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Introduction 
 

Plan Background  
The Western Cumberland County Council of Governments Joint Comprehensive Plan 
(WCCCG Plan) was adopted in 2007. Eight townships and the Borough of Newville adopted 
the plan, and nearly all of the participants later adopted a Comprehensive Plan Implementa-
tion Agreement in 2009. The western region of Cumberland County has a strong track record 
of collaborative municipal partnerships and this multi-municipal planning effort represents the 
latest example of shared planning within the region. 

 

The Big Spring Open Space and Public Safety Master Plan is a unique opportunity for several 
public entities in the Newville area to collaborate on the development of a wide range of public 
improvement projects intended to enhance the economic, recreational, cultural and historic 
integrity of the Newville Area and the Big Spring Creek. The master plan will identify a com-
prehensive strategy based on community input for the design and implementation of the public 
improvements as a catalyst to the responsible development of significant property assets held 
by the Big Spring School District (BSSD) and private property owners. 

 

The partners in the study include: The Big Spring School District, West Pennsboro Township, 
Borough of Newville, Newville Borough Water and Sewer Authority, Cumberland County Plan-
ning Department, and the Cumberland County Redevelopment Authority. 

 

The project area is traditionally  referred to as the Big Spring Heights section of West Penns-
boro Township and includes part of the campus of the Big Spring School District.  

 

Project Objectives 

 
The master plan is intended to integrate the design of several public facilities within the com-
munity to enhance the economic vitality of the area by planning for mutually beneficial com-
mercial and/or residential development, the creation of new multi-municipal recreational op-
portunities, improved transportation routes resulting in added safety, improved public connec-
tivity between new residential development, the Borough and the Cumberland Valley Rail 
Trail, Big Spring High School and the preservation and protection of key resources such as 
the Cool Spring water source and the historic Laughlin Mill. The plan is based on the following 
primary objectives: 

 

• The design and development of vacant land owned by the Big Spring School District, gen-
erally located  adjacent and to the west of the Big Spring High School campus in West 
Pennsboro Township. This public asset represents a unique opportunity for community 
involvement in shaping the development patterns within the Newville area. Moreover, the 
project stems directly from the Implementation section of the WCCCG Plan. Item 28 in the 
Future Land Use section reads, "Encourage small business development and high-tech, 
research and development, and professional office opportunities to balance existing  retail 
commercial uses and warehouse distribution potential." 

1. Introduction 



6 Big Spring Open Space and Public Safety Master Plan  

 

 

• Exploration of various alternatives to provide access to development areas. This could 
include the extension Laughlin Mill Road through a Township owed right-of-way extend-
ing from the dead-end portion of Laughlin Mill Road south to the Cumberland Valley Rail 
Trail. Other routes enhancing emergency access to Big Spring High School should also 
be considered. 

 

• Creation of a multi-municipal park on land adjacent to the historic Laughlin Mill in West 
Pennsboro Township and the Big Spring Creek. The park may be jointly owned by the 
Borough of Newville and West Pennsboro Township. The park will feature recreational 
amenities along with public access to the Big Spring for fishing, boating and other pas-
sive pursuits. Furthermore, the development of the park may complement the ongoing 
effort by the Newville Borough Water and Sewer Authority to rehabilitate the historic 
Laughlin Mill located at 2 Laughlin Mill Road - another objective identified in the 
WCCCG Plan. Item 2 of the Recreation and Open Space section reads, "Examine pos-
sible regional recreation relationships and alternatives." Item #4 reads, "Develop new 
recreation opportunities in areas currently without service and address the unfulfilled 
needs of the populace." 

 

• Creation of the Big Spring Greenway. The greenway could connect the grounds of the 
historic Laughlin Mill and the Cumberland Valley Rail Trail and could expand further 
north along several properties bordering the Big Spring. This greenway, in combination 
with the creation of a multi-municipal park, could provide valuable source watershed 
protection and a natural buffer for the Cool Spring. 

 

Project Scope of Work  
Specific elements of the Master Plan include: 

• Public outreach to identify possible best uses for the Big Spring School District's 63-acre 
property and other lands and to test various site design considerations for the parcels. 

 

• A detailed evaluation of the market potential for various uses of the project area and an 
identification of market segments that the municipalities and school district should pur-
sue for potential developers and tenants mindful of common interests for all parties. 

 

• The evaluation of various transportation access options for the project area including 
both the BSSD's site, as well as other possible private property within the area. 

 

 

1. Introduction 

• Public outreach and professional evaluation of the feasibility for a multi-municipal park, 
and for the establishment of a greenway along the Big Spring Creek. This evaluation 
would include exploration of site conditions, the impact on private property, and the pos-
sible improvements needed if a facility was constructed. 

 

• The development of a detailed cost estimate for each of the proposed public improve-
ments. 

 

• Identification of potential federal, state, local and private funding sources. 

 

• A time-line for the systematic implementation of each public improvement outlined. 

 

• Preparation of a detailed full color master plan showing the location and layout of each 
proposed public improvement and concepts for land development. 
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Determination of the Project Area 
The Request for Proposals generally described the project boundaries as Mt. Rock Road, 
Main Street, Big Spring Avenue and Centerville Road.  As the project progressed, the plan-
ning exercise identified specific parcels to be studied including the 65-acre school district par-
cel and the ½ acre parcel containing the historic Laughlin Mill. Through discussions with the 
Project Committee, it is determined that in order to attain the project goals and to meet the 
requirements of the grant that funded this work, it would be most advantageous to also in-
clude the 105 acre private parcel that abuts and lies to the east of the 65 acre school district 
parcel and the 1.3 acre Masonic Lodge property. There were several reasons why these deci-
sion were made. They include: 

• The School District Parcel was steeply sloping, contained woodlands and other envi-
ronmental constraints and abutted the rear yards of existing residences along Mt. 
Rock Road. Access to the site was less than ideal. 

• The private parcel contained fewer environmental constraints and appeared to be 
more sympathetic to development. 

• The private parcel was adjacent to the Laughlin Mill parcel - the implicit focus of a 
new park proposed by the scope of work. 

• The private parcel was adjacent to the Big Spring Creek, a likely amenity for the new 
park. 

• The private parcel increased the amount of land adjacent to the proposed Cumber-
land Valley Rail Trail. 

• The private parcel had existing road access to Laughlin Mill Road and Mt. Rock 
Road. 

• The 1.3 acre Masonic Lodge property was also included in the study area because of 
its access to Centerville Road and the potential to provide optimal access to the pri-
vate parcel, and to provide new road access. 

The Project Committee agreed that in order to fulfill the requirements of the grant and to meet 
the project goals, all these parcels should be considered as the project site. 

