied as special exception or conditional use criteria attached to school uses.

G. CONSERVATION

Conservation areas correspond to those sensitive natural features of the
Township. These areas are critical to the protection of the environment and
public welfare. Steep slopes, wetlands, and floodplains comprise these areas
and should not be developed. Strict enforcement of the Township’s floodplain
zoning ordinance regulations should protect floodplains. State and Federal
wetlands laws should protect these areas. However, no specific regulations are
available for protection of steep slopes.

Two options are available. First, the Township could adjust development zones
away from conservation areas, as depicted on the Future Land Use Map.
Second, a textual amendment to the Zoning Ordinance could create an overlay
zone that prescribes specific guidelines for use of steep slopes.

The locations of conservation features should be viewed as general and subject
to detailed on-site verification during the development process. - The sources
of data for these features are not furnished at-sufficient detail to become the
basis for zoning restriction. Therefore, the plotting of conservation features has
been accomplished to aid in the development of this Plan, but should not
become the specific basis for a new conservation zone. Instead, i is
recommended that the identified areas be used as a triggering mechanism for
detailed investigations through Township development impact regulations. The
proper administration of these regulations will result in the protection of
sensitive environment features. Furthermore, the use of cluster and density borus
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zoning provisions could encourage the protection of additional valuable features
that are contiguous to sensitive conditions, but could otherwise be developed.

In total, it is important that local officials visualize the general locations of
important natural features; however, this view should not be misinterpreted as
an absolute refined mapping for zoning boundary delineation. Conservation
features were plotted to take priority over any existing and/or planned land
use category; this enables local officials to visualize site specific development
constraints, and their overall extent, shape, and interconnectedness within the
community,

H. CARLISLE PIKE (ENTERPRISE DISTRICT)

It is noted that the Township has recently adopted an Enterprise District
within its Zoning Ordinance. This District establishes a wide range of
permitted uses which are subject to numerous design and performance
requirements that ensure proper function and improved appearance. While all
of these components are part of a “successful® regulatory strategy for
economic development, it is recommended that several administrative changes
be made.

First and foremost, the Township should be provided with better control over what
uses can go where. To provide such protection, it is suggested that several
zoning categories be established to determine suitable land uses. For example,
the differing commercial and industrial categories can offer greater selectivity
over where certain land uses would be situated; this also protects adjoining

property owners.

In recognizing the merits of improved site design requirements of the
Enterprise District, # is recommended that all land uses be subject to
strengthened general zoning provisions relating to access, parking loading signs,
buffering landscaping and screening; such measures are not only important to
uses that adjoin Carlisle Pike.

As a final note, land use decisions are a component of the transportation
planning challenge which the Township has undertaken along Carlisle Pike.
The future land use allocations along Carlisle Pike intentionally limited the
intensity of land use and, where possible, configured various land uses with an
added depth in order to reduce the impact of strip development. In addition
to these measures, the Zoning Ordinance, and Subdivision and Land Development
Ordinance, should-include specific design standards which controls the manber and
location of vehicular access points onto the Carlisle Pike by establishing altemate
access routes and feeder roads. The ordinances should also impose a parkway
character by requiring a combination of setback and landscaping to relieve visual
clutter. This will not only beautify the corridor, but enable motorists to
concentrate on the important traffic control devices and other motorists; in
short, motorist safety should be enhanced.
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XI. IMPLEMENTATION

T his Comprehensive Plan has extensively outlined a future direction and growth
for the Township over the next 17 years. This future direction is premised upon
the comprehensive set of recommendations set forth in this Plan. In order to
operationalize those recommendations, and the locally expressed goals and objectives,
an implementation strategy must be put into action. This strategy can be achieved
through the various municipal planning program components.

Silver Spring Township has, for some time, been actively involved in meeting the
needs of its growing population and economy. In turn, substantial capital investments
(land, buildings, machinery, vehicles and equipment) have been made. Additionally,
local experts (staff) have been hired to manage specialized functions of the delivery
of public service. For this document to suggest specific recommendations about these
issues would be to ignore the considerable expertise and institutional knowledge of
those staff that deal with these issues day-in and day-out. Instead, the following items
present major recommendations regarding municipal planning functions and other
recommendations that will assist the Township in cooperating with other public
agencies and services.

First, the Township should revise its zoning policies to implement the recommendations
of the Future Land Use Plan presented in Chapter X. Substantial re-thinking regarding
the variety of land uses and their suitable design standards will require considerable
effort. Additionally, the reorientation of the zoning map should also be accomplished.
The urgency of this process should be immediate, as the vested rights provided by
Section 5084 of the MPC could enable developers to circumvent the
recommendations contained within this Comprehensive Plan by simply submitting a
preliminary plan for approval under the current Zoning Ordinance.

