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In stepping away from a traditional comprehensive plan model, Silver Spring Township is
focused on an “actionable plan.” As reinforced by the Pennsylvania Department of
Community and Economic Development, this comprehensive planning approach
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ones that are catalytic; 2) determining the matters that are most critical to maintaining
balance and quality of life; and 3) identifying strategic solutions.
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Over the course of many years, the Township has continued to collect detailed data
and prepare existing conditions mapping leading up to the Comprehensive Plan. This
information can be found on file at the Township Municipal Building.
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A. What is Comprehensive Planning?
Comprehensive planning is a term that describes the process for preparing community
development- and conservation-oriented goals and aspirations. At its most basic, the planning

The result of this
process is a Comprehensive Plan document that puts public policies and actions related
to land use, housing, economic development, connectivity, infrastructure, environment,
amenities and collaboration into motion.
process includes steps to organize, review, prepare and communicate.

A Comprehensive Plan is to be forward-looking, generally embracing a 10-year horizon.
Because situations shift and new information becomes available, planning is a continuous
process. This type of document should be reviewed periodically and updated as necessary to
ensure that the philosophical underpinnings of the community’s initiatives remain while
evaluating trade-offs of different possible solutions. Objectives may be honed; policies may be
modified.
All Comprehensive Plans prepared for municipalities and counties in Pennsylvania are
encouraged to consider recommended topics outlined in the Municipalities Planning Code –
the Commonwealth’s principal planning-related legislation. Such a plan aims to provide
residents, businesses and public agencies with a clear understanding of the Township’s
intentions and desires regarding its future built environment and natural resources.

Conceptualizing the impacts of growth requires identifying possible scenarios that go beyond what “has
always been.” Effective comprehensive plans, including Silver Spring Township’s work, examine “what ifs”
about relationships between land use, transportation networks and infrastructure service areas.
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B. Why is Silver Spring Township Updating its Comprehensive Plan, and What is the Most Important
‘Take-away’?
The Township’s planning efforts can lead to cooperative problem-solving. Policies established
nearly two decades ago have produced many changes to both neighborhoods and business
areas. Silver Spring’s future municipal successes will be based upon balancing the types,
patterns and intensities of land uses with infrastructure service areas and the roadway network
throughout the Township.
The 2019 Comprehensive Plan effort considers a
critical topic for municipal success: the potential

A Community’s Build-out
represents the threshold for future

impacts of the community’s build-out. The pace of

development and population

growth in recent decades necessitates re-focusing

growth. Community build-out was

on the intricate relationship of places, people and

determined through a series of

connectivity. In balancing private and public sector

technical assessments examining

interests, this Comprehensive Plan recognizes the
many facets of future public policy. Capital
improvements, codes and partnerships will emerge
based on the Comprehensive Plan’s

physical, environmental and
economic capacities of the
community’s resources to support
future development.

recommendations.

Silver Spring’s Comprehensive Plan is a blueprint for big-picture thinking
that presents overall preferences and realistic recommendations
associated with potential impacts of build-out. Statements of principles and
guiding policies aim to promote community character, quality of life, and economic
sustainability toward which the Township desires to move. This document:
a. Presents a realistic and achievable series of strategic projects, programs, actions, etc.
that will help achieve this vision,
b. Helps the community to plan for and coordinate major public investments,
c. Does not present a Township zoning map, and
d. Is aimed at igniting a shift in planning philosophy for redevelopment and land use
management.
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A. Profile of Silver Spring Township
Community Snapshot
Located approximately 10 miles to the west of Pennsylvania’s capital, Harrisburg, Silver Spring
Township serves a population of 16,302 residents (2017*). The widely varying landscapes of
Silver Spring are its signature. Extensive woodlands on the municipality’s northern border along
with pastoral lands and lower intensity residential development areas in the community’s
northwestern and southwestern reaches are counterpoints to more intense residential
neighborhood developments in the Township’s east. Early areas of community settlement,
including Wertzville, New Kingstown and Hogestown, continue to provide a mixture of local
services and village-scale residential living. Coursing through these landscapes are north-south
(114)/east-west (Carlisle Pike) axes that host a full range of non-residential and institutional uses.
With a municipal area just shy of 33 square miles, there is an average of 1.3 acres of land per
resident.
Among these landscapes, the Township’s population growth has remained consistently fast
over the past sixty years, with a 303% growth rate during the last six decades. In no decade
over that timeframe has the Township’s population growth rate been less than 13% in any tenyear period:
Year
1960
1970
1980
1990
2000
2010
2017*

Population Growth in Silver Spring Township, 1960-2017
Population
Net Change
Percent Change
4,044
+1,535
+61.2%
6,324
7,148
8,369
10,592
13,657
16,302*

(from 1950)

+2,280
+824
+1,221
+2,223
+3,065
+2,645*

(from 1950)

+56.4%
+13.0%
+17.1%
+26.6%
+28.9%
+19.4%*

*American Community Survey 2013-2017 estimate

Cumberland County as a whole had the highest population growth rate among Pennsylvania
counties between 2010 and 2018, according to Census estimates, at 6.8%. Between July 2017
and July 2018, it was the second-fastest growing county in the Commonwealth, trailing only
Lebanon County in growth percentage. The municipalities surrounding Silver Spring include
Hampden Township, Mechanicsburg Borough, Monroe Township, Middlesex Township, and Rye
Township (Perry County). Where opportunities emerge to collaborate, successes can emerge
with fewer unwanted regional impacts.
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Carlisle Pike (US Route 11), Interstate Route 81, PA Route 641, PA Route 114 serve as the primary
transportation links connecting Silver Spring Township with the greater Harrisburg area, and with
other parts of Cumberland County and beyond.
As part of the Harrisburg metropolitan area, residents of Silver Spring Township enjoy access to
many of the large metropolitan areas of the eastern United States. Route 1-76 (Pennsylvania
Turnpike), Interstate Route 1-81, and US Route 11 provide convenient access that links the
Harrisburg area with Philadelphia, New York, Wilmington, Baltimore, Pittsburgh, and Washington,
DC. In addition, many regional roadways directly connect Cumberland County with nearby
cities. Lancaster and Lebanon are within an hour's driving time from Silver Spring Township and
York and State College being a little bit further of a drive.
Despite the rapid growth in the Township, the community has not yet reached “full build-out.”
When compared to other suburban townships of similar growth and age in the
Commonwealth, the Township’s population density is still relatively low and significant areas of
rural and prime agricultural land remain. However, the Township’s density does exceed that of
the average for second-class townships in the Commonwealth.
Population Density Comparison, Silver Spring Township
2017 Population
Municipal Area
Population Density
(persons)*
(square miles)
(persons per square mile)
Silver Spring Township,
16,300
32.8
497
Cumberland County
Cranberry Township,
30,100
22.8
1,318
Butler County
Summit Township,
6,900
24.1
287
Erie County
Palmer Township,
21,100
10.4
2,039
Northampton County
Derry Township,
25,000
27.4
912
Dauphin County
2000 Statewide
N/A
N/A
278
Average, Municipalities
2000 Average, FirstN/A
N/A
1,621
Class Townships
2000 Average, SecondN/A
N/A
124
Class Townships
*American Community Survey 2013-2017 estimate
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The table below highlights the amount of growth in population, developed acreage, and street
mileage (both public and private) occurring in the Township:
Growth
Period

Population
(persons)

Developed
Area (acres)

1780-2000

10,300

2000-2010

13,700
(+33.0%)
16,300
(+19.0%)

2010-2017

Persons per
Developed
Acre
1.24

Persons per
Mile of Street

8,300

Street
Mileage
(miles)
136.4

9,700
(+16.9%)
10,300
(+6.2%)

152.0
(+11.4%)
187.2
(+23.2%)

1.41
(+13.8%)
1.58
(+12.0%)

90.13
(+19.4%)
87.07
(-3.4%)

75.51

Community Preferences
As one of the fastest-growing communities in Pennsylvania in one of the fastest growing regions
in the state, residents and businesses are engaged in public discussion about the opportunities
and challenges they are experiencing in “everyday life.” With tens of thousands of vehicles
coursing through the community each day, Silver Spring Township serves as a crossroads for the
western communities of the Harrisburg region. Over the course of the comprehensive planning
efforts, participants have contributed ideas and preferences at many workshops, community
meetings and on-line outreach summarized into the following principal themes.
Detailed feedback gained throughout the variety of outreach opportunities/avenues is
contained within the Comprehensive Plan’s Appendix.
1. Residents have expressed that they want Silver Spring Township’s existing character to
remain intact to the greatest extent possible. In 2013, Silver Spring Township voters approved
a ballot referendum which increases the Earned Income Tax (EIT) by one tenth of one
percent in order to fund land preservation. Following the success of the referendum, the
township set up what is still the only municipal land preservation program in Cumberland
County. Residents clearly demonstrated their commitment to maintaining the rural
character of the Township. To that end, nearly 400 acres of farmland, woodland and other
open space have been preserved in perpetuity since the inception of the program.
2. While the Township enjoys hosting many regional attractions (e.g. restaurants, business areas
for shopping/entertainment), residents do like to call their community “home.” The
Township, as a place for both residents and visitors, recognizes that this is an important
balance in reinforcing the community’s identity.
3. Residents do not want continued increases in regional traffic to negatively impact their lives.
5
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4. With today’s and projected market trends, adapting to redevelopment patterns is essential
for communities that possess expansive, established ‘big’-box’ retailers and industries.
Planning for more opportunities for mixed use and for redevelopment prior to build-out
occurring within a community is proactive.
5. On-going population and development growth are producing pressures for infrastructure
expansion into areas previously not serviced. In some places, these pressures go hand-inhand with necessary infrastructure improvements for improved public health. However,
residents have expressed a desire to limit sprawl development.
6. The varieties of housing products within the Township are predominately single-family
detached with some single-family attached units. Representatives in the real estate industry
have expressed there is a mismatch between what the community’s emerging/ potential
demographics desire and what housing products are available/in proximity to dependent
services.
7. The interface between non-residential and residential areas is critical to community quality
of life. It is important that the design/zoning standards applicable to where these two areas
co-exist minimize unwanted impacts of light, noise, stormwater, etc.
8. Residents desire municipal services and programming to be action-oriented and costeffective. The extent and amount of conservation, residential and non-residential
development impacts the opportunities for positive revenue.
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B. Finding Balance between Growth, Community Character, and Quality of Life
How can a community continue to be growth-oriented without losing its character and quality
of life? This question is critical as the Township considers the patterns of development through
the past quarter of a century (1992-2016) and the possibilities for the continuation of
development. As evidenced in imagery below, approximately 25% of the 2,000+ acres of land
was further developed within this period.

1992

2016
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2001-2019 Land Consumption Comparison
The map below shows the areas of land that have been developed from 2001 to 2010 (1,413
acres) and from 2010 to 2019 (649 acres):
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2001-2019 Road Network Comparison
Over 50 miles of the Township’s road network has been constructed since 2001, which most of that
growth occurring in just the past ten years:
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Development variety – commercial, office, industrial, residential and recreational – peppers the
Township’s Carlisle Pike Corridor.
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A detailed look into six areas of influence were determined
based on background analysis along with resident and

Six Areas of Influence

property owner input. These six areas of influence include

of planning in Silver Spring

demographic and economics, pressure for growth,

include demographic and

emerging development and redevelopment trends,

economics, pressure for growth,

resource conservation, regional growth and Cumberland
County’s planning efforts.

emerging development and
redevelopment trends,
resource conservation, regional

A. Demographic and Economic Influences
National/Global Influences Significant to Silver Spring
Township

growth and Cumberland
County’s planning efforts.

Local and regional market trends being experienced today and those in years to come will
influence development patterns and planning needs in Silver Spring Township.
A key focus in anticipating these development patterns and planning needs is in understanding
current and anticipated trends in the retail and industrial sectors.
The following statistics highlight some of the trends emerging in these sectors:
•

•

Average U.S. retail sales growth rate, 1st half of 2016:
–

Brick-and-mortar retail: +2%

–

e-commerce: +16%

Proportion of U.S. adults who buy products using a mobile device:
–

2000: 22%

–

2015: 79%

•

Proportion of U.S. adults who check online reviews before purchasing items, 2015: 82%

•

Proportion of U.S. adults who use their mobile devices while inside brick-and-mortar stores to
see if they can find a better price online, 2015: 45%

•

Number of Sears and Kmart stores in the United States, 2005 vs. 2019:
–

2005: 3,500

–

April 2019: 425 (-88%)
11
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Number of Sears and Kmart employees in the United States, 2005 vs. 2019:
–

2005: 317,000

–

April 2019: 45,000 (-86%)

Amazon’s sales as a percentage of Sears’ sales, 2006 vs. 2016:
–

2006: 17%

–

2016: 618%

Developments in Walmart e-commerce, February 2018 to January 2019:
–

about 1,000 new grocery pickup locations, with 2,100 of 4,268 total Walmart
Supercenters and Walmart Neighborhood Markets in the U.S. now featuring pickup
stations for online orders

•

–

about 800 stores now featuring home grocery delivery

–

announced pilot program with Udelv for autonomous cargo vans to deliver groceries

–

announced collaboration with Ford to test grocery delivery with self-driving cars

Guidance for Walmart stores, February 2019 to January 2020:
–

fewer than 10 new brick-and-mortar stores planned

–

approximately 3,100 grocery pickup locations by January 2020

–

approximately 1,600 grocery delivery locations by January 2020

Today’s consumers are increasingly spending time and money on events and experiences
rather than product ownership. This is especially the case with younger Americans. Future retail
spaces are expected to feature experiences as much as products, giving consumers a reason
to continue to visit physical retail locations even as much of their shopping is done online. The
development patterns of the built commercial environment are being impacted by these
changing consumer spending patterns.
Food and drink, as a prime example of so-called “experience spending,” have usurped
apparel as a force in retail, a drift that is expected to continue. This falls in line with current
development trends, including real estate developers’ recent and continual positioning of
more and more restaurants within retail areas and mixed use developments. The fastest
growing food and drink sectors have included fast-casual restaurants (a step above fast-food
but a step below traditional sit-down dining) and craft beverage establishments (such as
microbreweries).
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In addition to food and drink, future retail spaces are expected to feature more experiences
than products, giving consumers a reason to visit brick-and-mortar stores. Examples of this shift
include:
•

Cooking classes, health-and-wellness sessions, spaces for community meetings and events,
makeup tutorials, etc.;

•

Retail centers that are also learning zones to bring together consumers, retailers, and
entertainment (e.g., a sporting-goods retailer featuring a fitness studio to test out a
product); and

•

Active/recreational entertainment.

Local Influences
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The 2017 American Community Survey estimate shows
that from 2010 to 2017, Silver Spring Township had the
highest population growth rate among municipalities

Community’s Growth
In the past six decades, the

in Pennsylvania with a population of over 10,000. The

Township’s population growth

Township’s increase (25%+) in population was bested

has been at least 13% in any

by only seven other communities in the

ten-year period.

Commonwealth, all of which are home to under
10,000 people.

In terms of sheer number of new residents, Silver Spring Township was the second-fastest
growing municipality in Pennsylvania between 2010 and 2017, out of 2,562 total municipalities
in the Commonwealth. The Township gained 3,992 residents during that seven-year period,
trailing only Upper Macungie Township in Lehigh County, which added 4,293 residents (albeit at
a smaller percentage growth rate, at 21%).