Site Analysis 
Access 

Vehicular Access 

Existing vehicular access is available from Laughlin Mill Road from its intersection on Main 
Street. Laughlin Mill Road provides access for the 105 acre parcel as well as for two other 
private residences. It also provides access to the Cool Spring water intake pump station. 
Laughlin Mill is a dirt road and continues for the entire depth of the property to the former rail-
road underpass at the southern boundary of the project site. South of the railroad right of way, 
the Township roadway has been vacated. 

There is also a driveway from Mt. Rock Road to the residence and garage that occupies a 
small portion of the 105 acre site. There is no access from the site to Centerville Road. 

2. Existing Conditions 
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2. Existing Conditions 

The School District part of the project site has three potential vehicular (or pedestrian) access points at 
three locations along Mt. Rock Road.  Two are narrow at about 30 feet wide and the third is approxi-
mately 75 feet wide. However, none of these narrow strips of land that join the larger parcel are formally 
used for any access. There is no formal vehicular access from the Big Spring High School site to the 
School District parcel or to the private parcel. 

 

Pedestrian Access 

Other than the vehicular access points mentioned above, there are no pedestrian access points on the 
private parcel. 

The School District has built and maintains a network of trails through its 65 acre parcel that are used for 
cross county training and meets. These are well maintained and are part of a larger cross county course 
that extends into the School District Campus. 

Topography 

Topography is one of the most defining characteristics of the project site. A series of high points, steep 
slopes and low-lying drainage areas define the project areas topography. Four fingers of an intermittent 
creek / drainage-way divide the site into five areas that vary topographically and help to create a very 
attractive and scenic project site. 

There are a series of steep slopes that are regulated by the Township Zoning Ordinance. These steep 
slope areas are divided into three categories: 10% to 15% slopes; 15% to 25% slopes; and slopes 
greater than 25%. These areas are illustrated on the Composite Site Analysis Plan. The zoning regu-
lates certain disturbance activities in these steep slope areas. 

The Composite Site Analysis Plan also shows areas where the bedrock is “shallow” defined as being 
between 1.5 feet and 3 feet below ground surface. The presence of shallow bedrock makes develop-
ment of these areas more expensive due to higher excavation costs. These areas are largely located in 
the west-central portion of the project site. 

Hydrology and Drainage 

As previously mentioned, the site is divided by four fingers of an intermittent creek that runs through the 
site and drains most of the site into the Big Spring Creek. Most of the 168 acres of the site drains into 
this waterway. Encompassing these intermittent creeks are alluvial soils. Alluvial soils are classified by 
high water saturation, reduced porosity and are not conducive for growing crops. They contain plant 
species that can grow in very wet conditions. Some of these areas may be defined as wetlands, but that 
determination will require on-site testing at a later date. 

These intermittent creeks drain water that runs off or is percolated through the site’s soils into the Big 
Spring Creek. The fact that most of the project site is undeveloped is a positive influence to the water  

quality of the Big Spring Creek and for the Cool Spring water intake, as the vegetation and percolation of 
water through the site’s soils cleans the water and enhances water quality. If fertilizers and pesticides are 
used for the crops grown on the site, there is likely an adverse effect on water quality. Testing of water 
quality was not a part of this study. 

Vegetation 

Most of the 105 acre private site is maintained as rotational feed crops. Most of the School District prop-
erty is wooded, except for a small part of the southwest corner of this site used for growing crops. 

Utilities 

There is a sanitary sewer main that runs along the alignment and right-of-way of Laughlin Mill Road. The 
presence of necessary utility infrastructure will be a benefit to any proposed development in this part of the 
site. There is limited electrical service to the Cool Spring pumping station and to the residence on the pri-
vate parcel. 

Zoning 

The project site is defined by two different zoning districts. The School District portion of the site is zoned 
as R-1 Residential. It permits single family homes and single family cluster development and duplex, town-
houses and multi-family under the cluster option. Under the cluster option, there is a requirement for 30% 
open space. 

The private parcel is R-2 Residential. The R-2 district permits that same types of residential units as the R-
1 district albeit at higher densities. Just like the R-1 district, a similar amount of open space is required. 
The West Pennsboro Zoning Ordinance was adopted in 2011 and is considered a progressive modern 
ordinance with substantial environmental protections. Zoning for the Masonic temple site is also R-2. 

Surrounding influences 
Transportation 

Project committee members report that traffic congestion can be substantial in the vicinity of the Middle 
School and High School. In 2004 the School District commissioned a study to determine if a traffic light at 
the intersection of Mt. Rock Road and the High School Driveway was warranted. The consultant team for 
this Big Spring Master Plan confirmed in 2012 that is was most likely that this intersection still did not meet 
the requirements for a traffic light. 

There are no sidewalks along Mt. Rock Road between the Borough and the school campus so if students 
want to walk to school they most walk in the vehicle cartway. 

School District representatives expressed concern about Mt. Rock Road being the only access to the 
schools and the possibility that this would be a problem during an emergency. On a daily basis, the lack of 
another access presents an inconvenience and some safety concerns due to the congestion at the start of 
the school day and at dismissal. 
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2. Existing Conditions 

The Western Cumberland County Council of Governments Joint Comprehensive Plan (WCCCG Plan) 
that was adopted in 2007 suggested the exploration of a new loop road that would better connect the 
school campus with the community. 

Cumberland Valley Rail Trail 

The development of the Cumberland Valley Rail Trail is generally thought to be a positive development 
in the area. Once completed, the trail will provide a recreational amenity and a possible commuting link 
for residents of the area. To the west of Newville Borough, much of the trail is completed. Presently a 
new connector bridge to Shippensburg is nearing completion. 

Economic Development 

The Borough of Newville continues to promote redevelopment projects that will create greater economic 
activity in the Borough. With the Great Recession of 2008, progress has slowed. There continues to be 
interest in the development of distribution facilities in the region. The development of these facilities will 
be a catalyst to the construction of additional housing and support businesses. The proximity of the pro-
ject site – within easy walking distance – could be a plus for the Borough.  Development on the project 
site could create an increased demand for personal service and eating places in Newville. An infusion of 
new, nearby residents is thought to be a potentially good thing for the Borough’s revitalization. 

Planning Process 

The planning process took approximately one year. However, the groundwork for the planning process 
began in 2007 with the Joint Comprehensive Plan. In late 2009 and early 2010, area leaders met with 
County Planners to formulate the ideas for a grant to the PA Department of Community and Economic 
Development for a planning study to foster economic development in the Newville Borough area. With 
the assistance of the County, a coalition was formed, a Request for Proposals was developed and sev-
eral consult teams responded. Three were interviewed and the team of Simone Collins Landscape Ar-
chitecture, Urban Partners and Grove Miller Inc. were selected.  