The second task to be accomplished relates to the need to revise the Township’s
Subdivision and Land Development Ordinance and the creation.of freestanding Storm
Water Management and Mobile Home/Mobile Home Park Ordinances. The
preparation of these ordinances will strengthen the Township’s ability to regulate,
monitor and review potential developments and their impacts to the environment,
public facilities and services, public utilities, and the local transportation network.
Many of the recommendations stated within this Plan cannot be implemented without
the revision of the Township’s development ordinances.
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The following table illustrates an Action Plan for 22 different tasks that need to be
accomplished if the recommendations set forth in this Comprehensive Plan are to be
implemented. While this list in no way covers all of the Plan’s recommendations, it
does emphasize those that are most important. The various tasks are presented by
the municipal boards and staff that would be responsible for the implementation of
such tasks. Along with each task to be acted on, a page number reference appears in
parentheses so that Township officials can readily find the specific recommendations
within the Plan. Finally, the completion of these tasks have been spread over a
three-year period so as not to overwhelm local resources.

4 Eswblish a set of commercial and industrial zones that 1995 1995 1995
allow for a variety of activities in the most appropriate
places for such activities to occur (pages 170-174).

3. Enhance the effectiveness of the Carlisle Fike Enterprise 1995 1995 1995
Mubym@gbwam%vmmof

7. Develop wetland ion measures through the Zoning 1995 1995 1995

Ordinance. Such measures can include the creation of
protective 2ones for wetlands which Emit the impacts of
development on wetlands. The Township should

involve representation from the Environmental Advisory
Councll to assist in providing information regarding the

| identification of wetiands (page 30). :
& Provide protective measures that preserve the special 1995 1995 195
MWWP)\DI@MW
development and/or engaging development review
procedures which protect the habitats. Again, consult
with representation of the Environmental Advisory
Council (page 31).
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9. Dewkpmemmﬂ:d:edctopueamdm
historic sites and areas of suspected archaeological
&ld:nmnmdumﬂbepowdedﬂumyz
ﬁemofﬂzT ownship’s Subdivision and Land
Development Ordinance (page 31-35).

1995

10. Continue to cooperate with the Cumberland Valley
smmmwmqmm
including the provision of recreation programs and
Jacilities. Continue to inform the School District of
mmWMMMmMW

WWW/«WW

11. Continue to review and evaluate the Township’s
Comprehensive Recreation and Open Space Flan
(1991). MWAM@MW

» m«wwuegcmmmﬂa
a capital improvements plan, between the Township's
PMWWTMM(@B@

1996

1996

13. Develop a strategic plan, in cooperation with the
Emergency Management Council and representatives of
the New Kingstown and Silver Spring Fire Companies to
plan for the future fire service needs within the
Township (page 92).

1996

1996

14, Consider the hiring of a professional full-time
Pplanner/engineer to assume subdivision and land
development review functions, among other duties,
should the Assistant Tomuha};Mmagermd/orCada
Enforcement Officer lack sufficient time to cary out
such duties (page 101).

As Needed

15. Consider the hiring of @ part-time recreation
administrator to oversee the implementation of the

- Township's Recreation and Open Space Plan, and o
provide recreation programs to the Township’s residents

(page 101).

1996

1996

16. Prepare an On-Lot Disposal Systern (OLDS) Ordinance
which would require routine maintenance of OLDS and
include the “pumping-out® of subswiface septic tanks.
For fiture growth that relies upon OLDS disposal
techniques, it is recommended that zoning policies
provide for @ minimum lot size of one acre. This
dimension would ient lot area for two
OLDS should the initial system fail I is also advised
that each lot be required to specifically test for, and
reserve, one on-site location for a second drain field as

| part of s sewage permit compliance (page 109).

1996

1996

I7. Frepare, adopt and implement a revision to the Act 537
Plan which is consistent with recommendations of this

Comprehensive Plan.

1996

1996
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mmmmmmmwm Ongoing Ongoing
commercial,

medium and high density residential,
industrial, and most public uses. Alwmdepubﬁc
wader (o existing developed or

. groundwater pollution problems mm
WMQ (pages 113-114). fie

;'-mhqzwemamml tal i program 1995 1995 1995

order 0 reduce ihe number of future driveway
i connections (page 156).
nmmﬁwmmmmm 1995 1995 1995
collectors through zoning requirements so that future
m(m@y@oj‘mmmmm
|___(pagz 156).

|22 Advise Capital Ares Transit to extend cither the Carfisle 1996
RadcmﬂaabrgHogstamRmdaﬁenwby

gfmhmmmofﬂw%;mm

The preceding table plots an ambmous list of recommended activities. These tasks
are vital if the Township is to optimally manage its growth. The completion of many
of these tasks should result in an improved quality of life within the Township, and
help to solve problems that are plaguing other developing suburban municipalities.

Township officials and staff are responsible to monitor and evaluate the implementation
strategy aimed at achieving the recommendations set forth in the Comprehensive Plan.
Cooperation among all administrative bodies and levels of government is an essential
component to a streamlined and successful implementation strategy. The continued
reliance on public participation is also a very important duty of Township officials.

If, for some reason, the recommendations set forth by this Comprehensive Plan do
";.not appear to address the, then, current conditions, Township officials should not
) h&gtate to amend portions of this Plan or any other Township policy to rectify those
" deficiencies.

- This Comprehensive Plan holds a wealth of information which is easily obtainable and

understood. Its mplementauon should be as equally understood so that all resxdems,
ff'busmess&s and visitors know the Plan is vital and that the future of the Township is
dem?grate and the result of considerable analysis and public scrutiny.
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