In line with national and state trends, the median age of residents in the Township has
increased between 2010 and 2017, from 43.8 to 44.8. The Township’s median age remains
higher than that of the Commonwealth as a whole (State average: 40.1 in 2010; 40.7, in 2017).
Below are some other key metrics for the Township from the most recent Census data and
estimates:
Households with individuals under 18 years of age:
Family households:
Population under 18 years:
Population 65 years and over:
Minority population:
Housing tenure – living in same house 5 years ago:
Occupied housing units:
Owner-occupied housing units:
Average household size of owner-occupied units:
Renter-occupied housing units:
Average household size of renter-occupied units:
*American Community Survey 2013-2017 estimate
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2010
30.1%
70.8%
21.9%
17.0%
9.2%
67.2%
94.5%
81.3%
2.53
18.7%
2.12

2017*
29.8%
68.5%
22.7%
19.9%
11.1%
32.7%
97.3%
82.0%
2.53
18.0%
2.11
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The figures below relate specifically to housing, income, and employment:
Single-family detached housing units:
Single-family attached housing units:
Median home value:
Median rent:
No vehicles available:
1 vehicle available:
2 vehicles available:
3 or more vehicles available:
Private-sector wage and salary workers:
Government workers:
Median family income:
Mean family income:
Median earnings for workers:
Median earnings for male full-time workers:
Median earnings for female full-time workers:
Poverty rate:
Drove to work alone:
Carpooled to work:
Took public transportation to work:
Mean travel time to work, in minutes:

2012*
69.5%
17.6%
$215,200
$1,030
5.1%
25.6%
44.8%
24.6%
79.8%
16.3%
$90,778
$108,066
$40,839
$66,059
$42,193
4.5%
89.2%
4.0%
0.4%
22.2

2017*
68.5%
19.8%
$242,200
$1,236
0.8%
11.2%
45.8%
42.2%
78.3%
17.4%
$93,240
$113,311
$45,098
$63,538
$51,250
3.1%
85.6%
7.1%
0.8%
23.8

*American Community Survey 2013-2017 estimate

B. Pressure for Growth
As the fastest-growing municipality of over 10,000 people in the Commonwealth in the fastestgrowing region in the Commonwealth, the Township experiences a high demand for
expanding existing infrastructure boundaries.
With the high rate of growth in the Township, there is immediate development pressure without
adequate time to plan for new infrastructure or strategic traffic management. There has
especially been a high volume of residential growth in recent years as compared to nonresidential growth.
A major challenge will be to facilitate growth while both preserving open space and not
running out of room to grow. Mixed use development promotes a combination of uses to
locate together for the efficient use of space, connectivity, infrastructure, and promoting a
sense of community. It also can ease development pressures on rural lands through combining
uses efficiently and compactly.
According to Ellen Dunham-Jones’ Retrofitting Suburbia, “a benefit of mixed use is the
15
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economic advantage to municipalities and developers of being able to better ride out real
estate market cycles by having a mixed portfolio and being able to more flexibly respond to
shifts in demand.”
Public/private partnerships focusing on mixed use development and redevelopment can
benefit both the Township and the private sector. The Township should have open
communication with the development community to ensure that the developers address the
Township and residents’ needs and fulfill the goals of this Comprehensive Plan. While conflict
between the public and private sectors may certainly arise, the Township may reduce
disagreement by playing a more active role in working with developers to include Township
amenities within their mixed use developments, such as open space, civic buildings, and
connectivity with existing developed areas.
A fundamental component of the Township’s future rests on the balance of effectiveness of its
land use patterns, development intensities, infrastructure service areas as well as roadway
network function and character. As such, designating areas for growth and those for rural
resources will enable the Township to achieve this balance. The generalized picture of future
land uses, and their locations and intensities, should be carefully considered with the goal of
balancing development and conservation.
C. Emerging Development and Redevelopment Trends
National/Global Influences Significant to Silver Spring Township
National patterns of consumer behavior and real estate development that began shortly
before the turn of the new millennium are very much in full swing two decades later. Despite
the longevity of these patterns, the long-term migration toward e-commerce and online retail
and the favorability of mixed use development over the strict separation of land uses are
expected to continue. Based on market conditions and industry forecasting, it is anticipated
that:
•

The line between online and offline shopping will continue to blur, with ship-to-store, home
delivery from brick-and-mortar retail chains, curbside pickup, and the like, as well as in-store
“test-driving” and product experiences with shipping to home. This is reflected throughout
the retail industry, from Amazon’s purchase of Whole Foods Market, to Warby Parker’s brickand-mortar showrooms for eyeglasses to be shipped directly to the consumer, to Walmart’s
rapid expansion into e-commerce, curbside grocery pickup, and home delivery (as
discussed earlier).
16
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With the shifting of the retail landscape to online shopping, a continued market emphasis
on mixed use development, and autonomous vehicles, there will be fewer peak parking
demands in the future. It is expected that:
–

Minimum parking standards can be reduced; and

–

Future rideshare availability and autonomous vehicles may alter typical travel habits and
parking patterns.

•

Shopping centers will see more mixed use redevelopment and fewer surface parking spots,
especially centers designed for “destination” retail and restaurant uses. Some expected
trends include:
–

Pedestrian-oriented mixed use redevelopment to take advantage of extraneous parking
lots and to inject life into underutilized retail spaces;

–

Mix of uses, including apartments, offices, restaurants, stores, and services in one
development rather than in strict separation; and

–

Flexible developments that easily allow for a variety of different uses, more efficient use
of space, and better mobility opportunities.

•

More adaptable, flexible spaces that allow for a variety of uses are predicted. This includes
emerging trends such as:
–

Shared workspaces (co-working);

–

Niche retail, such as revolving storefronts, “pop-up” stores, and showrooms to generate
more variable mixes of tenants that sustain consumer interest;

–

Conversion of underutilized anchor tenant spaces into smaller-scale flexible and
reconfigurable uses;

–

Food halls that allow for multiple flexible dining options in one space;

–

Continued growth in flex spaces consisting of offices and warehouses/distribution
centers; and

–

Opportunities for businesses and local government to partner to repurpose underutilized
retail spaces as hubs for experiences, leisure, and lifestyle activities.

•

In terms of shopping, the chasm between “high-engagement” (visiting stores to experience
products before they are bought) and “low-engagement” purchases (that do not
necessitate engagement) will continue to grow wider. This includes:
–

Increasing differentiation between purchasing habits for high-mindshare products (e.g.,
consumer electronics) vs. low-mindshare products (e.g., office supplies);

–

Brick-and-mortar retail trending toward spaces that allow for empowered, engaged
17
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consumers who will more closely experience and interact with high-mindshare products
before purchasing;
–

Showrooms for discovery, engagement, experience, and interaction, rather than just
spaces with stocked shelves;

–

The ability to touch, feel, and explore products before purchase (products which may
not even be stocked at the store itself); and

–

The continual shrinking of sales and physical footprints of low-engagement retail players,
leaving a few bigger, more innovative, or niche/destination stores such as Walmart,
Target, Costco, IKEA, and Wegmans.

In addition to these trends in the commercial sector, the residential sector has also changed
considerably in recent years. In particular, the multifamily housing sector has grown nationally
at a much greater pace than single-family residential development. “Destination
communities,” which serve a higher proportion of workers to residents or which have a daytime
population close to or exceeding the nighttime population, are magnets for multifamily
developers.
Multifamily development has grown in tandem with mixed use development, with an emphasis
on amenities and location. In fact, those multifamily developments that feature the most
amenities and are located in the most convenient areas to retail and restaurants attract the
most educated renters with the most disposable income who rent by choice more than by
necessity. Developers of multifamily housing have targeted communities that are located in
areas with high regional employment growth in white-collar fields.
According to National Real Estate Investor, there are five key characteristics that define the
nation’s most attractive multifamily markets—that is, those that attract the most investors and
that see the most growth in inventory:
•

Strong population growth:
“Nothing generates demand for rental housing like population growth. Markets
experiencing significant influxes of new residents are the best locales for apartment
investment. Apartment owners benefit from the creation of new households and from
migration. Adding people to existing households is less of a stimulus.”

•

Young, mobile residents:
“Younger residents tend to be renters rather than homebuyers since they want to maintain
mobility for employment and choose to avoid being weighed down by a mortgage.”
18
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Expanding employment base:
“Industry experts point out that job growth plays a huge role in creating demand for the
apartment sector, and multifamily investors are keen to put their money into markets that
have a strong and expanding employment base. Recent data from Axiometrics Inc. shows
the apartment markets with the highest rental rate growth and occupancy also are the
areas that have generated above-average employment growth.”

•

Tight submarkets:
“In the multifamily world, investors are familiar with the concept of high-barrier-to-entry
markets. It’s worth noting, however, that many investors are interested in markets that do
not have high barriers to entry.”

•

Educational attainment/educated workforce:
“According to Ronald Johnsey, president of Axiometrics, it’s no coincidence that the topperforming apartment markets (from an occupancy and rental rate growth perspective)
are also the places that are home to a highly educated population.”

Furthermore, active and former military-related residents
are an important aspect of the community’s successes.
According to a Pew Research Center analysis, more U.S.
households are headed by renters than at any point
since at least 1965, with that percentage rapidly rising
since an all-time low in the mid-2000s. The rise in renterheaded households has occurred across all age groups,
though those younger than 35 (millennials) and those
between 35 and 44 years old have represented the
fastest growth.
Within Pennsylvania, the Capital Region — of which Silver
Spring Township is a component — has seen growth in
both the multifamily and single-family residential sectors
that is rivalled only by the Philadelphia metropolitan area:
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* Regional Construction Changes (National Association of Home Builders' housing database info)

The performance of the housing market was strong as a whole in Southcentral Pennsylvania in
the most recent quarter:
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Finally, stormwater management has been given greater attention in municipalities all across
the Commonwealth since the adoption of the Stormwater Management Act (Act 167) of 1978.
Act 167 has required that counties in a watershed, in consultation with their individual
municipalities, periodically review and revise watershed stormwater management plans at
least every five years. The location, design, and construction of stormwater management
systems, obstructions, flood control projects, subdivisions and major land developments,
highways and transportation facilities, public utility services, and Commonwealth government
facilities within the watershed must be conducted in a manner consistent with the watershed
stormwater management plan.
The Act 167 requirements and the municipal stormwater ordinances that have resulted from
that legislation have greatly changed the way real estate has been developed over the past
few decades. It is anticipated that stormwater management will continue being a major
influence in the nature of development going forward, especially with increasing concerns
about extreme weather and flood events. The map below, from the 2010 Cumberland County
Stormwater Management Plan, shows that Silver Spring Township, like other suburban
communities in the region, has a number of significant obstructions at bridges and culverts with
the potential to cause substantial upstream flooding:
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Local Influences
To stay ahead of emerging development and
redevelopment patterns, it is recommended to align
ordinance requirements with flexible modern

Silver Spring’s Build-out
Of the 21,000+ acres within the

development patterns that align with current and

Township, 9,200+ are potentially

anticipated trends in the retail and industrial sectors as

developable. With considerations

discussed in the sections above.

of sensitive natural resources,

By the nature of general development trends, new
development often responds to site-specific or shortterm economic pressures unless a longer-term
community vision is established and reiterated. As a
means of promoting quality of life within Silver Spring,

6,700+ acres have the capacity to
physically support development
(with public infrastructure serving
1,500+ acres). Applying 2018
zoning criteria/mapping

the Township can be proactive in encouraging

designations along with the

development and redevelopment of strategically

Township’s current average

important sites so that positive, coordinated outcomes

household/student sizes and

of development can be realized in the coming years.

employment numbers, the

As discussed earlier, public/private partnerships
focusing on mixed use development and
redevelopment may be a means in which both the

Township’s Build-out could include
an additional:
•

2,150+ dwelling units

•

5,200+ residents

through the provision of walkable neighborhoods,

•

1,100+ students

recreational amenities, and variety of housing options

•

5,500,000+ non-res. dev. SF

in strategically identified locations.

•

2,900 employees

Township and the private sector benefit from such
development and redevelopment – potentially

Silver Spring Township, 2017 American Community Survey housing occupancy data
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As shown in the 2017 data in the tables above, the multifamily and mixed use residential sector
is still a relatively small component of the Township’s overall housing stock, comprising just 7.4%
of the occupied housing units. Approximately 18% of all housing units are renter-occupied.
However, as shown in the map below and accompanying tally of Township records, the
multifamily and mixed use residential sector is emerging as a significant component of the
Township’s housing mix, thanks to the economic and employment growth seen in the
surrounding area:
Multi-Family Subdivision
Waterford
Manors
90 W Main St
Eagles Crossing
Walden

Evergreen
Southfield Crossing
Westfields
TOA
Carmella
Bridges @ Bent Creek
Bent Creek Crossing
Oakwood

Housing type
Townhome
APT
Townhome
Townhome
Townhome

#
119
116
34
6
53
293
67
66
101
128
102
124
44
190
127
114
20

Townhome 2c-7
APT
Townhome 8a,b-9
TH
Townhome
Townhome
Single Family Semi Detached
Single Family attached
Townhome
Beds
Townhome
Townhome
Totals
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Total #
235
34
6
53

426
101
128
102
168
190
127
114
20
1704
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It is important to plan for the right mix of development that promotes the generation of tax
revenue for the Township. The 2018 buildout analysis completed as part of this planning effort,
for instance, illuminated shortfalls in the Township’s tax revenues may occur if residential growth
continues apace without a balance of non-residential growth. A high-level examination of
transportation and parking patterns were also completed as part of the Comprehensive Plan.
In assessing the location and flow of traffic in the Township, two different sets of PennDOT data
were analyzed, the Traffic Information Repository (TIRe) and the Annual County Volume Maps.
A screenshot of the TIRe map for Silver Spring Township is shown below, and the County Volume
Map data is shown on the following page. The sources provide different points of data (and
ways in which it is recorded) over time. PennDOT’s evolving TIRe database will continue to be
updated as will the periodic counts. The Township has the opportunity to examine these
sources to focus on general trends and the types of influences volume growth within and
surrounding the Township has on community quality of life and relevant improvement projects.
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Average Daily Trips (2014-2017) based on available PennDOT data points

Source: Various PennDOT Annual County Volume Maps including recorded discrepancies

While a significant portion of the traffic on the above corridors is impacted by traffic that
generates from outside of the Township, the community’s future land use decision will also
impact the efficiency and effectiveness of the roadway network.
PennDOT Traffic Volumes
(average daily trips)

West Wertzville
Central Wertzville
East Wertzville
Conodoguinet Pkwy - Truffle Glen
Route 81 - West
Route 81 - East
Gunpowder
Conodoguinet Pkwy
Route 11 - East
Conodoguinet Pkwy - Route 11
Route 11 - Central
Route 11 - Central
Route 11 - Central
Route 11 - West
Rich Valley - North
Rich Valley - South
Locust Point - North
Locust Point - Middle
Locust Point - South
Valley View
Bernheisel Bridge
Hempt
Route 76
North Locust Point Road - South
North Locust Point Road - North
West Trindle Road - RT641 - East
West Trindle Road - RT641
West Trindle Road - RT641
West Trindle Road - RT641 - West
Old Stonehouse Road N

2014
11,000
11,000
6,900
10,000
65,000
75,000
1,200
19,000
27,000
12,000
8,800
19,000
15,000
13,000
950
2,500
1,300
1,300
1,300
600
1,500
3,800
22,000
2,400
2,400
6,800
10,000
7,400
7,400
900
25