There were a series of 5 committee meetings and 3 public meetings. The schedule of meetings was as 
follows:  

October 13, 2011   Committee Meeting #1 

November 1, 2011   Public Meeting #1 

December 1, 2011   Committee Meeting #2 

January 18, 2012  Committee Meeting #3 

March 7, 2012   Public Meeting #2 

June 25, 2012   Committee Meeting #4 

September 27, 2012  Committee Meeting #5 

October 25, 2012   Public Meeting #3 

Meeting minutes are contained in the appendix of this report.  

Market Analysis  

The goals as contained in the RFP suggested that the planning study look at options such as: “small 
business development and high-tech, research and development, and professional office opportunities 
to balance existing retail commercial uses and warehouse distribution potential." 
 

In order to test the proposed markets contained in the RFP, the consultant team conducted a market 
study in the area around Newville to determine likely markets area that might be developed on the pro-
ject site.  
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2. Existing Conditions 
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Introduction 
The market analysis for the Big Spring Master Plan examines the development opportunities for 
two parcels in West Pennsboro Township, Cumberland County, located adjacent to the Bor-
ough of Newville off Mt. Rock and Centerville Roads.  One parcel is owned by the Big Spring 
School District, and the second parcel is privately-owned.  The intent of this analysis is to iden-
tify appropriate market segments and associated sustainable land uses for the parcels based 
on current and anticipated market conditions in the region.   The analysis offers a foundation for 
the municipalities and school district to best position themselves to capture the development 
opportunities that support their goals for future growth.  And it will serve as a guide for them to 
pursue the optimal developers and tenants for the suggested development program.  The in-
volved entities hope that the Master Plan will enhance the economic vitality of the area through 
the identification of new commercial and residential uses, increased recreational opportunities, 
new transportation infrastructure, and the preservation of key existing historic resources.   

 

To examine the markets in the Big Spring region for potential uses for the two subject proper-
ties, we chose the Big Spring School District boundary as a logical study area (see Map 1).  
The municipalities constituting the study area are Newville Borough, and West Pennsboro, 
North Newton, South Newton, Upper Frankford, Lower Frankford, Upper Mifflin, Lower Mifflin, 
Cooke, and Penn Townships.  This area is based on the parcels' location within the road net-
work, the appropriateness of the location for the scale of amenities to serve both new develop-
ment and nearby residential areas, and the physical size of the site which would determine the 
type and amount of development that could be accommodated.  All of these factors impact the 
distance from which potential customers would be drawn.  In some cases similar markets out-
side this study area were examined when nearby comparisons weren't available.  We also ex-
amined a variety of examples throughout the region or in other parts of the country for potential 
development concepts that could be applied to Big Spring. 

Map 1. Market Analysis Study Area 

      3. Market Analysis 
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3. Market Analysis         

Housing Stock 

Unlike population and households, housing units grew between 2000 and 2010 in every municipality 
of the Big Spring study area, including Newville (see Table 3).  According to the Census, the number 
of housing units grew in the study area during the 2000s by more than 13%, compared to the 
County's growth in housing units of 15%.  While Newville only experienced a 1% increase in housing 
units, the other municipalities saw growth in housing more similar to that of households and popula-
tion.  The exception is Cooke Township.  As noted above, growth in Cooke appears to be from 
nearby recreation, perhaps as second homes or cabins.  This would explain the Township's 300% 
increase in housing units.   

Table 3. Housing Units 2000-2010 

 

The changes in population and households resulted in increasing vacancy rates between 2000 and 
2010 in all areas including the Big Spring study area and County, with the slight exception of Upper 
Frankford Township whose vacant housing stock declined by a tenth of a percent (see Tables 4 and 
5).  Among the examined areas, the vacancy rate was lowest in North Newton Township in 2010 at 
3.6%.  Besides Cooke Township, an assumed outlier, the largest increase in vacant units occurring 
in the 2000s was in Newville where they doubled.   Vacancy rates in the remaining municipalities of 
the study area increased rather modestly.  In the study area as a whole, the vacancy rate increased 
more substantially than in the County, by 7.5% compared to 6%.  Overall, housing occupancy re-
mained relatively high in the study area, at or above 90% except for Cooke Township. 

Table 4. Occupied Housing Units 2000-2010 

 

Municipality 2000 2010
2000-2010 

Change
% 

Change
Newville Borough 620 625 5 0.8%
West Pennsboro Twp. 2,016 2,252 236 11.7%
North Newton Twp. 784 897 113 14.4%
Cooke Twp. 67 268 201 300.0%
Lower Frankford Twp. 707 718 11 1.6%
Lower Mifflin Twp. 616 720 104 16.9%
Penn Twp. 996 1,131 135 13.6%
South Newton Twp. 480 515 35 7.3%
Upper Frankford Twp. 719 844 125 17.4%
Upper Miffl in Twp. 469 500 31 6.6%

Total Study Area 7,474 8,470 996 13.3%
Cumberland County 86,951 99,988 13,037 15.0%
U.S. Census Bureau

Background Demographics 
To get a sense of the characteristics of the region surrounding the subject properties as they may poten-
tially impact the real estate market, we examined specific background demographics for the market 
study area.  Key demographic factors include population and housing data.   

Population 
U.S. Census data from 2000 and 2010 indicates that the municipalities in the Big Spring study area 
changed quite differently between 2000 and 2010 (see Table 1).  While Newville Borough lost 3% of its 
population during this time, West Pennsboro Township grew by almost 6%.  Two of the remaining mu-
nicipalities - Lower Frankford and Upper Mifflin, both in the northern section - lost population, 5% and 
3% respectively. The other remaining six municipalities all grew in the 2000s.  The largest growth was 
experienced by Cooke Township, which increased its population by 53%, though it still only had 179 
residents in 2010.  It is unclear what the origin of this growth is; local officials speculate that it may be 
related to recreation at Pine Grove Furnace State Park and actually an increase in temporary residents. 
Aside from Cooke Township, growth in the other municipalities occurred between 4 and 12%. The Big 
Spring study area as a whole grew by just over 5%, compared to Cumberland County's growth of just 
over 10%. 

Table 1. Population 2000-2010 

 
The number of households grew by 9.5% in the in the Big Spring study during the 2000s, despite its 5% 
growth in population (see Table 2).  Similarly, households in the County grew at a higher rate (13%) 
than population (10%). Similar trends were evident in the municipalities of the study area that saw in-
creases in population, where the rate of growth was higher in households than population.  In Newville, 
which experienced a 3% loss in population, the number of households declined by 6%.  In Upper Mifflin, 
however, where a loss in population was experienced, the number of households grew by 5.5%.

 
Table 2. Households 2000-2010 
 

Municipality 2000 2010
2000-2010 

Change
% 

Change
Newville Borough 1,367 1,326 -41 -3.0%
West Pennsboro Twp. 5,263 5,561 298 5.7%
North Newton Twp. 2,169 2,430 261 12.0%
Cooke Twp. 117 179 62 53.0%
Lower Frankford Twp. 1,823 1,732 -91 -5.0%
Lower Mifflin Twp. 1,620 1,783 163 10.1%
Penn Twp. 2,807 2,924 117 4.2%
South Newton Twp. 1,290 1,383 93 7.2%
Upper Frankford Twp. 1,807 2,005 198 11.0%
Upper Miffl in Twp. 1,347 1,304 -43 -3.2%

Total Study Area 19,610 20,627 1,017 5.2%
Cumberland County 213,674 235,406 21,732 10.2%
U.S. Census Bureau

Municipality 2000 2010
2000-2010 

Change
% 

Change
Newville Borough 579 542 -37 -6.4%
West Pennsboro Twp. 1,938 2,161 223 11.5%
North Newton Twp. 766 865 99 12.9%
Cooke Twp. 50 80 30 60.0%
Lower Frankford Twp. 683 678 -5 -0.7%
Lower Mifflin Twp. 586 677 91 15.5%
Penn Twp. 974 1,080 106 10.9%
South Newton Twp. 455 486 31 6.8%
Upper Frankford Twp. 669 786 117 17.5%
Upper Miffl in Twp. 452 477 25 5.5%

Total Study Area 7,152 7,832 680 9.5%
Cumberland County 83,015 93,943 10,928 13.2%
U.S. Census Bureau

Municipality 2000 2010
Occupancy 

Rate 2000
Occupancy 

Rate 2010
Newville Borough 579 542 93.4% 86.7%
West Pennsboro Twp. 1,938 2,161 96.1% 96.0%
North Newton Twp. 766 865 97.7% 96.4%
Cooke Twp. 50 80 74.6% 29.9%
Lower Frankford Twp. 683 678 96.6% 94.4%
Lower Mifflin Twp. 586 677 95.1% 94.0%
Penn Twp. 974 1,080 97.8% 95.5%
South Newton Twp. 455 486 94.8% 94.4%
Upper Frankford Twp. 669 786 93.0% 93.1%
Upper Miffl in Twp. 452 477 96.4% 95.4%

Total Study Area 7,152 7,832 95.7% 92.5%
Cumberland County 83,015 93,943 95.5% 94.0%
U.S. Census Bureau
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        3. Market Analysis 

 

Table 7. Renter-Occupied Housing Units 2000-2010 

 

Census Bureau data on the number of authorized residential building permits indicates a fairly steady growth in 
construction activity with some fluctuations in Cumberland County over the last 10 years except for 2009 when ac-
tivity dropped by 39% (see Table 8).  Construction then began to rebound in 2010 mirroring improved national 
trends in the housing industry.  The peak year in the County for construction was 2002, while in the study area it 
was 2005.  Despite the housing market crisis, almost all municipalities in the study area continued to issue building 
permits, and some even experienced an upswing in activity heading into 2009.   The municipality with the most 
permit activity over the 2000-2010 period was West Pennsboro, with a total of almost 50% more than its closest 
competitor Upper Frankford.  The least activity was in Newville, where just seven permits were issued throughout 
the decade.  During that time, the study area's issued permits constituted about 7.5% of the County's. 

 

Table 8. Residential Building Permits Authorized 2000-2010 

 

 

Municipality 2000 2010
Renter Rate 

2000
Renter Rate 

2010
Newville Borough 276 262 47.7% 48.3%
West Pennsboro Twp. 305 371 15.7% 17.2%
North Newton Twp. 112 125 14.6% 14.5%
Cooke Twp. 6 5 12.0% 6.3%
Lower Frankford Twp. 132 117 19.3% 17.3%
Lower Mifflin Twp. 75 96 12.8% 14.2%
Penn Twp. 131 128 13.4% 11.9%
South Newton Twp. 67 75 14.7% 15.4%
Upper Frankford Twp. 80 95 12.0% 12.1%
Upper Miffl in Twp. 45 57 10.0% 11.9%

Total Study Area 1,229 1,331 17.2% 17.0%
Cumberland County 22,370 26,337 26.9% 28.0%
U.S. Census Bureau

Municipality 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 Total
Newville Borough 0 0 0 0 2 0 0 1 0 2 2 7
West Pennsboro Twp. 23 24 25 31 27 62 31 19 16 3 13 274
North Newton Twp. 18 10 15 11 16 21 12 16 11 14 5 149
Cooke Twp. 8 1 3 5 4 3 0 1 0 0 0 25
Lower Frankford Twp. 5 4 5 4 4 6 6 7 2 2 3 48
Lower Mifflin Twp. 0 13 21 21 8 12 13 9 6 3 4 110
Penn Twp. 22 20 20 12 12 28 22 10 12 5 2 165
South Newton Twp. 0 4 5 4 5 1 8 2 3 4 5 41
Upper Frankford Twp. 11 9 12 15 23 29 36 13 10 12 13 183
Upper Miffl in Twp. 9 14 8 6 9 7 3 8 3 4 5 76

Total Study Area 96 99 114 109 110 169 131 86 63 49 52 1,078
Cumberland County 1,098 1,129 1,644 1,561 1,393 1,489 1,321 1,570 1,266 767 980 14,218
U.S. Census Bureau

Table 5. Vacant Housing Units 2000-2010 

 

 

Changes in tenure, or rate of owner-occupancy versus renter, differed significantly among municipali-
ties throughout the Big Spring study during the 2000s.  Rates of ownership decreased in six of the 10 
municipalities (see Tables 6 and 7).  The largest was an almost 2% decrease in Upper Mifflin Town-
ship.  The remaining municipalities losing homeowners did so at a rate of less than 1.5%.  Owner-
occupancy grew in the study area as a whole by two-tenths of a percent, while it declined in Cumber-
land County by almost 1%.  All of the municipalities are about 83% or higher owner-occupant except 
for Newville, where the ownership rate was at about 52%.  The County's rate was about 9% less than 
the study area's in 2010, down from almost 10% a decade earlier.   