3-year
% change
2017
12,000
9%
12,000
9%
8,400
22%
10,000
0%
65,000
0%
73,000
-3%
1,200
0%
27,000
42%
25,000
-7%
12,000
0%
12,000
36%
17,000
-11%
17,000
13%
13,000
0%
1,100
16%
3,100
24%
1,200
-8%
1,200
-8%
1,200
-8%
650
8%
1,200
-20%
3,800
0%
29,000
32%
2,800
17%
2,800
17%
12,000
76%
12,000
20%
7,500
1%
7,500
1%
1,000
11%
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Impervious Surface and Site Development Performance Considerations
A sampling of existing parking at two developments (Silver Spring Square and Silver Spring
Commons) occurring over the course of the past two decades within the Township illuminates
the potential opportunities for reconsidering how the landscape functions and contributes to
community character. As the Township sets the table for potential expanded development
and/or redevelopment of investments throughout its non-residential and mixed use areas,
parking minimums (or maximums), impervious surface demands and floor area ratios should be
explored.
Silver Spring Square

Silver Spring Commons

2,700+ parking spaces

2,050+ parking spaces

Averaging 4.6 spaces/1,000 SF gross
floor area

Averaging 4.8 spaces/1,000 SF gross
floor area

Based upon sampling and casual observations of development in the Carlisle Pike corridor, it is
likely that more than 10,000 parking spaces are present. As such, it appears that the capacity
for expanding development within the areas of current investments exists. This includes the
expansion of office, retail and service uses.
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Finally, up-to-date ordinances that align with the current and anticipated market trends and
development patterns will promote more sound planning that is conducted in line with the
Comprehensive Plan. Since 2017, 17 requests have been made by development applicants for
amendments to the zoning ordinance or subdivision and land development ordinance,
including five map changes. Ensuring that ordinances are kept up to date with national,
regional, and local development trends alike may help to reduce the instances of
amendments that may not always be in congruence with the goals and objectives of the
Comprehensive Plan.
D. Resource and Cultural Conservation
With the presence of Blue Mountain on its northern fringes, the meandering path of
Conodoguinet Creek, and remaining areas of working and fallow land, Silver Spring Township
has natural and rural resources that merit protection.
This Comprehensive Plan presents strategies that incentivize the conservation of these
resources. Areas of open space represent opportunities to explore the expansion of civic
spaces, such as trail connections. Considerations for densities, connectivity and resource
conservation are types of ordinance provisions that can be considered either in base zoning
districts or in overlays.
A fundamental component of Silver Spring’s future rests on the effective management of land
use patterns, development intensities, and infrastructure service areas. Designating areas for
growth and areas for the conservation of rural resources will enable the Township to achieve
this balance. Although the Township has not reached its “build-out” stage (the point in time
where there is no longer new development on previously unadulterated land), the fast pace of
growth within the community necessitates re-focusing on the interrelationship of people,
places, natural resources, and connectivity.
Growth areas are a strategy employed in many communities throughout Pennsylvania
to identify regions that present opportunity to align development patterns with infrastructure
and community goals. This policy will encourage new development in areas of the Township
where land and infrastructure capacity can support density and will reduce the impact of lowdensity sprawl on open space and rural resources.
Designated growth areas, as permissible through the Pennsylvania Municipalities Code, can
establish specified areas for development and growth without disrupting the overall balance
and character of the community. These areas, most commonly reflecting land serviced or
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planned to be serviced with public infrastructure, allow for uses and intensities that would not
be appropriate in non-serviced portions of the community.
The similar concept of a rural resource area can also be used to discourage real estate
development of existing agricultural land. A rural resource area can anticipate land use types,
lot sizes, coverage, and intensities that are appropriate when there is the absence of public
infrastructure service. The purpose of such a designation would be to promote the continuation
of a community’s rural character by encouraging the retention of its working landscape and
agriculture-related uses.
The Township has opportunity to evaluate evolving updates to its historic resources list.
Resources identified as of Fall 2019 include the following:
Record

Property Name

Property Address

Mailing Address

Property Owner

Notes

1

Huston Mill/Willow Mill.
Limestone and wood
frame gristmill with 6/6
window sashes. Circa
1795

80 Willow Mill Park
Road

8 Flowers Drive,
Mechanicsburg, PA
17050

Silver Spring
Township

SHPO eligible 1990 survey, built ca
1795, John Walker purchased land
from James Irvine, Walker indebted to
Robert Coleman & John Arthur, lost
the property to Jacob Haldemen &
Thomas Fisher through a sheriff sale in
1809, in 1815 Haldeman sold his share
of property to Fisher, 1814 Fisher
purchases additional property from
Joseph Miller and his will Margaret
Irvine, 1840 Fisher owned four houses,
a saw & grist mill, 1835 Thomas Fisher's
administer sells property to George
Bucher of Harrisburg, Bucher expands
the business to include a clover mill in
1841, in 1844 a plaster mill and by
1850 had three tenant houses and a
mill house, 1880 Bucher sold the
property to Hames S. Huston.
According to the 1798 tax records
John Walker only had a grist mill and
saw mill on the property. In the
Cumberland Register, June 7, 1809,
page 3, mentions the mill offered in
sheriff sale

2

Bricker House

42 Woods Drive

42 Woods Drive
Mechanicsburg PA
17050

Wendell K & Anne
H Pass

Built ca 1820, During the 19th-century
house served as a mansion house for
the earliest proprietors of the Silver
Spring Mill: Jacob Bricker & his
grandson, Samuel, 1813 Jacob
Bricker, a Newville Miller, purchased
the stone mansion house (see Oliver
Pollock House) & the Silver Spring Mill,
Deed Book I-V-429 David Briggs to
Jacob Bricker, by 1875 when Jacob
Bricker's son owned the property it
was valued at $165,000, it comprised
of nine farms & Silver Spring Mill, Peter
Bricker's son inherited the Bricker
house, he did a drawing of house for
Wing's History of Cumberland County
(1879).
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Property Address

Mailing Address

Property Owner

Notes

3

Shelly, Peter House

213 Hogestown Road

777 E. 15th Street
Edmond, OK 73013"

Robert & Marilyn
Rice

4

Junkin, Joseph Sr., House

336 N. Locust Point
Road

400 NW 56th St
Lincoln, NE 68528

Shaffer Trucking

5

Junkin,
Benjamin/Tremont
House. Four-bay, double
pile limestone
farmhouse. Circa 1798.

3 East Main Street,
New Kingstown

PO Box 309
New Kingstown, PA
17072

Mel Raudabaugh

SHPO Eligible, ca 1775 - additions
1800, 1875, 2005

6

Junkin, Joseph Jr.,
House/Kananga

6940 Carlisle Pike

PO Box 216
New Kingstown, PA
17072

New Harvest
Church

Kanaga House - owned by Joseph
Junkin, Jr. Gounds were the location
of the first communion by the
Reformed Presbyterian Church.
Grounds location of the Junkin's Tent

7

Hoge Tavern. Five-bay
Georgian style double
pile house built of
limestone with brick
chimneys and
brownstone sills.

6583 Carlisle Pike

4123 Siegrist Road
Mount Joy, PA
17552

Thomas T Amlie

8

Herman, Martin House.
Three-bay Georgian style
limestone farmhouse
with a steeply pitched
roof. Circa 1798.

238 Ridge Hill Rd
Mechanicsburg, Pa
17050

238 Ridge Hill Rd
Mechanicsburg, PA
17050

Andrea and Ryan
Brown

Built ca 1798, Martin Herman
purchased 300 acres 1771, he died in
1804 leaving his property to his son,
Christian, although mentioned in the
1976 book, History of Silver Spring
Township, the house belong to
Benjamin Junkin it did not. All records
indicate it belonged to the Herman
family for 150 years. It is an important
farmhouse in Cumberland County.
The Hermans were a prominent family
in Cumberland County and
connected to the Bosler family.

9

Michael Kost Farm. Fourbay limestone farmhouse
with 6/6 sashes, straight
transoms above the
double front doors. A
raised portico exists on
the south side of the
house. Circa 1815.

59 Kost Road

59 Kost Road
Carlisle, PA 17015

W David & Christa
M Rowe

The story goes that John George
Jacob Kost purchased the land in the
1700s from the Native Americans for
three yards of calico per acre, this
farm is located on the original tract of
land purchased in the 1700s, no
deeds were located to support how
the land was purchased in the early
days, Michael Kosst appeared on the
tax records first in 1829, he owned six
farms in the township, served as
county commissioner for three years,
married Salome Senseman and had
four sons and two daughters.

10

Limestone Farmhouse

22 Kost Road

22 Kost Road,
Carlisle, PA 17015

Albert Kost, Jr

29

Kopenhaver Nursery, built ca 1815,
property owner Wm Stair (Steer) 1785,
Wm's son deeded property to Jacob
Shelly 1806, David Shelly 1811, Peter
Shelly 1812, Barbara Shelly received
property upon her husband Peter's
death 1816, Barbara Shelly m Jacob
Yohe 1834, she kept property until her
death 1859, sold off in orphan's court
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Property Name

Property Address

Comprehensive Plan
Mailing Address

Property Owner

Notes

11

Gibson/Miller - Brick
Farmhouse

663 N. Locust Point
Road

663 N Locust Point
Road
Mechanicsburg PA
17050

Lester Miller

12

Sponsler, David House.
Three-bay two-thirds
Georgian styled
limestone farmhouse
with a four-bay wing to
which two other stone
additions have been
made. Circa 1820.

44 State Road

44 State Road
Mechanicsburg, PA
17050

Gary & Karen
Karkuff

Built ca 1820, Wm Trindle first owned
property 1768, Alexander Trindle (son
of Wm) 1795, George Myers 1796,
David Sponsler 1816 and had the
property until his death in 1843, the
house sits back a short lane, it is one
of four houses in the township that
presents the three bay/four bay plan,
there are five fireplaces, in the large
dining room, Mrs. Karkuff & her
mother, Louise Weldy, painted a
large mural above the fire place in
the style of Rufus Porter of the farm
and surrounding neighbor's houses,
the barn depicted in the mural stood
until 1950, the present barn was built
on the former barn's foundation in
1999, Eligible for state & national
registry

13

McCormick Farmstead.
Two-bay two story,
double pile log frame
farmhouse. Circa 1748.

31 Old Willow Mill
Road

31 Old Willow Mill
Road
Mechanicsburg, PA
17050

Vi Ling Lee &
Ihnan Kim

Built ca 1748 & ca 1830, Eligible
National Registry

14

Callender-Pollock House
& Spring House - These
are listed as 9A Main
House, 9B Spring House.
Large banked limestone
house featuring an
asymmentrrical four-bay
façade. Circa 1794.

400 Lambs Gap
Road & 380 Lambs
Gap Road

Township has
address

30

Owner at time of Survey Gail Kreitzer,
John H. Briggs' letter dated 1870 states
Pollock's house built on property once
owned by James Silver (1735),
Norman Keefer stated that ca 1760
Robert Callender purchased much of
Silver's holdings & built two grist mills in
1765, attached to the east gable end
of the house is a two story limestone
kitchen which predates 1798, James
Pollock is first mentioned in tax records
in 1787 with a grist mill and saw mill,
1793 James brother Oliver is assessed
with the same property, 1798 there
were three stone building on the
property-three story main house, large
spring house, David Briggs rented the
larger tavern house with the
additional out buildings & store house,
spring house, & house shed, Briggs also
rented Pollock's saw mill & grist mill, the
tavern house burnt in 1796 killing two
people one being his daughter,
tavern was rebuilt, 1800 Pollock tried
to sell his property but the state
marshall seized the property and sold
it to David Briggs in order to cover
Pollock's debts. Pollock financed the
Revolutionary War & had financial
troubles until his death in 1824,
historically and architecturally the
buildings are significant, Polly Briggs m
Oliver Pollock's son, Jerat. David Briggs
died in 1804, 1808 David Briggs' heirs
property was sold at sheriff's sale to
James McCormick, however tax lists
show the tract of land remained in the
David
Briggs'
family,
property
remained in the Briggs family except
for the McCormick purchase until 1931
at that time it was sold to James Hatz.
In 2016 house in very sad condition,
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Property Name

Property Address

Mailing Address

Property Owner

Notes

15

Silver Spring Presbyterian
Church. Folk/colonial
revival limestone church
know as the Silver Spring
Church. Circa 1783.

444 Silver Spring
Road
Mechanicsburg PA
17055

444 Silver Spring
Road
Mechanicsburg, PA
17055

Silver Spring
Presbyterian
Church

Eligible for SHPO

16

Walker House, Gibble
House/Graveyard,
Lehman House.
Traditional folk limestone
farmhouse. Circa 1798.

39 Rich Valley Road;
Above address not in
County records

1 Bella Vista Dr
Mechanicsburg, PA
17050

Jennifer Lee
Stoner

SHPO Eligible, the Gibble family
graveyard is located in the nearby
development

17

Bare, John R. House

1056 W. Trindle Road;
Above addresas not
in County records

1263 W Trindle Rd
Mechanicsburg, PA
17055

Earl & Sandra
Fertenbaugh

Appears to be house beside Earls
Garage on same lot (1058 W. Trindle
Rd.) Same owner as Earls Garage?

18

Bear House

31 Cumberland Drive

PO Box 286
Mechanicsburg, PA
17055

Dave Lenker

Original Log structure according to
Judy Norrie

19

Cocklin, Samuel,
Farmstead & Ober,
Ernest Farmstead

1034 Trindle Road

1034 Trindle Road
Mechanicsburg, PA
17055

Ernest D Ober

SHPO Eligible April 1996

20

Hoge, David, House

6623 Carlisle Pike

6623 Carlisle Pike
Mechanicsburg, PA
17050

Howard & Star
Offenger

21

Louden-Carthcart House,
Limestone farmhouse

15 Dapp Lane

15 Dapp Lane
Mechanicsburg, PA
17050

Richard Maffett
JR

predates 1798/1830, ownership was
as follows Matthew Loudon, James
Louden, Thomas Carothers 1822,
Andrew Carothers 1827, Bernhard
Staud 1837, Alexander Cathcart 1853

22

Mt. Zion Cemetery

US Rt 11 West of New
Kingstown

23

Trimble, George, House

50 Pleasant Grove
Road

2100 Bent Creek
Blvd Suite 258
Mechanicsburg PA
17050

Lori Leach

Is on the National Registry.

RETURNED

24

Trinity United Methodist
Church

4 West Main Street,
New Kingstown

PO Box 26
New Kingstown, PA
17072

Trinity United
Methodist Church

25

Pipher House

6 Pipher Lane

6 Pipher Lane
Mechanicsburg, PA
17050

Susan Zalesky

26

Mumma Schoolhouse

314 Hogestown Road

717 Hogestown Rd
Mechanicsburg, PA
17050

Karl & Joyce Stine

Built ca 1940. Brick schoolhouse.

27

Oliver, Isabelle House

21 Willow Mill Park
Road

21 Willow Mill Park
Road
Mechanicsburg, PA
17050

Patricia H Vance

Isabella Oliver Chambers was born in
Silver Spring Twp on July 16, 1771. She
was the daughter of James Oliver,
Esq. and Mary Buchanan, daughter
of Walter Buchanan. Isabella was
known as the "poetess of the
Conodoguinet" or more colorfully as
that creek's "muse." She was the first
published female in Cumberland
County. One of her most popular
poems was that of the murder of
John & Mary Caothers by their
servant Sarah Clark. She married first
Alexander Sharp in 1812. They made
a home in Newville. She is buried in
the Newville Cemetery. She and
Alexander never had children.
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28

Simmons Schoolhouse

322 Sample Bridge
Road

322 Sample Bridge
Road
Mechanicsburg, PA
17050

Dennis &
Deborah Hrzic

29

Longsdorf Cemetery

Locust Point Road

30

Pine Hill
Graveyard/Huston
Farmstead
Graveyard/Revolutionary
War Graveyard

Houston Drive

31

Gibble Family Plot
Graveyard

47 Bella Vista Drive

32

Stouffer House

Notes

Private Property,
Sam Smith

The graveyard originated with the
Houton family on the Houston
farmstead. According to Find a
Grave there are 32 graves in the
graveyard, several Revolutionary War
Veterans. The last person buried in
the graveyard was ca 1840. The
graveyard is in sad condition.