 

Table 6. Owner-Occupied Housing Units 2000-2010 

 

Municipality 2000 2010
Vacancy 

Rate 2000
Vacancy 

Rate 2010
Newville Borough 41 82 6.6% 13.1%
West Pennsboro Twp. 78 91 3.9% 4.0%
North Newton Twp. 18 32 2.3% 3.6%
Cooke Twp. 17 188 25.4% 70.1%
Lower Frankford Twp. 24 40 3.4% 5.6%
Lower Mifflin Twp. 30 43 4.9% 6.0%
Penn Twp. 22 51 2.2% 4.5%
South Newton Twp. 25 29 5.2% 5.6%
Upper Frankford Twp. 50 58 7.0% 6.9%
Upper Miffl in Twp. 17 23 3.6% 4.6%

Total Study Area 322 637 4.3% 7.5%
Cumberland County 3,936 6,045 4.5% 6.0%
U.S. Census Bureau

Municipality 2000 2010
Ownership 
Rate 2000

Ownership 
Rate 2010

Newville Borough 303 280 52.3% 51.7%
West Pennsboro Twp. 1,633 1,790 84.3% 82.8%
North Newton Twp. 654 740 85.4% 85.5%
Cooke Twp. 44 75 88.0% 93.8%
Lower Frankford Twp. 551 561 80.7% 82.7%
Lower Mifflin Twp. 511 581 87.2% 85.8%
Penn Twp. 843 952 86.6% 88.1%
South Newton Twp. 388 411 85.3% 84.6%
Upper Frankford Twp. 589 691 88.0% 87.9%
Upper Miffl in Twp. 407 420 90.0% 88.1%

Total Study Area 5,923 6,501 82.8% 83.0%
Cumberland County 60,645 67,606 73.1% 72.0%
U.S. Census Bureau
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Table 10. Sample New Housing For Sale - Shippensburg Area 

 
Table 10 lists the new developments in the Shippensburg area, which are primarily located in South-
ampton Township and Shippensburg Borough.  As is the case near Carlisle, new construction in this 
vicinity consists of both single-family detached homes and townhouses.  Sizes range between 1,500 
SF and 2,272 SF and sales prices range from $169,900 to $245,000.  The price per SF among the 
homes for sales ranges from $100 to $131.  In this location, both prices and sizes of homes are 
slightly more moderate than in Carlisle. 

While these new developments provide an indication of new housing comparables in the region, they 
do not demonstrate the type of housing the local entities wish to attract for the subject Big Spring 
site.  The Steering Committee indicated that it would like a denser layout, more similar to that found 
in Newville Borough than the outlying Townships, that would encourage connections to the Borough 
via trails and walkways, preserve open space for recreation and farming, and incorporate sustainable 
design and construction - something unique for the immediate area.  Several developments of the 
type exist in Pennsylvania, which could be models for new housing in Big Spring. 

 

A local builder, Charter Homes, develops new homes throughout Central PA, including Dauphin, 
York, Lancaster, and Cumberland Counties.   They have completed two communities similar to the 
type being sought for the Big Spring site - Florin Hill in Mt. Joy Borough, Lancaster County, and Wal-
den in Silver Spring Township, Cumberland County.  Florin Hill is located within the boundaries of Mt. 
Joy Borough and its new streets connect to the existing street pattern of the Borough (see Map 2).  
While this arrangement facilitates easy access to downtown Mt. Joy and Main Street's shops and 
restaurants, the development itself contains a pool, fitness center, shops, and a TerraPark - play 
spaces built into the landscape's natural features.  The development also preserves open space to 
protect views and recreational amenities.  The site is very similar to the subject parcels in Big Spring. 

 

 

 

 

 

 

 

Address Municipality
Square 

Feet (SF) BR BA Price Price/SF
107 Osprey Way Southampton 1,750 3 2 $229,900 $131
1 Pin Oak Lane Southampton 1,500 2 2 $179,900 $120
3 Raven Way Southampton 2,000 4 2.5 $229,900 $115
135 Pin Oak Lane Southampton 1,500 2 2 $169,900 $113
103 Osprey Way Southampton 2,200 4 2.5 $245,000 $111
804 Southwood Drive Shippensburg 2,272 4 2.5 $242,900 $107
706 Southwood Drive Shippensburg 2,113 4 2.5 $225,900 $107
710 Southwood Drive Shippensburg 1,858 3 2.5 $196,900 $106
2 Pin Oak Lane Southampton 1,700 2 2 $179,900 $106
703 Southwood Drive Shippensburg 2,205 4 2.5 $231,900 $105
136 Pin Oak Lane Southampton 1,700 2 2 $169,900 $100
Source: zillow.com, trulia.com, Urban Partners

Potential Uses 

A variety of uses were identified for the subject properties in Big Spring based on potential market 
opportunities.  The uses deemed most appropriate for the site, with input provided by the Steering 
Committee, include sales housing, limited community-serving retail, and limited office space all in 
new construction buildings, as well as a catering facility and/or farm-to-table restaurant in the  historic 
barn on Mt. Rock Road and a small community supported agriculture farm.      

New Sales Housing 
Sales housing was identified as a potentially viable use at the Big Spring site.  To assess this market, 
we examined new housing developments in the Newville area, encompassing several municipalities 
beyond the study area to capture a maximum variety of comparable properties.  These developments 
are primarily clustered around Carlisle, including West Pennsboro Township (see Table 9) and Ship-
pensburg (see Table 10). 

 

Table 9. Sample New Housing For Sale - Carlisle Area 

 
 

As Table 9 shows, new developments around Carlisle can be found in North and South Middletown, 
Dickinson, and West Pennsboro Townships as well as the Borough.  Both single-family detached and 
townhome styles appear to be popular among new construction developments.  Sizes range between 
1,400 SF and 2,931 SF and sales prices range from $159,000 to $399,700.  The price per SF among 
the homes for sales ranges from $99 to $188. 

 

 
 

Address Municipality
Square 

Feet (SF) BR BA Price Price/SF
4 Jefferson Drive South Middleton 2,150 3 2.5 $329,900 $153
218 Overfield Drive South Middleton 2,644 4 2.5 $369,000 $140
216 Westgate Drive South Middleton 2,190 4 2.5 $279,900 $128
4 Group Court South Middleton 1,400 2 2 $199,000 $142
212 Bellows Drive Dickinson 2,450 4 2.5 $334,900 $137
12 Brook Side Drive Carlisle 1,600 3 2.5 $159,000 $99
51 Country Side Drive North Middleton 2,931 4 2.5 $399,700 $136
16 Essex Drive South Middleton 2,264 4 2.5 $323,900 $143
58 Gladwyn Drive South Middleton 2,196 3 2 $292,000 $133
102 Lehman Drive North Middleton 1,436 2 2 $174,900 $122
7 Essex Drive South Middleton 1,712 3 2 $293,090 $171
4 Elton Drive West Pennsboro 2,192 3 2.5 $334,900 $153
N/A West Pennsboro 2,300 3 2 $335,000 $146
N/A West Pennsboro 1,704 3 2 $320,000 $188
Source: zillow.com, trulia.com, Urban Partners

3. Market Analysis         

Examples of new detached homes and townhouses 
in the Carlisle area 
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Map 2. Aerial View of Florin Hill in Mt. Joy Borough 

 

 

 

 

 

 

 

 

 

 

 

 

The development offers a variety of home styles, sizes, and prices.  Styles include single-family de-
tached homes, townhomes, cottages, and bungalows.  Currently there are several homes for sale in Flo-
rin Hill in several varieties.  Single-family detached homes range in price from $169,900 for 1,302 SF 
($130/SF) to $279,990 for 3,097 SF ($90/SF).  Townhomes range in price from $159,990 for 1,379 SF 
($116/SF) to $179,990 for 1,464 SF ($123/SF).  These prices per square-foot are comparable to those 
being commanded by more typical new construction closer to Newville, detailed in Tables 9 and 10. 

 

 

 

 

 

 

 

 

 

 
Typical single-family detached and townhouse in Florin Hill as well as the development's site plan  

 

Walden is located in Silver Spring Township.  Though it's near Mechanicsburg, it is a more isolated set-
ting than Florin Hill or the subject site in Big Spring (see Map 3).  Within Walden is Walden Crossroads - 
a traditional town center-like node - which it touts itself as Cumberland County's newest village.  The 
community strives to combine convenient amenities, such as small shops, a spa, and fitness center, with 
townhouse living.  In addition to these amenities, the Walden community also offers a TerraPark, attrac-
tive streetscapes, and walking trails.   

 

 

Map 3. Aerial View of Walden/Walden Crossroads in Silver Spring Township 

 

 

 

 

 

 

 

 

 

 

 

 

 

Unlike Florin Hill, Walden offers just single-family detached homes and townhouses, and in Walden Cross-
roads only townhouses are available - some above the shops.  The development offers a variety of sizes 
and prices.  Currently there are several homes for sale in Walden in several varieties.  Single-family de-
tached homes in Walden are selling for approximately $283,700 for 1,930 SF ($147/SF).  Townhomes in 
Walden range in price from $214,990 for 1,916 SF ($112/SF) to $250,990 for 1,948 SF ($129/SF).  Prices 
for townhouses in Walden Crossroads range from $167,030 for 1,267 SF ($132/SF) to $189,250 for 1,472 
SF ($129/SF).  While these prices per square-foot are slightly higher than those in Florin Hill, they are still 
comparable to prices being commanded by more typical new construction closer to  

 

Newville, detailed in Tables 9 and 10. 

Typical townhouses in Walden Crossing as well as the 
development's site plan 
 

 

 

 

An even more sustainable housing model is one of the eco village.  This type of development, which uses 
eco-friendly building practices to build a socially and environmentally-sustainable co-housing community, 
is gaining popularity in the Northeast, including Pennsylvania.  Eco village design incorporates tight clus-
ters of homes connected by walking paths and surrounded by shared green spaces, with parking on the 
periphery of the community.  While homes are typically individually-owned, common areas and facilities 
are shared.  These may include a common kitchen, laundry area, child care facilities, guest rooms, and 
recreational features.  The community is usually planned, owned, and managed by the residents, who also 
share in maintenance and governance. 

        3. Market Analysis 
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In London Grove Township, Chester County, Three Groves Village is an eco village currently in the plan-
ning and design stage.  A homeowners association of ten committed buyers has been formed and the 
association has purchased the 7.5-acre parcel on which the eco village will be built.  The community is 
to be located across the street from a planned new park, and within walking distance of downtown West 
Grove, three schools, and a bus stop.  Specific features include ultra energy-efficient and environmen-
tally-friendly buildings that preserve open space; on-site solar and geothermal systems that will provide 
energy for all utilities resulting in no utility bills; a 5,000 SF club house with professional kitchen and din-
ing hall for shared meals, guest rooms, offices, exercise room, game rooms, and laundry room, a natural 
non-chlorinated swimming pool, and a shared workshop for repairs.  The housing component will consist 
of individually-owned units with 1, 2, 3, or 4 bedrooms at prices competitive in the local market.  Prices 
for new construction in the immediate West Grove area range from $305,000 for 1,852 SF ($165/SF) to 
$420,000 for 3,106 SF ($135/SF).  Not surprisingly, these home prices are slightly higher that those 
found in new Central Pennsylvania communities. 

 

 

 

 

 

 

 

 
 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Housing options for Three Groves EcoVillage 

Limited Commercial 
Another viable use identified for the Big Spring site is limited commercial, including community-serving 
retail and small office.  Community-serving retailers are those that serve the everyday needs of local 
residents, including such stores as convenience stores, drug stores, restaurants, hardware stores, flo-
rists, and hair salons.  Many of these types of stores are appropriate for communities like Big Spring - 
smaller building footprints that fit well into a village environment.  These new stores could serve both the 
new residents as part of a new development as well as existing residents.   

 

To assess this market, we examined the current retail supply in the Borough and environs.  This evalua-
tion revealed that a number of basic community-serving retailers are missing.  Shoppers are therefore 
leaving the immediate area for these items, and Big Spring is currently missing an opportunity to capture 
customers who would buy them.  Retailers currently missing from the local supply, and for which an op-
portunity in Big Spring exists, include: 

• Coffee shop 

• Sit-down restaurant 

• Optician 

• Hair salon 

• Dry cleaner 

 

In total, we recommend no more than 10,000 square feet of new retail development based on the exist-
ing retail supply, area population, and potential for new residential development.  This retail component 
of the Big Spring development concept should be considered for a later phase after any new housing is 
completed to maximize the customer base. 

 

Another commercial component for the Big Spring site could be small professional offices.  This could 
include medical offices, such as doctors and dentists, as well as other professional services including 
insurance and financial.  Offices should be incorporated into the development following the completion 
of the retail phase. 

 

The residential communities of Florin Hill and Walden Crossroads, discussed above, contain a commer-
cial component as well, including community-serving retail and small offices.  The type and scale of 
shops could be a model for Big Spring to emulate.  Retailers and services currently available at Florin 
Hill include the Florin Hill Athletic Club and Lounge, Get Real Martial Arts, Details Salon and Spa, 
Wenger Dental, a chiropractor, Eaton Mortgage, Pure Sound Hearing Aids, and Stewardship Financial 
Advisors.  Retailers and services currently available at the Walden Crossroads community include Posh 
Salon and Spa, the Walden Athletic Club, Absolute Pilates, and Designs by Luba - an interior design 
store.  More shops are expected. 