1 Bella Vista Drive
Mechanicsburg, PA
17050

Keith and Julie
Stambaugh

Please check address for the
Stambaughs.

85 Valley View Road

663 N Locust Point
Rd Mechanicsburg,
PA 17050

Lester Miller

Built ca 1910, stone house; County
Assessment Office data.

442 Rich Valley Road

442 Rich Valley
Road Carlisle, PA
17015

Randall & CC
Briggs, contact
717 215-6528
(work) and 717
697-1712 (home)

Built ca 1800, stone house; County
Assessment Office data.

Shaull/Bashore Farm,
Clyde Shaull

250 Sample Bridge
Road

601 16th Street

Jonathon Rudy

Built ca 1880, detached house;
County Assessment Office data.

35

Dubbs Farm

278 Sample Bridge
Road

278 Sample Bridge
Road
Mechanicsburg PA
17050

John Melham II,
c.o. Linda
Melham

Built ca 1835, stone house; County
Assessment Office data.

36

School house

7192 Wertzville Road

7192 Wertzville Road
Carlisle, PA 17015

Mary Swinn

Built ca 1900, schoolhouse, County
Assessment Office data.

37

Joe Cekovich House

6996 Wertzville Road,
Enola PA 17025
(across from
Vissagios)

149 Millers Gap
Road

Jennifer Jones

6995 Wertzville Rd
Enola, PA 17025

6995 Wertzville Rd

33

34

38

Bill Simmons House

New Cumberland,
PA 17070

Enola, PA 17025

Mechanicsburg, PA
17050

Timothy D &
Carrie M Arnold

No letter to be mailed. I will stop at
the house.

Unclaimed
39

29 Timber Rd;
Above address not in
County records

40

193 Locust Point Rd,
south of Kost Rd.

10 Kost Road

41

944 W. Trindle Rd.,
Mechanicsburg

944 W. Trindle Rd.
Mechanicsburg, PA
17055

Paulita Gilmore

Brick house, northwest corner of
Trindle and Bare Roads

42

79 State Rd.,
Mechanicsburg
17050

79 State Rd

Nancy & Thomas
Griffie

The log portion of house built in the
late 1700s. Deed dates as far back
as 1842.

6611 Carlisle Pike,
Mechanicsburg, PA
17050

6611 Carlisle Pike.
Mechanicsburg, PA
17050

Hogestown
Heritage
Committee c/o
Mary Duncan

Hogestown Presbyterian Church

43

Church Hogestown

Farm house near floodplain and
Hempt quarry
Albert F Kost III

Carlisle, PA 17015

Mechanicsburg, PA
17050
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44

D'Agostino Home

103 Skyline Dr.,
Mechanicsburg
17050

103 Skyline Dr.,
Mechanicsburg, PA
17050

Art D'Agostino

Art D'Agostino 1842

45

Collens/Schnell House

174 Rich Valley Rd,
Ext, Mechanicsburg
17050

174 Rich Valley Rd,
Ext, Mechanicsburg
17050

J Gerald and
Judith M Schnell

...the oldest of which dates back to
1813 and references the granting of
the original patent in 3/1/1742 by the
Penns to John Collens

46

164 Rich Valley Rd,
Mechanicsburg 17050

164 Rich Valley Rd,
Mechanicsburg
17050

James A and
Corinne A Schnell

33

Mt Pleasant Farm is a part of the
original John Carothers plantation
warranted in 1767. After the death of
John and Mary Carothers, the
plantation was purchased by John
Noble in October 1800. Upon John
Nobles death in 1804, the farm
became the property of his two sons
with John Noble retaining the eastern
half and Francis Noble obtaining title
to the western half on which our
house sits. The 2 story brick
farmhouse, barn and bake house
were constructed in 1810. The
integrity of the house is excellent with
original woodwork, fireplaces and
wide plank floors. Much original glass
remains. The house was later carefully
restored in 1999 by the Morefield
Family. It is on the Cumberland
County Historical Society Register.
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E. Regional Growth
This Comprehensive Plan update reinforces one of the most important aspects of the
Township’s future planning efforts: Cooperation with entities beyond the Township’s borders.
Continuing dialogue and sharing ideas is essential to success. The Township is poised to be a
driver in conducting outreach and fostering a cooperative environment that addresses
solutions for regional-scale problems. As a facilitator, Silver Spring can work with surrounding
municipalities and groups to address regional issues like traffic, public transit, stormwater issues,
economic development, recreation and connectivity.
By engaging neighboring communities in productive conversation about important issues, the
Township can reinforce its commitment to achieving goals that support all municipalities,
residents, businesses and organizations — working to find even greater efficiencies and savings
while improving and supporting service levels.
The preparation of a comprehensive plan should always consider and, if possible, complement
planning policies in effect in adjoining communities. At a minimum, such consideration should
assure that land uses along municipal boundaries are "compatible" with planned land uses in
any adjoining jurisdictions. This level of effort will seek to assure compatibility with adjoining
planned activities.
Silver Spring Township is part of the growing West Shore area of the greater Capital Region. As a
part of this urbanized area, Silver Spring Township evolved into a thriving suburban community
with a strong economic base. The Township's growth, as well as that of its West Shore neighbors,
has produced reciprocal impacts on Silver Spring Township and those municipalities that adjoin
it. The following section describes and illustrates the proposed land use planning designations
that exist along the boundaries of the Township to the municipalities it adjoins.
Hampden Township
Hampden Township adjoins Silver Spring Township along its eastern border. The Comprehensive
Plan for Hampden Township was adopted in May 2015. Silver Spring’s eastern boundary
adjacent to Hampden Township is mostly zoned for residential development (R-1 and Rural
Residential). Densities range from 15,000 square feet lots in R-1 to 1 acre lots in the Rural
Residential district. Major areas in Hampden designated for non-residential uses include the
commercial area along Carlisle Pike, the conservation zone on Blue Mountain, and the
industrial land in and around the Naval Support Activity Supply Depot.
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Hampden Township’s land use plan designates most of the area along the Silver Spring
boundary as residential. The density of residential development on both the Silver Spring zoning
map and the Hampden Township land use plan are similar, with the least dense development
reserved for the northern reaches of both communities and the densest areas in the central
and southern sections. Hampden’s proposed Apartment-Office commercial activity along the
Carlisle Pike is consistent with the commercial activity designated in Silver Spring. The Forest
Conservation area on Blue Mountain in Hampden Township is consistent with the Conservation
designation in Silver Spring.
One inconsistency exists at the Hampden/Silver Spring border along Silver Spring Road, south of
the Woods Drive intersection. The area is currently zoned industrial in Hampden Township.
Contiguous to the Naval Support Activity Supply Depot, the industrial land use classification is
compatible with existing development in Hampden Township. However, Silver Spring
designates this area as R-1 for single-family residential.
Mechanicsburg Borough
Mechanicsburg Borough adjoins Silver Spring Township along the Township's southeast corner.
The Comprehensive Plan for Mechanicsburg Borough, Making Connections, was adopted in
2007.
The area of Mechanicsburg that adjoins Silver Spring Township, from Silver Spring Road west to
Pleasant View Drive, is designated for Lower Intensity Residential land uses. In this area, the Plan
suggests that predominately single-family homes be permitted on moderately sized lots. This is
consistent with the adjacent land in Silver Spring Township which is identified as single-family
residential existing land use patterns and zoned as R-1 Residential.
Pleasant View Drive west to the Norfolk Southern Railroad is designated for
Commercial/Industrial use. This continues the established pattern of land use in this area and is
consistent with the adjacent land in Silver Spring Township, which is identified as Industrial on
existing land use patterns and zoned Light Industrial.
From the Norfolk Southern Railroad to just north of Gross Drive, Mechanicsburg’s plan
designates the area for Commercial/Industrial land uses. This is not consistent with the adjacent
land in Silver Spring Township which is zoned R-1 Residential.
From Gross Drive to the Monroe Township boundary, Mechanicsburg’s plan indicates Low
Intensity Residential uses which seeks to preserve the character of existing residential
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neighborhoods. This is consistent with the adjacent land in Silver Spring Township, which is
identified for a mix of residential and neighborhood commercial uses in the existing land use
patterns. Silver Spring has zoned the area R-1 Residential, R-2 High Density Residential, and
Neighborhood Commercial. The Mechanicsburg plan proposes less dense residential uses
along this border than the Silver Spring Zoning Ordinance.
Monroe Township
Monroe Township is located immediately south of Silver Spring Township. The Monroe Township
Comprehensive Plan was adopted in 2007. Monroe’s Future Land Use Plan shows varying
planned land uses along the Silver Spring Township border.
Beginning at the Monroe/Silver Spring/Middlesex border and extending east along the
Monroe/Silver Spring border to Locust Point Road, the Monroe Township Future Land Use Plan
has designated the area for mostly Agriculture and Agricultural/Rural land uses. These areas
include prime farmland soils and agricultural uses and support activities are strongly
encouraged. This is consistent with the adjacent land in Silver Spring Township which is identified
as mostly Agricultural on the existing land use patterns and zoned Agriculture and Rural
Residential.
From Locust Point Road east to PA Route 174, the Monroe plan calls for Residential uses. The
Residential category in the Monroe Plan allows for all types of dwelling units. This is consistent
with the adjacent land in Silver Spring Township which is identified as mostly Agricultural on the
existing land use patterns and zoned Agriculture. The Monroe plan proposes denser residential
uses along this border than the Silver Spring Zoning Ordinance.
Along the east side of PA Route 174, the Monroe plan calls for Commercial Retail activity. This is
not consistent with the adjacent land in Silver Spring Township, which is identified as mostly
Agricultural on the existing land use patterns and zoned Agriculture.
The remaining area of Monroe Township abutting Silver Spring Township is slated for continued
and expanded Residential land uses. This is consistent with the adjacent land in Silver Spring
Township which is identified as mostly single-family residential on the existing land use patterns
and zoned R-1 Residential.
Middlesex Township
Middlesex Township adjoins Silver Spring Township along the entire length of Silver Spring
Township's western border.
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The Middlesex Township Comprehensive Plan was adopted in February 2003. The Future Land
Use Plan designates several different proposed land uses along the Silver Spring Township
border but based upon established patterns, it is not anticipated that any significant
incompatibilities exist.
Starting at the Middlesex/Monroe/Silver Spring border and extending north to Ridge Drive, the
Future Land Use Plan has designated the area for Low Density Residential land uses.
Development in this land use category is proposed to be limited to single-family homes. This is
consistent with the adjacent land in Silver Spring Township which is identified as single-family
residential on the existing land use patterns and zoned as Rural Residential.
From Ridge Drive north to just south of PA Route 11, the Middlesex plan calls for primarily Open
Space Conservation uses, which reflects the location of the Appalachian Trail along the border
of the townships. This is consistent with the adjacent land in Silver Spring Township which is
identified as Agriculture on the existing land use patterns and zoned Agriculture.
A small area along the south side of PA Route 11 is slated for continued High Density Residential
and represents an existing mobile home park on the site. This is not consistent with the adjacent
land in Silver Spring Township which is zoned Highway Commercial.
North of PA Route 11 to Interstate Route 81, the Middlesex plan designates the area for Open
Space Conservation uses. This is again associated with the Appalachian Trail corridor. This is not
consistent with the adjacent land in Silver Spring Township which is mostly zoned Light Industrial.
North from 1-81 to the boundary of Rye Township on Blue Mountain, the Plan calls for a
combination of Rural, Low Density Residential, and Conservation land uses. The intent of these
land use categories is to protect rural character, limit development, and conserve forested
areas. This is consistent with the adjacent land in Silver Spring Township which is identified as
mostly Agriculture on the existing land use patterns and zoned Agriculture, Rural Residential,
and Conservation.
Rye Township, Perry County
The Rye Township Comprehensive Plan was adopted in June 1999. The presence of the Blue
Mountain, whose crest forms the common boundary between Rye and Silver Spring Townships,
prevents any and all intensive development along the border. In fact, the top of the ridge line
includes Pennsylvania State Game Lands 170, which further restricts development.
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The Rye Township Plan designates this area for Public/Semi-Public use which is reflective of the
location of the Pennsylvania State Game Lands. This is consistent with the adjacent land in
Silver Spring Township which is identified as Public and Vacant land on the existing land use
patterns and zoned Conservation.
F. Cumberland County’s Planning Efforts
The Cumberland County Comprehensive Plan was adopted by the Cumberland County Board
of Commissioners in 2017). This Countywide Comprehensive Plan produced a future land use
plan whose purpose is "to provide a framework of generalized land use patterns and
recommendations that can be used as tools to make sound land use decisions for the future
well-being of the county."
The County’s Future Land Use Plan used the concept of “Character Areas” to delineate
general land use categories. The intent is to encourage land use compatibility through the
character of development, such as form and pattern, rather than individual land uses. The
Character Areas were established to provide guidance in three general areas: (1) Preserve
existing neighborhood characteristics; (2) Identify future desirable development patterns; and
(3) Identify significant natural features for protection. A goal is to designate land uses in
appropriate locations that encourage compatibility on a countywide basis.
The County’s Future Land Use chapter indicates: "The Plan is not intended to restrict local
governments to detailed site-specific land use designations. The Pennsylvania Municipalities
Planning Code requires local comprehensive plans to be generally consistent with the county
comprehensive plan, while not in strict accordance with it; thus, flexibility in local land use
planning is legislatively inherent. Inter-governmental cooperation and a sincere commitment of
planning are required at both the County and local municipal levels.”
From a regional perspective, Silver Spring Township's future land use distribution is strongly
influenced by the growth pattern that has expanded westward from the Camp Hill
Borough/Hampden Township area, and from the historic growth and development of
Mechanicsburg Borough. As a result, the Countywide Future Land Use Plan has shown a large
area of the eastern portion of Silver Spring Township planned for a combination of residential,
commercial and industrial land uses. Much of these planned land use designations are
reflective of existing conditions.
The County Future Land Use Plan shows a concentration of commercial uses along the US
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Route 11 corridor and industrial uses adjacent to the northwest border of Mechanicsburg,
along the railroad corridor. Most of the southwestern portion of the Township is designated for
Agricultural use. The Blue Mountain ridge is planned for continued Conservation.
This is generally consistent with the Silver Spring Township Existing Land Use map and Zoning
Map. As such, the County’s Future Land Use map serves as the base of the Township’s Future
Land Use map with additional areas of focus the Township has the opportunity to explore in
greater depths as part of potential land planning and development policy updates.
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A comprehensive plan establishes goals for the community; these goals guide the rest of the
planning process. To ensure compatibility among conservation, development and
redevelopment in the coming decades, the goals, objectives and strategies are outlined to work
in tandem with each other. Foremost, it is encouraged to evaluate and pursue recommendations
that cross over the four themes of this Comprehensive Plan.
In doing so, cost and time savings can be realized in implementing the strategies that will enhance
the four key Comprehensive Plan implementation topics:
•

land use and economic development;

•

transportation and infrastructure;

•

environment and recreation; as well as

•

coordination and partnerships.

A. Key Topic: Land Use and Economic Development
The Township’s Future Land Use calls upon evaluation of existing land use patterns and the
balance of community goals and objectives. The map, accompanied with a generalized
description of the predominant land use characteristics, follows. Notable, this is not a zoning map.