 

Commercial components of Florin Hill 
and Walden Crossroads  

3. Market Analysis         
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Catering/Event Facility 
A catering and/or event facility is a potential use that was examined for the historic barn.  There are a 
variety of possible arrangements for this type of facility.  One would be for a catering company to fully 
operate out of the barn, where the company’s offices, full commercial kitchen facilities, and event space 
could all be located.  Another less complicated option would be to use the barn only for catered events, 
with a commercial kitchen and/or office space located off-premises.  Based on our research, it was de-
termined that a full commercial kitchen is not necessary to hold catered events, as long as there is a 
prep kitchen equipped with a sink, an oven, a refrigerator, a microwave, and adequate counter space.  A 
proper HVAC system is required as well.   

 

To assess the catering/event facility market, we examined existing catering companies in the Big Spring 
area, encompassing several municipalities within Cumberland County to capture a maximum variety of 
comparable properties (see Table 11).   

 

Table 11. Caterers and Catering Facilities in the Big Spring Area 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
As Table 11 shows, there are many catering companies located in the area surrounding Big Spring.  
While most are located in Carlisle and Shippensburg, several are located in the outlying townships in-
cluding West Pennsboro.  From this inventory of nearby facilities and restaurants, it could be deduced 
that the market is quite saturated for a catering facility at the subject site in Big Spring.  However, since 
the barn could create an ideal event site, several of the companies would likely be willing to cater events 
held there. 

 
CSA Farm 

Community supported agriculture is another potential use for Camp Olympic Park that is popular among 
committee members, stakeholders, and the public.  According to the U.S. Department of Agriculture, 
Community Supported Agriculture, or CSA, is a relatively new form of farming in the United States that 
was introduced from Europe in the 1980s.  The concept began in Switzerland and Japan in the 1960s as 
a way to better unite consumers seeking safe, fresh food with farmers seeking reliable nearby markets.  
CSAs in the United States are most commonly found in the Mid-Atlantic, New England, Great Lakes re-
gion, and the West Coast.   

Operationally, CSAs work by a group of individuals agreeing to support a local farm operation so the farm-
land becomes the community’s farm, where the growers and consumers provide mutual support and share 
the benefits of food production.  Most often, members or farm “share-holders” pay or pledge in advance to 
cover anticipated costs of the operation and farmer’s salary.  In return, they receive shares from the farm’s 
bounty throughout the growing season.  Along with this comes the satisfaction of participating in the direct 
production of food and getting to know the farmer.  Members also share the risks of food production, espe-
cially occasional unproductive harvests due to inclement weather or pests.  CSAs benefit farmers by elimi-
nating the need for marketing with direct sales to share-holders and providing financial security through 
up-front payments by members.  Most CSAs provide a variety of seasonable vegetables, fruits, and herbs.  
More involved CSAs also provide eggs, milk, meat, and firewood. 

 

To get a sense of the competition for a potential new CSA at the Big Spring site, we inventoried all existing 
CSAs in the general vicinity, including the farm operated by Dickinson University outside of Carlisle (see 
Table 12).   

 

Table 12. Community Supported Agriculture Farms in the Big Spring Area 

 

 

As the table shows, there are a variety of CSAs in the area.  The closest is Stone Gardens Farm right in 
West Pennsboro Township.  This does not necessarily preclude the subject site from hosting a CSA; it is 
common for several to be located within just a few miles of each other, as demonstrated in Table 11.  Fur-
thermore, different CSAs can offer different products and have varying schedules, which will attract differ-
ent members. 

 

Farm-to-Table Restaurant 
In the spirit of CSAs, another use option for the Big Spring site is a restaurant featuring farm-to-table cui-
sine grown on-site and/or in the area.  Restaurants of this type are dedicated to serving local, seasonal 
ingredients from local farms.  Such a restaurant could potentially be housed in the existing barn and would 
require a full commercial-grade kitchen.  This concept could exist in place of a catering facility or could 
operate as a restaurant that caters off-premises as well as caters private events in the restaurant. 

 

 

 

 

 

Farm Name Address Street Municipality
Stone Gardens Farm 321 Oak Flat Road West Pennsboro
Shared Earth Farm 131 State Road Silver Spring
Garden of Edenbo 1421 W Trindle Road South Middleton
Dickinson College Farm 553 Park Drive South Middleton
Earth Spring Farm 250 Old State Road Dickinson
Lil' Ponderosa Enterprises 44 Ponderosa Road Lower Frankford
Wil-Ar Farms 76 Parker Road West Pennsboro
Source: localharvest.org, organicaginfo.org, eatwild.com, dickinson.edu

Business Name Address Direction Street Municipality
Carriage Haus 3461 Ritner Highway West Pennsboro
Moore's Catering 89 E Main Street Penn
Premiere Events 429 E Orange Street Shippensburg
Kathy's Deli 891 W King Street Shippensburg
Cressler's Masterpiece 1075 W King Street Shippensburg
Mosaic Coffee Company 37 E Garfield Street Shippensburg
LeBlanc's Sunnyside Restaurant 850 N Hanover Street Carlisle
Wenger Meats & Ice Co. 511 E Louther Street Carlisle
Chef Exclusive Catering 330 E Louther Street Carlisle
Vanilla Bean Bakery 2 E Liberty Avenue Carlisle
Ingram's Catering 115 Marion Avenue Carlisle
L & D Catering 4 W High Street North Middleton
B Warner's Catering 95 Bucktown Road South Middleton
Greatq4u 10 W Pine Street Mt. Holly Springs
Source: Google Maps

        3. Market Analysis 
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To assess the farm-to-table restaurant market, we searched for existing restaurants in the Big Spring 
vicinity and were unable to locate any such facility in the Cumberland Valley.  The closest farm-to-table 
restaurant is the Sheppard Mansion in Hanover, York County.   

 

Other examples exist outside the area, including the Stone Barns Center for Food & Agriculture’s on-
premises farm-to-table restaurant called Blue Hill at Stone Barns in New York State.  Sourcing from the 
surrounding fields and pasture, as well as other local farms, the restaurant exploits the resources of the 
Hudson Valley.  There are no menus at Blue Hill at Stone Barns.  Instead, guests are presented with a 
list of over a hundred ingredients, updated daily, which contains the best current offerings from the field 
and market that they refer to as a “farmer’s feast”.  Another good example of a successful farm-to-table 
restaurant is the Stone Barn in Kennett Square, PA.  That facility also hosts weddings and other events.  
Also in Chester County is the Northbrook Marketplace, located outside West Chester.  The Marketplace 
is a combination bakery, café, market of prepared foods, and restaurant with tasting menus featuring 
locally grown and produced ingredients.  They also offer a seasonal menu with meats and produce ob-
tained from local farms. 