FUTURE LAND USE AREAS LEGEND
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FUTURE LAND USE AREAS
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CONSERVATION
The Conservation Land Use Area warrants special preservation efforts and low intensity
development to protect the natural resources they contain. This Land Use Area generally includes
the mountainous regions toward the Township’s northern boundary, steep slopes (25% or greater),
wetlands, floodplains, parks. The Area also includes a network of local and regional-oriented
greenways. These resources have inherent public benefit by recharging groundwater, mitigating
floods, filtering air, purifying water, and providing critical plant and animal habitat. In addition,
lands in this Area provide opportunities for outdoor recreation and tourism.
Predominant Characteristics:
Housing:
•

Single family detached

•

Seasonal dwellings

Economic Development:
•

Forestry

•

Agriculture

•

Home occupations

•

Outdoor recreation/tourism (i.e. hiking, biking, fishing, bird watching, special events, etc.)

AGRICULTURE
Agriculture Land Use Areas consist of land defined as “prime farmland” by the U.S. Department of
Agriculture. These Areas are generally located south of the Conodoguinet Creek and are likely to
include Class I and Class II soils that are defined as having few to moderate limitations that restrict
their use for cultivation. A priority of these Land Use Areas is to encourage their continued use for
agricultural purposes and to preserve the best agricultural land in the Township. Residents should
be prepared to accept typical agricultural operations and practices.
Predominant Characteristics:
Economic Development:
•

Agriculture/horticulture

•

Businesses that support agricultural operations (i.e. sale/service of agricultural equipment
and supplies, veterinarian, etc.)

•

Incidental rural enterprises (i.e. farm markets, riding schools, stables, kennels, childcare,
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carpentry, welding, etc.)
•

Agritourism (i.e. bed and breakfasts, farm tours, special events, etc.)

RURAL RESIDENTIAL
The Rural Residential Land Use Area preserves the rural landscapes that reflect the agricultural
history of the community. Most of this Area is located north of the Conodoguinet Creek in areas
that, for the most part, do not contain prime farmland soils but do include soils classified as having
statewide importance. Normal agricultural operations and practices would generally be expected
in these areas. This Land Use Area also provides for low-density growth where infrastructure is not in
place to support intensive development.
Predominant Characteristics:
Housing:
•

Single family detached

•

Accessory dwellings for residences and working lands-related housing

Economic Development:
•

Agriculture/horticulture

•

Businesses that support agricultural operations (i.e. sale/service of agricultural equipment
and supplies, veterinarian, etc.)

•

Incidental rural enterprises that allow residents to supplement their income (i.e. farm
markets, riding schools, stables, kennels, childcare, carpentry, welding, etc.)

•

Agri-tourism (i.e. bed and breakfasts, farm tours, special events, etc.)

•

Home occupations
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RURAL ESTATE RESIDENTIAL
The Rural Estate Residential Land Use Area provides for appropriate location for both the
continuation of rural agricultural landscapes and the limited development of low-density, large-lot
single-family residential estates that may or may not be serviced with on-site sewage infrastructure.
This Area is located entirely north of Interstate 81 and mostly bounded by I-81, State Route 114
(Conodoguinet Parkway), State Route 944 (Wertzville Road), and Rich Valley Road.
Predominant Characteristics:
Housing:
•

Single family detached

Economic Development:
•

Agriculture/horticulture

•

Businesses that support agricultural operations (i.e. sale/service of agricultural equipment
and supplies, veterinarian, etc.)

•

Agricultural enterprises (i.e. farm markets, riding schools, stables, wineries, etc.)

•

Agri-tourism (i.e. bed and breakfasts, farm tours, special events, etc.)

•

Home occupations

LOW INTENSITY RESIDENTIAL
The Low Intensity Residential Land Use Area provides for low-density dwelling types, serving as a
buffer zone between the predominately agricultural/rural portion of the Township north of
Interstate 81 and the largely commercial/developed Carlisle Pike corridor. The housing in this area
consists mostly of “suburban” type single-family detached residences in planned subdivisions.
Development is expected in portions where existing or planned public services such as sewer and
water exist.
Predominant Characteristics:
Housing:
•

Single family detached

•

Single family attached

•

Two family

Economic Development:
•

Home occupations
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MEDIUM INTENSITY RESIDENTIAL
The Medium Intensity Residential Land Use Area provides for dwellings at medium to medium-high
intensities. This Area includes single-family “suburban” development in existing communities,
traditional subdivisions, and areas designated for residential growth. Limited mixed use residential
development and neighborhood businesses associated with such development are also found in
this Land Use Area.
Predominant Characteristics:
Housing:
•

Single family detached

•

Single family attached

•

Two family

•

Multi family

Economic Development:
•

Home occupations

•

Neighborhood supporting/compatible non-residential services
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VILLAGE
The Village Land Use Areas are well-established activity centers, many of which date back to the
community’s early development. These Areas provide different combinations of pedestrianoriented residential and non-residential uses that are compatible with each other. In some
locations, they serve as transitional areas that connect Commercial, Mixed Use, and Industrial
Land Use Areas with Residential Land Use Areas.
Predominant Characteristics:
Housing:
•

All housing types (single family detached/attached, two family, multi-family)

•

Live work units

Economic Development:
•

Primarily redevelopment and reuse opportunities

•

Small scale, neighborhood-oriented retail, services, and office uses (i.e. corner store, day
care, repair shop, bakery, florist, consultant, etc.)

•

Home occupations
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MIXED USE MASTER-PLANNED
The Mixed Use Master-Planned Land Use Area consists largely of undeveloped agricultural land
abutting some of the Township’s most intensive commercial and industrial land uses along the
Carlisle Pike. Mixed use development of a primarily non-residential nature or with a non-residential
focus is recommended for this area, located just to the south of Cumberland Valley High School.
Notably, non-residential uses adjacent to residential uses should be scaled so as to ensure
compatibility between living and working environmental as well as to encourage viability among
smaller and larger-scaled business footprints.
Predominant Characteristics:
Housing:
•

Residential land uses should generally be limited but may be paired with commercial (office
and supporting retail/restaurant) uses as part of mixed-use development

Economic Development:
•

Planned mixture of offices with supporting retail

•

Concentrated development with ample open space

•

Efficient, interconnected road network

•

Research, innovation and light industrial uses where appropriate

MIXED USE CARLISLE PIKE
The Mixed Use Carlisle Pike Land Use Area consists mostly of land immediately adjacent to the
Carlisle Pike in the western stretch of the highway as it passes through near New Kingstown and
approaches Interstate 81. The uses in this area vary from light industry to residential to gas stations.
The traffic volumes along this stretch of Carlisle Pike are lower than in the more commercially
developed eastern portion of the highway.
Character Items and Description/Predominate Characteristics:
Economic Development:
•

Commercial retail, services, and office uses

•

Office/business parks

•

Research, innovation and light industrial uses where appropriate
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MIXED USE CONODOGUINET
The Mixed Use Conodoguinet Land Use Area is located along the bend of the Conodoguinet
Creek along Conodoguinet Parkway (State Route 114), from Interstate 81 to the Carlisle Pike. The
Land Use Area includes the municipal complex for the Township. The uses in this transitional Land
Use Area are varied and diverse and may include different types of institutional, regional and
neighborhood business, and multi-family residential uses alike. Development parcels may
accommodate an even greater variety of use types in addition to these.
Predominant Characteristics:
Housing:
•

Mixed use

•

Multi family

Economic Development:
•

Commercial service and office uses

•

Medical service businesses

•

Office/business parks

•

Neighborhood-oriented retail

•

Light industrial parks (i.e. research, testing, engineering laboratory, recycling center, etc.)

EDUCATION
The Education Land Use Area includes the campuses of the Cumberland Valley School District and
their supporting recreational and service facilities.
Predominant Characteristics:
Economic Development:
•

Primary and secondary education facilities

•

Service support for institutional uses (i.e. office, vehicle service, storage, recreation, etc.)
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REGIONAL EMPLOYMENT
The Regional Employment Land Use Areas consist of two separate areas — 175 acres of land at the
southwest corner of Pennsylvania Route 114 and Interstate 81 and a somewhat smaller area of
land along Route 114 just south of the Carlisle Pike. The Land Use Areas represent prime
opportunities for regional corporate campus-style developments. Environmental constraints on the
Regional Employment site at I-81 and Route 114 support minimizing the footprint of development
and maximizing open space but potentially increasing height and density.
Predominant Characteristics:
Economic Development:
•

Larger-scale, integrated development that will make full use of the regional access and
exposure

•

Corporate office headquarters, multi-story office structures, or other regional employercentered around a natural setting (vegetation, water features, pedestrian trails, etc.) on a
generally small footprint with structured parking

•

Convention or conference centers

•

Recreation and health facilities

CORRIDOR COMMERCIAL
The Corridor Commercial Land Use Area includes retail and service businesses generally serving a
regional market area. This Land Use Area is typically located along major transportation routes and
highway interchanges and has a relatively high intensity mix of commercial uses. Examples include
retail centers, shopping malls and plazas, commercial service development, office/business parks,
entertainment facilities and motels/hotels.
Predominant Characteristics:
Economic Development:
•

Regional-oriented commercial retail, services, and office uses (i.e. shopping plazas, malls,
auto dealerships, vehicle services, hotels, financial institutions, professional office, etc.)

•

Office/business parks

•

Light industrial parks (i.e. research, testing, engineering laboratory, recycling center, etc.)

•

Light manufacturing/assembly
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COMMERCIAL
Commercial Land Use Areas include retail and service facilities generally serving a regional market
area. This Land Use Area is typically located along major transportation routes and highway
interchanges and has a relatively high-density mix of commercial uses. Examples include retail
centers, shopping malls and plazas, commercial service development, office/business parks,
entertainment facilities and motels/hotels.

Predominant Characteristics:
Economic Development:
•

Regional-oriented commercial retail, services, and office uses (i.e. shopping plazas, malls,
vehicle services, motels, financial institutions, professional office, etc.)

•

Office/business parks

•

Light industrial parks (i.e. research, testing, engineering laboratory, recycling center, etc.)

•

Light manufacturing/assembly

LIGHT INDUSTRIAL
Light Industrial Land Use Areas are intended to provide for a mix of low intensity, warehousing,
industrial parks, and supporting office and commercial uses. They are generally located along
major roadways and adjacent to highway interchanges. Uses within Light Industrial Land Use Areas
do not generate noise, smoke, fumes, traffic and other nuisance characteristics incompatible with
residential uses. This category provides suitable areas for these industrial uses to continue
operations and expand, if appropriate.
Predominant Characteristics:
Economic Development:
•

Warehousing and distribution

•

Industrial parks

•

Commercial uses in support of industrial uses

HEAVY INDUSTRIAL
The Heavy Industrial Land Use Area provides for a mix of manufacturing, warehousing and
distribution, industrial parks, fuel storage, and supporting uses. These activities include the most
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intensive industrial uses in the Township. Uses within Heavy Industrial areas may include significant
truck traffic and may generate noise, smoke, fumes, and other characteristics that are generally
incompatible with residential uses.
Predominant Characteristics:
Economic Development:
•

Warehousing and distribution

•

Manufacturing

•

Industrial parks

•

Fuel storage

•

Telecommunications facilities/equipment

•

Commercial uses in support of industrial uses

•

Alternative energy facilities

QUARRY
The Quarry Land Use Area includes the gravel and limestone extraction operations in the Township.
This category provides suitable areas for such uses to continue their operations. As part of this
comprehensive planning process, discussion also occurred as to land use components of assumed
timed civic use/benefit.
Predominant Characteristics:
Economic Development:
•

Quarries
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A. Land Use and Economic Development
Goal: Accommodate a manageable growth rate so that the Township’s rural and suburban
character can be preserved and realistic schedules for improvements to public facilities,
services and other infrastructure can keep pace with development.
1. Objective: Preserve the rural and suburban character of the Township by directing future
development and redevelopment towards areas of existing development.
a. Strategy: Delineate a Designated Growth
Area on the Township’s Official Map and
adopt an amended Township Official Map.
b. Strategy: Delineate the Designated
Growth Area as an overlay on the
Township’s Zoning Map.
c. Strategy: Adopt amended Zoning
Ordinance provisions related to the
Designated Growth Area and the
alignment of permissible zoning densities

Growth Areas
Growth Areas are a strategy
employed in many communities
throughout Pennsylvania to identify
regions that present opportunity to
align development patterns with
infrastructure and community goals.
This policy will encourage new
development in areas of the
Township where land and
infrastructure capacity can support
density and will reduce the impact of
low-density sprawl on open space
and rural resources.

and land uses within the Designated
Growth Area’s boundaries. When the community’s Act 537 Plan is updated, the
Township should ensure the Comprehensive Plan’s land uses serve as the Act 537’s
baseline land use assumptions.
d. Strategy: Prepare and adopt technical updates to the Township’s Zoning Ordinance
text inclusive of permissible densities, permissible land uses, definitions, and supporting
regulations generally consistent with the recommended patterns on the Future Land Use
Plan.
e. Strategy: Create and adopt an updated Township Zoning Ordinance Map introducing
revised and new districts and/or overlays that support the Future Land Use Plan’s
recommendations.
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Designated Growth and Rural Resource Areas Concept
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Strategy: Allow for a wide range of housing
types and densities to acknowledge the
public’s varied needs, and to reduce
development pressure in outlying rural areas.

g. Strategy: Acknowledge the need to
accommodate a diverse industrial mix by
encouraging the development of light

Official Map
An official map shows the locations
of planned facilities such as
infrastructure. The map can help
focus limited financial resources on
projects that meet and advance
community goals.
•

industrial land uses and the proper siting of
heavy industry in those areas of the
Township most appropriate for such use.
h. Strategy: Target commercial growth in
areas designed and built to accommodate
the transportation needs of the businesses,

•

suppliers and customers.
i.

Strategy: Encourage restoration,
rehabilitation and reuse of historic structures.

•

2. Objective: Promote economic resiliency and
land use flexibility that will allow the Township to
thrive regardless of changes to the economy,
including through the encouraging of mixed
use development.

•

The official map helps
municipalities make
improvements such as
connecting and improving the
local street network, intersection
improvements, protecting
important natural areas, and
providing more trails, and
sidewalks.
The official map saves time and
money by informing property
owners and developers of
municipal goals and intentions in
advance of development plans
being made.
The official map is an effective
negotiation tool for municipalities,
helping to ensure that
development is compatible with
and supportive of public goals.
The official map gives
municipalities a competitive
advantage in securing grants.

a. Strategy: Encourage the development of well-planned commercial, retail and light
industrial uses that serve the local residents and businesses, offer new and steady
employment opportunities, and provide diversity to the local economy.
b. Strategy: Allow for mixed use, compact development where appropriate. Work actively
with developers to include Township amenities in new mixed use developments, such as
open space, civic buildings, and connectivity with existing developed areas.
c. Strategy: Focus growth-related strategies in identified key areas.
d. Strategy: Introduce Village Overlay-inspired, mixed use zoning provisions to encourage
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development intensities where they can be supported with adequate infrastructure
(and thus conserving lands and lower-intensity areas within the lesser developed and
portions of the community where public infrastructure does not extend).
e. Strategy: Create a zoning overlay, aimed at the conditional use process, that would
allow development standards to be better suited toward redevelopment opportunities,
including the provision of mixed use development on underutilized surface parking lots.
Delineate and build consensus among Township leaders and boards/committees on
specific areas associated with potential redevelopment.
f.

Strategy: Establish a mixed use non-residential provision in the zoning ordinance to
complement the Village Overlay Zone, allowing for mixed use development without a
residential component.

g. Strategy: Reduce surface parking requirements where appropriate to encourage
shared parking or implement development bonuses for constructing parking garages.
Reduce parking minimums by increasing the required square footage threshold for
commercial uses in Section 603.01 of the Subdivision and Land Development Ordinance.
h. Strategy: Allow shared parking for mixed use areas, using state-of-the-practice national
guidance such as Urban Land Institute's Shared Parking (Second Edition).
i.

Strategy: Create an overlay at the 81/114 interchange's southwest quadrant, calling
upon a master plan process to guide the possibilities of future office, recreational and
other low-impact non-residential uses within the context of a higher level of
environmental protection.

j.

Strategy: Frame out the specific principles/goals for redevelopment associated with
continued land use vitality and incorporate ideas and mapping concepts into a Silver
Spring Redevelopment Plan primarily focusing on the Carlisle Pike. Categorize
opportunities for infill, replacement and redevelopment so as to identify: 1) infill locations
for repurposing areas for development [e.g. current extensive areas of established
pavement]; 2) replacement locations for re-introducing different scales and/or types of
compatible land uses [e.g. where tear-downs may have occurred/could occur; and 3)
redevelopment locations where shifts in large-scale retail and auto-oriented
sales/storage landscapes may continue to occur over time.
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k. Strategy: Develop a comprehensive urban design masterplan for the downtown urban
village core area to accommodate walkable mixed use development.
B. Transportation and Infrastructure
Complete Streets
The term “complete streets” is relatively new; it was coined in 2003 by the advocacy group
America Bikes. The term was defined as follows: “A complete streets policy ensures that the
entire right-of-way is routinely designed and operated to enable safe access for all users.
Pedestrians, bicyclists, motorists, and transit riders of all ages and abilities must be able to safely
move along and across a complete street. Silver Spring’s opportunity lies in the possibility of
incorporating more principles of a complete streets’ initiative into its overall transportation
network. This is not to say that every right-of-way should adhere to these principles, but to the
greatest extent possible the principles should be evaluated and prioritized in appropriate
places and on safe streets where better access by non-motorized circulation can be
potentially facilitated.
The impetus for complete streets grew partly out of the recognition that the previous approach
for accommodating pedestrians and bicyclists on federally funded studies – arguing for the
inclusion of pedestrian and bicycle facilities on a project-by-project basis – had limited
potential for changing infrastructure. Under the complete streets approach, all projects begin
with the assumption that pedestrians, bicyclists, and transit users of all ages and abilities should
be accommodated. There is no standard design or template for a complete street, and the
National Complete Streets Coalition has actively discouraged attempts to prescribe specific
roadway components. The emphasis of the complete streets movement has been primarily on
policy, and less on design practices. As noted in Complete Streets: Best Policy and
Implementation Practices (APA 2010), “changing the overall approach to design is of greatest
importance.” The Coalition has indicated that examples of features that might be included in a
Complete Street are sidewalks, bike lanes (or wide paved shoulders), special bus lanes,
comfortable, and accessible transit stops, frequent crossing opportunities, median islands,
accessible pedestrian signals, and curb extensions.
In short, the tools to be used in designing complete streets are not unique to roadways
designated as complete streets. They include planning and design techniques that are
regularly used to develop pedestrian and bicycle facilities in a unique and responsive way.
There is an emphasis on accommodating the more vulnerable groups in our population:
children and older adults and persons with disabilities. Along with facilities regularly
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incorporated into roadway projects (curb ramps), consideration should be given to facilities
such as audible traffic signals, preferably with vibrating arrows, as intersection improvements. A
sidewalk may exist on a corridor, but if the clear width is impeded by utilities and street furniture
or if sidewalk panels are uneven, travel by persons in wheelchairs is difficult. A complete
streets approach is consistent with PennDOT’s Smart Transportation Initiative. That initiative is
built around 10 Smart Transportation themes, including the theme “accommodate all modes.”
The Smart Transportation Guidebook was jointly developed by PennDOT and NJDOT to guide
the planning and design of all land service roadways. The Guidebook is essentially a complete
streets practice emphasizing flexibility in creating transportation facilities that work well for all
users, and in balancing trade-offs between vehicular, pedestrian, bicycle, and transit mobility.
The Guidebook does not specify the type of pedestrian or bicycle facility that should be
provided on roadways to accommodate users; rather, the Township in working with planners,
engineers or designers should evaluate all pertinent
factors in selecting sidewalk width, an outside

PLAN FOR SIDEWALKS

travel lane width, bike lane width, and shoulder

A significant number of
developments in the Township were
constructed based on approved
plans that included sidewalks but for
which sidewalk construction has
been deferred. The Township has
opportunity to now create a sidewalk
plan that prioritizes the “filling-in” of
these yet-to-be-constructed links to
facilitate better walkability and nonmotorized travel. The long-term
vision for enhancing connectivity, as
shown in the Connectivity Concept
to the left, aspires to consider broadreaching connections. In the shortterm, sidewalk segments should be
prioritized in the following order:
• Connecting neighborhoods to
parks;
• Making interconnections
between neighborhoods;
• Making pedestrian connections
between bus stops
To ensure the completion of the
Township’s overall pedestrian system,
it is recommended that all new
development applications requiring
sidewalks not be granted deferment.

width compatible with non-motorized travel.
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On many of the arterial and collector corridors within the Township, the balance of
accommodating regional and local travelers is evident. Pedestrians find it easier to cross
roadways with narrow travel lanes, and modest curb radii at intersections (smaller curb radii
result in reduced pedestrian crossing length, and also slow vehicular speeds through
intersections). However, larger vehicles (busses, delivery trucks, etc.) have different needs than
passenger vehicles. Sidewalks are the cornerstone of any pedestrian network. Their width and
their setback from the roadway will vary depending upon roadway type and land use context.
Obviously, where portions of slopes or other naturally existing impediments prohibit sidewalk
connections, alternatives for realignment could be explored. Additionally, where the life cycle
cost of a potential sidewalk in a specific location might exceed its community benefit,
alternative approaches could be explored. Finding the balance between 21st-century
transportation patterns and peoples’ desire to be within a safe, comfortable travel environment
will enable the Township to take its transportation system from good to great. The following
examples present ways in which the road network can increase through capacity. Establishing
the hierarchy of roads based on purpose and level of impact on community character
preferences is also encouraged.
Goal: Preserve and improve the health and well-being of the community through more
integrated infrastructure and connectivity planning.
1. Objective: Provide for a local transportation network that provides a variety of route
options and a high degree of interconnectivity of these routes, as per the USDOT/FHA
Livability in Transportation Guidebook.
a. Strategy: Review existing public transportation and provide public transportation goals
and objectives suitable for Silver Spring Township, taking advantage of regional
partnerships and collaboration. Determine if an overlay or set of technical provisions
associated with the Carlisle Pike corridor may be applicable to any rights-of-way needs
to support transit route(s) if and/or when becoming viable.
b. Strategy: Develop recommendations for priority corridors in Silver Spring Township to
identify guidelines for public roadways that are in line with PA Smart Transportation.
Collaborate with PennDOT to determine if any additional interchange connection(s)
may be effective and/or viable to alleviating high-traffic corridors.
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Based on 2018 public meeting input, the following images present preferred street types for
inclusion in the Township’s future roadway network. Each of these photos provide examples of
the types of characteristics, scale of roadways and the type of experiences that could be folded
into the Township’s design standards for the respective road classifications.

Class: Local Road

Class: Community Collector

Class: Community Arterial

c. Strategy: Use PennDOT's Smart Transportation guidebook and more recent state of the
practice national guidance to design all new roadways and to retrofit existing roadways
for multimodal use (and adapt for local use where necessary).
d. Strategy: Update transportation-related portions of the Township Code (e.g. Streets and
Sidewalks) to support redevelopment efforts.
e. Strategy: Adapt and make applicable recommendations made by the US Department
of Transportation FHA in the 2016 publication ‘Small Town and Rural Multimodal
Networks’ for the context of Silver Spring and Cumberland County.
2. Objective: Effectively plan for the efficient facilitation of both local and regional traffic that
passes through the Township.
a. Strategy: Analyze methods to reduce traffic congestion along Carlisle Pike and State
Route 114, such as mass transit, park and ride, and bicycle routes.
b. Strategy: Coordinate existing roadway functions with appropriate local-scale design
standards.
c. Strategy: Coordinate future land use and roadway functions to maximize efficient use of
the Township’s existing roads.
d. Strategy: Provide safer streets prioritizing local travel over regional arterial connections
to ensure the system meets local circulation needs and provides route and mode
options. Develop access management strategies to create additional and/or parallel
streets for local needs.
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Network Improvement Examples

Over a period of years, a parallel road has developed south of Carlisle Pike. This road, albeit where defined and efficiencies
could be improved, is an example in the Township where access management and network improvements working in
tandem can better distribute traffic during the peak hours and lessen the perception and inconvenience of traffic
congestion.
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e. Strategy: Identify large sites able to substantially influence growth patterns and
development. Work with neighbors, owners and PennDOT where appropriate to
coordinate ordinance provisions and development related to these sites.
f.

Strategy: Where channelized turns are called upon, require curbed medians to be
constructed to serve as pedestrian refuges in the middle of wide intersections.

3. Objective: Reduce single-use driveway access and conflict points in favor of safer side
street shared access for sites along commercial arterial corridors.
a. Strategy: Require development on major streets and arterials to be accessed from
existing local and collector streets or streets built as part of large projects.
b. Strategy: Employ driveway consolidation and cross easements between properties to
reduce the number of driveways thereby improving safety with fewer conflict points and
permitting short trips, including active transportation modes to travel between
destinations without using the arterial street.
c. Strategy: Reinforce policies consistently as applications for redevelopment are
submitted.
d. Strategy: Extend existing local side streets parallel to the Township’s arterial roadways
(particularly Carlisle Pike) whenever possible, to create a relief/dispersal network for
these arterials.
4. Objective: Improve pedestrian and bicycle connectivity throughout the Township to better
accommodate access to homes and businesses without the use of a motor vehicle. Provide
walking/biking connections within an overall network structure throughout the Township.
a. Strategy: Assess off-site destinations (schools, shopping) to identify potential walking and
bicycling connections.
b. Strategy: Revise the existing zoning ordinance to further promote development that
enhances pedestrian-friendly building orientation.
c. Strategy: Fill in missing sidewalks, ADA curb ramps, and pedestrian push buttons where
they are not currently present but are required by ordinance or law.
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d. Strategy: Encourage planned commercial centers with coordinated parking, signage,
landscaping, and other amenities creating a pedestrian-friendly environment.
e. Strategy: In lieu of widening the paved cartways to meet currently required free-flow
levels of service (LOS C) for motorists, require development to provide through
connections, multiple points of ingress and egress and pedestrian/bicycle links to existing
path networks.
f.

Strategy: Develop a plan for non-motorized traffic between land uses, particularly
between the residential, educational, recreational and business sectors, and utilize the
Official Map to identify areas where paths, trails and bikeways may adjoin the same in
adjacent municipalities.

g. Strategy: Encourage the provision of pedestrian and bicycle networks where they would
provide meaningful community benefit in existing and developing areas with safe,
convenient access to sidewalks, bikeways and trails to be used for recreation, health
and commuting.
h. Strategy: Update subdivision regulations and the Zoning Ordinance to enable
connected neighborhood development for walkability and redundant routes for local
trips, by setting minimum street intersection densities/maximum street intersection
spacing and requiring a minimum number of through-street connections between
subdivisions.
i.

Strategy: Retrofit existing disconnected suburban residential neighborhoods through
strategic capital project investments that connect cul-de-sacs to surrounding streets
wherever possible with street connections or bicycle/pedestrian connections, that
retrofit collector and arterial streets with dedicated on-street bicycle facilities or shareduse paths, and that connect neighborhoods through spurs to existing trails.

j.

Strategy: Establish guidelines related to building orientation to the street, transparency,
entry points, shade provision, and location and supply of bicycle parking, public space,
etc. Adopt model design guidelines to be used by Township planning staff and
commission to guide and permit new and re-development.

k. Strategy: Permit development fee-in-lieu of the construction of roadway improvements
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in the form of new street and path connections to complete the multimodal network for
local trip-making. The Township can align new and existing policies as applicable.
l.

Strategy: Require freight access route planning as part of the granting of industrial
development permits to avoid impacts on the local multimodal network.

C. Environment and Recreation
The following strategies should be pursued in
conjunction with the recommendations of the
Township’s 2018 Parks, Recreation and Open
Space Plan. Consideration should also be given to
applying to become a Sustainable Pennsylvania
community.
Goal: Support and retain productive farmland,
preserve natural features, and conserve open
space for recreational purposes.
1. Objective: Protect sensitive natural features
from indiscriminate development and overuse
with particular emphasis on Blue Mountain, the
Conodoguinet Creek, Trindle Run, the Silver
Springs Aquifer, the Appalachian Trail,
Hogestown Run, woodlands, steep slopes,
wetlands, groundwater recharge areas in areas
that have no natural flow outlet, and prime
farmland.
a. Strategy: Delineate a Rural Resource Area
on the Township’s Official Map and adopt

Sustainable Pennsylvania Community
Certification
Is a project of the Pennsylvania
Municipal League and Sustainable
Pittsburgh, is a voluntary
performance recognition program
designed to help municipalities
achieve sustainability goals, which in
turn will allow them to save money,
conserve resources, and encourage
innovation. The program is intended
to bring recognition to municipalities
that are applying the policy and
practice of sustainability;
municipalities that incorporate
sustainable practices into their
operations also foster community
prosperity. The program provides
communities with an online structure
and performance platform for
recognition as they adopt
sustainable policies and practices.
Platinum, Gold, Silver, Bronze, or
Associate level application is free
and strictly voluntary. The program
helps municipalities progress from
whatever their municipal practices
are or have been in the past toward
achieving a Sustainable future.

an amended Township Official Map. Align
with the current Act 537 service area delineations and determine if any future Act 537
fine-tuning is or is not applicable.
b. Strategy: Delineate the Rural Resource Area as an overlay on the Township’s Zoning
Map.
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c. Strategy: Adopt amended Zoning Ordinance provisions related to the Rural Resource
Area and the alignment of permissible zoning densities and land uses within the Rural
Resource Area’s boundaries.
d. Strategy: Require stormwater management best management practices techniques
with all new development that promote practical, responsive, long-term solutions.
e. Strategy: Align development standards with the Township’s natural resource sensitivities.
f.

Strategy: Facilitate agricultural protection and preservation in areas where strong
landowner support is expressed and soil, topographic, and infrastructure conditions
support its long-term viability for productive agricultural use.

2. Objective: Build upon opportunities to establish future trail connections and greenway
corridors as part of the Township’s recreation and connectivity efforts.
a. Strategy: Continue to enhance and expand the use of park lands according to the
demands of the residents, including Open Space areas within residential developments.
b. Strategy: Preserve open space, where it provides meaningful community benefit,
including the Conodoguinet Creek Greenway and areas adjacent to the Appalachian
Trail as visual, community-defining and recreational assets.
c. Strategy: Promote the safety of the Appalachian Trail, especially where the Trail crosses
or utilizes public Right-of-Ways of this corridor to preserve the Trail as a valued scenic and
recreational resource in the Township.
d. Strategy: Encourage the creation of neighborhood-based parks in future development
with higher densities.
e. Strategy: Create a community-driven plan of green infrastructure destinations and
connections, potentially building on work to link residents with parks and natural areas
within a walkable distance.
f.

Strategy: Build upon the existing GIS inventory of open space and natural resource
corridors to establish a baseline of destinations and natural connections.
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g. Strategy: Introduce a program to involve neighborhood residents and youth to identify
informal connections and gaps to build a plan or series of pilot projects to be funded
incrementally over time or built through private development (where such opportunities
exists).
h. Strategy: Require sidewalk and trail interconnections where practical between
neighborhoods and destinations such as public parks and open space.
D. Coordination and Partnerships
Goal: Work both within the Township and in the greater West Shore region on cooperative
planning efforts and on coordinated improvements to the delivery of government services.
1. Objective: Track the progress of implementation of the Comprehensive Plan to ensure that
its ideas and policies are brought to fruition.
a. Strategy: Establish the Comprehensive Plan Implementation review body that meets on
an annual or bi-annual basis to assist the Township in objectively evaluating year-to-year
planning progress.
b. Strategy: Complete a Progress Report on an annual basis, coinciding with the
corresponding year’s status report, to aid Township leadership and staff in realizing each
of the Comprehensive Plan’s recommended actions.
c. Strategy: Work with the private development community to provide an opportunity to
hear how they could best ensure that development meets the Township and its
residents’ needs as well as fulfill the goals of the Comprehensive Plan.
d. Strategy: Focus on and prioritize objectives identified in the comprehensive plan
visioning exercises for future growth.
e. Strategy: Improve the effectiveness, efficiency, and coordination of Township
operations and services by supporting technology that will enhance existing public
facilities and infrastructure.
2. Objective: Acknowledge the role Silver Spring Township plays within the
Mechanicsburg/West Shore region and encourage cooperative efforts between the
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Township and its adjacent municipalities.
a. Strategy: Identify and take advantage of funding opportunities, regional meetings and
other programs that encourage regional planning efforts, of which may lead to
improved public services, facilities and infrastructure to the Township and surrounding
municipalities.
b. Strategy: Coordinate desired land uses with Silver Spring Township Municipal Authority
(public sewer), water utilities such as Pennsylvania American Water and Suez Water
companies (public water), the Cumberland Valley School District to ensure public
facilities and infrastructure remain adequate with any increased development densities.
c. Strategy: Formalize collaboration among the Township, the County, and applicable
quasi-public partners to identify compatible advocacy in designating Redevelopment
Champions to promote coordinated policies related to a viable business community.
d. Strategy: Work with Redevelopment Champions to outline potential funding avenues
that support strengthened land uses.
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In capturing the various goals, objectives and strategies mentioned throughout the previous Chapter,
the following Action Plan summarizes ideas for implementation in one place. This Action Plan is the
result of multiple public outreach events, collaboration with Township representatives, project
committees and input from elected officials. It identifies key partners who can help get things
underway, outlines a relative scale of probable implementation costs associated with each action
and general recommended timeframe.
Responsible Parties/Partners
While a municipal department, board or leadership will take the lead in implementing each
recommendation, there are others in the Township who can contribute to the completion of the task
or who will need to support the completion of the task. Additionally, outside agencies, neighboring
municipalities, county and state governmental organizations as well as others could partner with
Silver Spring in the completion of the tasks. Volunteerism will be another important component in
implementing this plan.
With the breadth of issues proposed to be addressed, projects, policies and actions will require
collaboration of many. Each project, policy and action will require the commitment and
cooperation of civic leaders, authorities, residents, institutions and businesses. To implement complex
projects, the cooperation and collaboration of multiple parties will most likely be needed. Complex
projects also will typically have a high level of direct involvement with elected leaders and the
Township’s Staff. Smaller-scale projects should be initiated by community leaders but may be
supported by volunteers.
Volunteers, both individuals and organizations throughout the community, are anticipated to be one
of the main thrusts of helping move the Comprehensive Plan’s actions forward. The manner in which
the community’s volunteers are coordinated and remain aware of opportunities will be equally
critical to the success of implementing the Comprehensive Plan’s actions.
Public-private partnerships are also anticipated to an important component of Comprehensive Plan
implementation. A Public-Private Partnership (PPP) is commonly formed as a contractual agreement
between a public agency (federal, state or local) and a private sector entity. Through this
agreement, the skills and assets of each sector (public and private) are shared in delivering a service
or facility for the use of the general public. In addition to the sharing of resources, each party shares
in the risks and rewards potential in the delivery of the service and/or facility.
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Possible Funding Sources
Staff Time: These opportunities indicate areas where staff members would be tackling existing
work tasks in an enhanced or new way based on the recommended action.
Silver Spring Community Partnership: This organization could be established as a 501(c)(3) not-forprofit/charitable organization to develop and manage a permanent fund for the purpose of
bridging the growing gap between shrinking budgets and the increasing costs of maintaining the
community’s quality of life. The partnership’s objective could be to provide a sustainable
philanthropic vehicle that preserves and enhances Silver Spring Township for present and future
generations. Such a partnership could support the community by making grants to programs and
organizations that further the Township’s quality of life and serving as a key funder for targeted
priority projects. This approach has been successfully implemented in suburban communities in
Pennsylvania.
Local Organizations: Silver Spring is home to a number of religious and civic organizations that
could contribute to the short- and long-term implementation of the Comprehensive Plan. In
moving forward with the Plan’s implementation, it will be important to both publicize the
implementation of the Plan and specifically reach out to organizations who could assist with
specific actions or engage a larger audience. Silver Spring’s residents are involved in their
community and utilizing the infrastructure of existing organizations will help to get people on
board and assisting with the Plan’s implementation. There is an opportunity for local organizations
to “adopt” one or more recommendations and take ownership in their implementation.
Expanding opportunities for public/private partnerships may be an avenue for local organizations
and the Township to work together towards implementation of the Comprehensive Plan’s
recommendations.
Regional/Local Foundations: There are a number of local foundations that award money for
different types of projects. As the Township experiences, this would require continued municipal
investment of staff time for the preparation and pursuit of grants.
Regional Organizations: While many local organizations may not offer direct financial assistance,
they can often partner with local governments for various efforts like community workshops,
outreach, etc.
Pennsylvania Environmental Council: The Pennsylvania Environmental Council (PEC) protects
and restores the natural and built environments through innovation, collaboration,
education and advocacy.
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Urban Land Institute: ULI is an international, non-profit organization that explores a variety of
land use issues, impartially reports findings, and convenes forums to find solutions.
Members control, own or enhance the value of more than 80 percent of the U.S. real
estate market.
APA-PA: The Pennsylvania Chapter of the American Planning Association provides leadership
in the development of vital communities by advocating excellence in community
planning through education, empowerment, partnership, and public policy.

The completed Comprehensive Plan reflects the community’s long-term vision and aspirations.
However, a plan that is never implemented and ends up on a shelf is of use to no one. This is why
implementation tracking is absolutely essential to the success of a Comprehensive Plan.
Building on the momentum of this Comprehensive Plan’s preparation, the document will become
part of everyday Township planning decisions. Many of these steps are using a structure of
communication and outreach that is already in place. With that, the Township will be able to
optimize its time and its existing resources to further build momentum of the Comprehensive Plan’s
recommendations.
The Township Staff will work with the document on a day-to-day basis. From determining general
land use consistencies of development application reviews to identifying planning strategies as
part of preparing grant funding pursuits, the Comprehensive Plan will help shape the Township’s
daily successes. On a month-to-month basis, the Township’s Planning Commission has the
opportunity to include the Comprehensive Plan on its monthly meeting agenda. Meeting
discussion can highlight the ways in which the Plan’s actions are being pursued as well as
examining questions that arise regarding the relationship of existing and updated technical
policies to development patterns. The Planning Commission has opportunity to call upon the
Comprehensive Plan as part of its review and recommendations related to submitted subdivisions,
land developments, Ordinance amendments and other applicable planning efforts.
On a quarterly basis, the Township has the opportunity to publish Plan progress reports within the
Township newsletter. Residents and property owners will be able to see how the Plan’s actions are
coming to fruition and what upcoming planning activities are on the horizon.
Two example scenarios rise to the top for potential consideration in preparing an annual
objective review of the Plan. One option is for the Planning Commission to serve as the principal
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reviewing body that reports to Township Staff and the Board of Supervisors in evaluating the
extent of Comprehensive Plan actions defined for that respective year as well as critiquing
possible actions for consideration in upcoming years. Another option is that a Sub-Committee of
Planning Commission could lead in fulfilling this reviewer role. At points in time, 2 or 3 other
representatives of the community having significant relevance to timely implementation
efforts/projects could join in the Sub-Committee review to develop the progress report.
Completing the Progress Report on an annual basis, to coincide with the corresponding year’s
status report, can aid Township leadership and staff in realizing each of the Comprehensive Plan’s
recommended actions. By utilizing such a system of scoring, the Township can simply and
objectively track and measure how well the Township and associated action champions are
doing in achieving the goals and recommendations that are important to the community.
Assigning an organization or department to champion an action item in the Comprehensive Plan
does not guarantee that the item will be that organization’s top priority. A major role of the
Comprehensive Plan Implementation Committee is working at the direction of the Board of
Supervisors to keep an eye on progress. Upon completion of the Progress Report, the
Comprehensive Plan Implementation Committee should recommend to the Board of Supervisors
which actions, especially critical ones, are behind schedule or languishing.
Within the following table, the relative costs listed with a $ sign are not intended to specify a dollar
figure but more so to provide a general relationship between potential smaller and larger
resource needs. Specific budgeting will be part of the annual prioritization of individual tasks the
Township will complete.
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List of Abbreviations
ASAC

Agricultural Security Area Committee

BAC

Business Advisory Council

BOS

Board of Supervisors

CAC/WSC
CAT

Carlisle Area Chamber of Commerce/West Shore Chamber of Commerce
Capital Area Transit

CCPC

Cumberland County Planning Commission

CCPD

Cumberland County Planning Department

CD

Community Development Department (Building/Planning/Zoning/Stormwater)

C&PC

Conservation & Preservation Committee

CVSD

Cumberland Valley School District

EMA

Emergency Management Agency (Police/Fire/Ambulance)

HHC

Hogestown Heritage Committee

LPRB

Land Preservation Review Board

NKV

New Kingstown Vision

P&R

Parks & Recreation Department

PAW/SW

Pennsylvania American Water/Suez Water

PennDOT

Pennsylvania Department of Transportation, District 8

PC

Planning Commission

PW

Public Works Department

RAC
SSTA/SAB
TE
TM
TS
VAC
ZHB

Recreation Advisory Council
Silver Spring Township Authority/Sewer Authority Board
Township Engineer
Township Manager/Assistant Township Manager/Administrative Staff
Township Solicitor
Veterans Advisory Committee
Zoning Hearing Board
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A. Land Use and Economic Development
Goal: Accommodate a manageable growth rate so that the Township’s rural
and suburban character can be preserved and realistic schedules for
improvements to public facilities, services and other infrastructure can keep
pace with development.
Objective 1: Preserve the rural and suburban character of the Township by directing
future development and redevelopment towards areas of existing development.
Actions
1. Delineate a Designated Growth Area on the immediate ASAC, BAC, BOS, CCPC,
Township’s Official Map and adopt an
CCPD, CD, C&PC, LPRB,
amended Township Official Map.
PC, SSTA/SAB, TM, TS

$

2. Delineate the Designated Growth Area as
an overlay on the Township’s Zoning Map.

short-term ASAC, BAC, BOS, CCPC,
CCPD, CD, C&PC, LPRB,
PC, SSTA/SAB, TM, TS

$

3. Adopt amended Zoning Ordinance
provisions related to the Designated Growth
Area and the alignment of permissible
zoning densities and land uses within the
Designated Growth Area’s boundaries.

short-term BOS, CCPC, CCPD, CD,
PC, TM, TS, ZHB

$$

4. Prepare and adopt technical updates to
the Township’s Zoning Ordinance text
inclusive of permissible densities, permissible
land uses, definitions, and supporting
regulations generally consistent with the
recommended patterns on the Future Land
Use Plan.

short-term BOS, CCPC, CCPD,
C&PC, CD, HHC, LPRB,
NKV, PC, TM, TS, ZHB

$$

5. Create and adopt an updated Township
Zoning Ordinance Map introducing revised
and new districts and/or overlays that
support the Future Land Use Plan’s
recommendations.

short-term BOS, CCPC, CCPD,
C&PC, CD, HHC, LPRB,
NKV, PC, TM, TS, ZHB

$

6. Allow for a wide range of housing types and
densities to acknowledge the public’s
varied needs, and to reduce development
pressure in outlying rural areas.

short-term BOS, CCPC, CCPD, CD,
HHC, NKV, PC, TM, TS,
VAC, ZHB

$
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7. Acknowledge the need to accommodate
a diverse industrial mix by encouraging the
development of light industrial land uses
and the proper siting of heavy industry in
those areas of the Township most
appropriate for such use.

short-term BAC, CAC/WSC, CD, PC,
TM

$

8. Target commercial growth in areas
designed and built to accommodate the
transportation needs of the businesses,
suppliers and customers.

long-term

BAC, CAC/WSC, CD, PC,
TM

$

9. Encourage restoration, rehabilitation and
reuse of historic structures.

on-going

BOS, C&PC, CD, HHC,
NKV, PC, TM

$

Objective 2: Promote economic resiliency and land use flexibility that will allow the
Township to thrive regardless of changes to the economy, including through the
encouraging of mixed use development.
Actions
10. Encourage the development of wellplanned commercial, retail and light
industrial uses that serve the local residents
and businesses, offer new and steady
employment opportunities, and provide
diversity to the local economy.

long-term

BAC, CAC/WSC, CD, PC,
TM, WSC

$

11. Allow for mixed use, compact development
where appropriate. Work actively with
developers to include Township amenities in
new mixed use developments, such as
open space, civic buildings, and
connectivity with existing developed areas.

on-going

BAC, BOS, CAC/WSC,
CD, PC, TM, WSC

$

12. Focus growth-related strategies in identified
key areas.

long-term

BAC, CCPC, CCPD, CD,
HHC, LPRB, NKV, TM

$

13. Introduce Village Overlay-inspired, mixed
use zoning provisions to encourage
development intensities where they can be
supported with adequate infrastructure
(and thus conserving lands and lowerintensity areas within the lesser developed
and portions of the community where
public infrastructure does not extend).

short-term BOS, CCPC, CCPD, CD,
C&PC, HHC, LPRB, NKV,
PC, SAB, SSTA, TM, TS, ZHB
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14. Create a zoning overlay, aimed at the
conditional use process, that would allow
development standards to be better suited
toward redevelopment opportunities,
including the provision of mixed use
development on underutilized surface
parking lots. Delineate and build consensus
on specific areas associated with potential
redevelopment.

Key Partners/
Stakeholders

Rel.
Costs

short-term BOS, CCPC, CCPD, CD,
HHC, NKV, PC, TM, TS

$

15. Establish a mixed use non-residential
short-term BOS, CCPC, CCPD, CD,
provision in the zoning ordinance to
HHC, NKV, PC, TM, TS
complement the Village Overlay Zone,
allowing for mixed use development without
a residential component.

$

16. Reduce surface parking requirements
where appropriate to encourage shared
parking or implement development bonuses
for constructing parking garages. Reduce
parking minimums by increasing the
required square footage threshold for
commercial uses in Section 603.01 of the
Subdivision and Land Development
Ordinance.

long-term

BOS, CCPC, CCPD, CD,
HHC, NKV, PC, TM, TS

$

17. Allow shared parking for mixed use areas,
using state-of-the-practice national
guidance such as Urban Land Institute's
Shared Parking (Second Edition).

long-term

BAC, BOS, CCPC, CCPD,
CD, HHC, NKV, PC, TM, TS

$

18. Create an overlay at the 81/114
interchange’s southwest quadrant, calling
upon a master plan process to guide the
possibilities of future office, recreational and
other low-impact non-residential uses within
the context of a higher level of
environmental protection.

short-term BAC, BOS, CAC/WSC,
CCPC, CCPD, C&PC,
CD, P&R, RAC, TM, TS,
WSC

$

19. Frame out the specific principles/goals for
infill/replacement/redevelopment and
incorporate ideas for continued vitality into
a Silver Spring Redevelopment Plan.

long-term

BAC, BOS, CCPC, CCPD,
C&PC, CD, HHC, LPRB,
NKV, PC, TM, TS

$

20. Develop a comprehensive urban design
masterplan for the downtown urban village
core area to accommodate walkable
mixed use development.

long-term

BAC, BOS, CCPC, CCPD,
CD, HHC, NKV, PC, TM

$
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B. Transportation and Infrastructure
Goal: Preserve and improve the health and well-being of the community
through more integrated infrastructure and connectivity planning.
Objective 3: Provide for a local transportation network that provides a variety of route
options and a high degree of interconnectivity of these routes, as per the USDOT/FHA
Livability in Transportation Guidebook.
Actions
21. Review existing public transportation and
provide public transportation goals and
objectives suitable for Silver Spring Township,
taking advantage of regional partnerships
and collaboration.

short-term BOS, CAT, CD, TM, VAC

$

22. Develop recommendations for priority
corridors in Silver Spring Township to identify
guidelines for public roadways that are in
line with PA Smart Transportation.

long-term

BOS, CD, CVSD, EMA,
PennDOT, PW, TE, TM

$$

23. Use PennDOT's Smart Transportation
guidebook and more recent state of the
practice national guidance to design all
new roadways in new development areas
and to retrofit existing roadways for
multimodal use (and adapt for local use
where necessary).

long-term

BOS, CD, CVSD, EMA,
HHC, NKV, PennDOT, PW,
TE, TM

$$

24. Update transportation-related portions of
the Township Code (e.g. Streets and
Sidewalks) to support redevelopment
efforts.

short-term BOS, CCPC, CCPD, CD,
HHC, NKV, PW, TE, TM, TS

$$

25. Adapt and make applicable
recommendations made by the US
Department of Transportation FHA in the
2016 publication ‘Small Town and Rural
Multimodal Networks’ for the context of
Silver Spring and Cumberland County.

long-term

$

BOS, CD, HHC, NKV, TE,
TM

Objective 4: Effectively plan for the efficient facilitation of both local and regional
traffic that passes through the Township.
Actions
26. Analyze methods to reduce traffic
congestion along Carlisle Pike and State
Route 114, such as mass transit, park and
ride, and bicycle routes.

long-term
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BAC, BOS, CAT, CD,
CVSD, PennDOT, PW, TE,
TM

$$
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27. Coordinate existing roadway functions with
appropriate local-scale design standards.

long-term

BOS, CCPC, CCPD, CD,
HHC, NKV, PW, TE, TM

$

28. Coordinate future land use and roadway
functions to maximize efficient use of the
Township’s existing roads.

On-going

BOS, CCPC, CCPD, CD,
PC, PennDOT, PW, TE, TM,
TS

$

29. Provide safer streets prioritizing local travel
over regional arterial connections to ensure
the system meets local circulation needs
and provides route and mode options.

On-going

CCPC, CCPD, CD, CVSD,
EMA, PC, PennDOT, TE,
TM

$$

30. Identify large sites able to substantially
influence growth patterns and
development. Work with neighbors, owners
and PennDOT where appropriate to
coordinate ordinance provisions and
development related to these sites.

short-term BAC, BOS, CAC/WSC,
CCPC, CCPD, CD,
C&PC, LPRB, PennDOT,
PC, TM, TS

31. Where channelized turns are called upon,
require curbed medians to be constructed
to serve as pedestrian refuges in the middle
of wide intersections.

long-term

BOS, CCPC, CCPD, CD,
CVSD, EMA, PW, TE, TM,
VAC

$-$$

$

Objective 5: Reduce single-use driveway access and conflict points in favor of safer
side street shared access for sites along commercial arterial corridors.
Actions
32. Require development on major streets and
arterials to be accessed from existing local
and collector streets or streets built as part
of large projects.

On-going

BOS, CCPC, CCPD, CD,
EMA, PC, PennDOT, TE,
TM, TS

$$

33. Employ driveway consolidation and cross
easements between properties to reduce
the number of driveways thereby improving
safety with fewer conflict points and
permitting short trips, including active
transportation modes to travel between
destinations without using the arterial street.

long-term

BOS, CCPC, CCPD, CD,
EMA, PC, PennDOT, TE,
TM, TS

$-$$

34. Reinforce policies consistently as
applications for redevelopment are
submitted.

On-going

BOS, CD, PC, TE, TM, TS

$

35. Extend existing local side streets parallel to
the Township’s arterial roadways
(particularly Carlisle Pike) whenever
possible, to create a relief/dispersal network
for these arterials.

long-term

BOS, CCPC, CCPD, CD,
PennDOT, TE, TM

$$$$$$$
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Objective 6: Improve pedestrian and bicycle connectivity throughout the Township to
better accommodate access to homes and businesses without the use of a motor
vehicle. Provide walking/biking connections within an overall network structure
throughout the Township.
Actions
36. Assess off-site destinations (schools,
shopping) to identify potential walking and
bicycling connections.

CCPC, CCPD, CD, CVSD,
immediate EMA, PennDOT, PW, RAC,
TE, TM, VAC

$

37. Revise the existing zoning ordinance to
further promote development that
enhances pedestrian-friendly building
orientation.

short-term

BAC, BOS, CCPC, CCPD,
CD, HHC, NKV, PC, TE,
TM, TS

$

38. Initiate property owners’ construction of
missing sidewalks, ADA curb ramps, and
pedestrian push buttons where they are not
currently present but are required by
ordinance or law.

immediate BOS, CCPC, CCPD, CD,
CVSD, PennDOT, PW, TE,
TM, VAC

$

39. Encourage planned commercial centers
with coordinated parking, signage,
landscaping, and other amenities creating
a pedestrian-friendly environment.

long-term

BOS, CCPC, CCPD, CD,
PC, TE, TM

$

40. In lieu of widening the paved cartways to
meet currently required free-flow levels of
service (LOS C) for motorists, require
development to provide through
connections, multiple points of ingress and
egress and pedestrian/bicycle links to
existing path networks.

long-term

BOS, CCPC, CCPD, CD,
EMA, PC, PW, RAC, TE,
TM, TS

$$$$$

41. Develop a plan for non-motorized traffic
between land uses, particularly between
the residential, educational, recreational
and business sectors, and utilize the Official
Map to identify areas where paths, trails
and bikeways may adjoin the same in
adjacent municipalities.

immediate BAC, BOS, CCPC, CCPD,
CD, CVSD, EMA, P&R,
RAC, TE, TM

42. Encourage the provision of pedestrian and
on-going
bicycle networks where they would provide
meaningful community benefit in existing
and developing areas with safe, convenient
access to sidewalks, bikeways and trails to
be used for recreation, health and
commuting.
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BOS, CCPC, CCPD, CD,
CVSD, EMA, P&R, PW,
RAC, TE, TM

$$

$

Action Plan and Champions

Comprehensive Plan
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43. Update subdivision regulations and the
Zoning Ordinance to enable connected
neighborhood development for walkability
and redundant routes for local trips, by
setting minimum street intersection
densities/maximum street intersection
spacing and requiring a minimum number
of through-street connections between
subdivisions.

short-term

Key Partners/
Stakeholders
BOS, CCPC, CCPD, CD,
PC, TE, TM, TS, ZHB

Est.
Costs
$

44. Retrofit existing disconnected suburban
long-term
residential neighborhoods through strategic
capital project investments that connect
cul-de-sacs to surrounding streets wherever
possible with street connections or
bicycle/pedestrian connections, that retrofit
collector and arterial streets with dedicated
on-street bicycle facilities or shared-use
paths, and that connect neighborhoods
through spurs to existing trails.

CCPC, CCPD, CD, EMA,
P&R, PC, PW, RAC, TE, TM

$$$$$$$

45. Establish guidelines related to building
short-term
orientation to the street, transparency, entry
points, shade provision, and location and
supply of bicycle parking, public space, etc.
Adopt model design guidelines to be used
by Township planning staff and commission
to guide and permit new and redevelopment.

BAC, BOS, CCPC, CCPD,
CD, HHC, NKV, P&R,
PennDOT, PC, RAC, TE,
TM

$-$$

46. Permit development fee-in-lieu of the
construction of roadway improvements in
the form of new street and path
connections to complete the multimodal
network for local trip-making; prepare
ordinance language accordingly.

Short-term

BAC, BOS, CCPC, CCPD,
CD, P&R, PC, RAC, TE, TM,
TS

$-$$

47. Require freight access route planning as
part of the granting of industrial
development permits to avoid impacts on
the local multimodal network.

immediate BAC, BOS, CAC/WSC,
CCPC, CCPD, CD, EMA,
PennDOT, PC, TE, TM, TS
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C. Environment and Recreation
Goal: Support and retain productive farmland, preserve natural features, and
conserve open space for recreational purposes.
Objective 7: Protect sensitive natural features from indiscriminate development and
overuse with particular emphasis on Blue Mountain, the Conodoguinet Creek, Trindle
Run, the Silver Springs Aquifer, the Appalachian Trail, Hogestown Run, woodlands,
steep slopes, wetlands, groundwater recharge areas in areas that have no natural
flow outlet, and prime farmland.
Actions
48. Delineate a Rural Resource Area on the
Township’s Official Map and adopt an
amended Township Official Map.

immediate ASAC, BAC, BOS, CCPC,
CCPD, CD, C&PC, LPRB,
PC, SSTA/SAB, TM, TS

$

49. Delineate the Rural Resource Area as an
overlay on the Township’s Zoning Map.

short-term

ASAC, BAC, BOS, CCPC,
CCPD, CD, C&PC, LPRB,
PC, SSTA/SAB, TM, TS

$

50. Adopt amended Zoning Ordinance
provisions related to the Rural Resource
Area and the alignment of permissible
zoning densities and land uses within the
Rural Resource Area’s boundaries.

short-term

BOS, CCPC, CCPD, CD,
C&PC, LPRB, PC,
SSTA/SAB, TM, TS

$

51. Require sustainable stormwater
management best management practices
techniques with all new development.

immediate BOS, CCPC, CCPD, CD,
C&PC, PC, PW, SSTA/SAB,
TE, TM, TS

$

52. Align development standards with the
Township’s natural resource sensitivities.

short-term

BAC, BOS, CCPC, CCPD,
CD, C&PC, LPRB, PC,
SSTA/SAB, TE, TM, TS

$

53. Facilitate agricultural protection and
preservation in areas where strong
landowner support is expressed and soil,
topographic, and infrastructure conditions
support its long-term viability.

on-going

ASAC, BOS, CCPC,
CCPD, CD, C&PC, LPRB,
PC, TM, TS

$$$$$

Objective 8: Build upon opportunities to establish future trail connections and
greenway corridors as part of the Township’s recreation and connectivity efforts.
Actions
54. Continue to enhance and expand the use
of park lands according to the demands of
the residents, including Open Space areas
within residential developments.
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on-going

BOS, CCPC, CCPD, CD,
C&PC, LPRB, P&R, PC,
PW, ROC, TM

$$$$$

Action Plan and Champions
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55. Preserve open space, where it provides
on-going
meaningful community benefit, including
the Conodoguinet Creek Greenway and
areas adjacent to the Appalachian Trail as
visual, community-defining and recreational
assets.

BOS, CCPC, CCPD, CD,
C&PC, LPRB, P&R, PC,
PW, RAC, TM

56. Promote the safety of the Appalachian Trail, on-going
especially where the Trail crosses or utilizes
public Right-of-Ways of this corridor to
preserve the Trail as a valued scenic and
recreational resource in the Township.

BOS, CCPC, CCPD, CD,
P&R, PennDOT, PW, RAC,
TE, TM

$

57. Encourage designation and enhancements on-going
of neighborhood-based parks in future
higher intensity residential and/or mixed use
development areas; ensure compatibility
and necessity based upon complementing
the existing park/recreation system.

BOS, CCPC, CCPD, CD,
C&PC, LPRB, P&R, PC,
PW, RAC, TE, TM

$

immediate BOS, CCPC, CCPD, CD,
C&PC, LPRB, P&R, PC,
PW, RAC, TE, TM

$$

58. Create a community-driven plan of green
infrastructure destinations and connections,
potentially building on park and recreation
plan work to link residents with parks and
natural areas within a walkable distance.

59. Build upon the existing GIS inventory of open immediate CCPD, CD, C&PC, TM
space and natural resource corridors to
establish a baseline of destinations and
natural connections.

$-$$$

$-$$

60. Introduce a program to involve
neighborhood residents and youth to
identify informal connections and gaps to
build a plan or series of pilot projects to be
funded incrementally over time or built
through private development (where such
opportunities exist).

short-term

CD, CVSD, P&R, PC, PW,
RAC, TE, TM

$$

61. Require sidewalk and trail interconnections
between neighborhoods and destinations
such as public parks and open space areas
irrespective of public/private road
development.

on-going

BOS, CCPC, CCPD, CD,
CVSD, EMA, P&R,
PennDOT, PC, PW, RAC,
TE, TM, TS

$
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D. Coordination and Partnerships
Goal: Work both within the Township and in the greater West Shore region on
cooperative planning efforts and on coordinated improvements to the delivery
of government services.
Objective 9: Track the progress of implementation of the Comprehensive Plan to
ensure that its ideas and policies are brought to fruition.
Actions
62. Establish the Comprehensive Plan
Implementation review body that meets on
an annual or bi-annual basis to assist the
Township in objectively evaluating year-toyear planning progress.

immediate BOS, PC, Others if
applicable

$

63. Complete a Progress Report on an annual
basis, coinciding with the corresponding
year’s status report, to aid Township
leadership and staff in realizing each of the
Comprehensive Plan’s recommended
actions.

on-going

ASAC, BAC, BOS, CCPC,
CCPD, CD, C&PC, CVSD,
EMA, HHC, LPRB, NKV,
P&R, PC, PW, RAC,
SSTA/SAB, TE, TM, TS, VAC

$

64. Work with the development community to
ensure that development community
addresses the Township and its residents’
needs and fulfill the goals of the
Comprehensive Plan.

on-going

BAC, CAC/WSC, CD, PC,
TM

$-$$

65. Improve the effectiveness, efficiency, and
coordination of Township operations and
services by supporting technology that will
enhance existing public facilities and
infrastructure.

on-going

BOS, CD, EMA, P&R, PW,
SSTA/SAB, TE, TM

$$$$$

83

Action Plan and Champions

Comprehensive Plan

Objective 10: Acknowledge the role Silver Spring Township plays within the
Mechanicsburg/West Shore region and encourage cooperative efforts between the
Township and its adjacent municipalities.
Actions
66. Identify and take advantage of funding
On-going
opportunities, regional meetings and other
programs that encourage regional planning
efforts, of which may lead to improved
public services, facilities and infrastructure
to the Township and surrounding
municipalities.

BOS, CD, EMA, P&R, PW,
RAC, SSTA/SAB, RAC, TE,
TM

$

67. Coordinate desired land uses with Silver
on-going
Spring Township Authority (public sewer),
water utilities such as Pennsylvania
American Water and Suez Water
companies (public water), the Cumberland
Valley School District to ensure public
facilities and infrastructure remain
adequate with any increased development
densities.

BOS, CCPC, CCPD, CD,
CVSD, PAW/SW, PC, PW,
SSTA/SAB, TE, TM, TS

$-$$

68. Formalize collaboration among the
Township, the County, and applicable
quasi-public partners to identify compatible
advocacy in designating Redevelopment
Champions to promote coordinated
policies related to a viable business
community.

immediate BAC, BOS, CAC/WSC,
CD, HHC, NKV, PC, TM

69. Work with Redevelopment Champions to
outline potential funding avenues that
support strengthened land uses.

on-going

84

BAC, BOS, CAC/WSC,
CD, HHC, NKV, PC, TM

$

$-$$