 

 

 

 

 

 

 

 

 

 

The Stone Barn in Kennett 
Square, Chester County 

 

Sheppard Mansion in Hanover, 
York County  

3. Market Analysis         
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Development Studies  
 

With the market study pointing toward residential development, the planners first examined what could be 
developed under the current R-1 and R-2 zoning districts. This planning study assumes that the School 
District was willing and able to sell their 63 acres for development.  

It should be noted that these development scenarios are not being proposed by this study. Rather, this is 
an examination of what is possible.  

Based on the requirement of the zoning ordinance, it is possible to develop approximately 604 single fam-
ily units over these 168 acres.  

On the School District property, 164 single family units could be  built on ¼ acre lots with approximately 
30% of the ground or 17.6 acres of open space, that could  be either dedicated to the Township or as a 
part of a homeowner’s association. The latter is more likely.  

On the 105 acre private parcel, a total of approximately 443 single family homes could be built on 6000 SF 
lots. Approximately 25.4 acres of open space would be saved, some as the multi-municipal park near 
Laughlin Mill and the remainder along the alluvial soils and drainage ways that characterize the lower ele-
vations of the site.  

The two parcels could combine for a total of approximately 604 single family units with approximately 43 
acres or 25% open space.  

This plan assumes smaller dwelling units and smaller lots that are typically seen in the Western Cumber-
land County area. However, these types of single family units are growing in popularity since they cost 
less and in a slowly recovering residential market, present less risk for developers. These small units are 
also somewhat easier for potential buyers to finance with the mortgages being less than for larger units.  

The potential downfalls of this development model is that it is somewhat “cookie-cutter” and will not be 
unique from other developments in the region. A residential community that is “the same” as many others 
may also sell more slowly, in comparison to a more unique product.   

The Township’s current zoning does provide for 25% open space, a reasonable ratio of open space in 
most areas. However, this is not most areas. The entire 168 acres is in close proximity to the Big Spring 
Creek and Cool Spring water intake. Even while meeting all applicable environmental regulations, a  resi-
dential development of this nature is likely to have negative effects on water quality. This type of develop-
ment is both possible and permissible under current zoning. Another downside for a developer will  be the 
infrastructure cost that will  be necessary, roads, sewer and water must traverse the entire site and this 
type of infrastructure distribution will be expensive, potentially driving up development cost so much that 
the project becomes marginally profitable. This approach could have both high development costs and 
environmental costs, neither of which are positives for the developer, new homeowner or existing local 
community.  

The project team examined another option that could be less expensive to build,  

    4. Planning and Recommendations  
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The assumptions about another development approach were based on several goals and assumptions:  

• Preserve as much open space as possible to both create a unique and beautiful setting for this 
residential community and to afford the Big Spring Creek and the Cool Spring water intake as 
much protection as possible.  

• Preserve much of not most of the School District property as open space 
• Disturb as little of the site as possible to both minimize necessary infrastructure cost while creat-

ing better access to the site and adjoining properties  
• Preserve land for the multi-municipal park, a primary study goal 
• Suggest a mix of housing types to include small single family units, twins and townhouses. 
• Create the initial segments of the Big Spring Greenway. The Greenway is one of the recommen-

dations of the Cumberland County Open Space Plan.  
• Plan for a small amount of community retail space along Centerville Road.  
• Create pathways through the new residential community so that new residents can easily walk 

into Newville Borough.  

The project planners first develop a plan along these principals in March 2011. This plan illustrated that 
approximately 511 dwelling units (singles, twins and townhomes) could be constructed on much less of 
the project site while preserving approximately 115 acres or 68% of the project site as open space. This 
plan is labeled “”Draft” shown below.  

 

In October, 2012 the project planners presented a slightly revised plan that showed approximately 66% 
open space that encompassed 110.5 acres of the site. The open space included a proposed 13.5 acre 
park in the vicinity of Laughlin Mill. This plan was presented without indicating a specific number of resi-
dential units.  

The October 2012 plan indicates the possible conversion of residential properties to community commer-
cial uses such as personal service shops (dry cleaning, eateries, hair dresser, etc.).  

The recommended plan creates a unique setting for this residential community, preserving the defining 
characteristics of the land while offering substantially increased protection to the watershed.  

The recommended plan disturbs much less of the site and necessitates must less infrastructure, resulting 
in lower development costs.  

The recommended plan creates opens space that could be used for a variety of purposes. While the open 
space could be maintained as passive meadows, it also could be possible to farm much of the open space 
– either as land leased to a farmer, or as a community agricultural enterprise. This option might have the 
value-added attribute of further distinguishing the community as a one-of-a-kind development.  

The recommended plan suggests dedication of 13.5 acres as a township park in the vicinity of Laughlin’s 
Mill. This park could utilize existing farm structures for community activities and events. Park concepts are 
proposed as follows:  

• Creation / dedication of a 13.5 acre park at the northwest tip of the project site.  
• The park could include several existing farm structures for adaptive community use. One possible 

use for the barn could be a community building with café and rental space(s) for events.  
• Conversion of a residence along Mt. Rock Road into a bed and breakfast (whether or not a part of 

the park). 
• Creation of a parking lot for the new municipal park. 
• Adaptive reuse of the residence as a senior center.  
• Abandon Laughlin Mill Road from its intersection at Main. Create a new road along the route of 

the residence’s driveway off of Mt. Rock Road to access the two private residences and the Cool 
Spring Water Intake. This new road will avoid disruption of park activities near to the creek and 
minimize vehicular intrusions into the park near the creek.  

• Development of a floating dock / bridge across the Big Spring Creek to allow for better fishing ac-
cess and as a connection across the water to the west bank of the creek and the first leg of the 
Big Spring Greenway.  

• Creation of the Big Spring Creek Greenway along the west and east banks of the creek. On the 
west side, easement would need to be obtained by the Township to continue the greenway trail 
across a new pedestrian bridge at High Street then on to Centerville Road and back to the project 
site. The Big Spring Creek Greenway would connect to the project site’s extensive trail system 
and on to the Cumberland Valley Rail Trail.  

    4. Planning and Recommendations  



26 Big Spring Open Space and Public Safety Master Plan  



Big Spring Open Space and Public Safety Master Plan          27 

Above - Plan view of proposed 13.5 acre municipal park.  

At right, aerial sketch of park area   

    4. Planning and Recommendations  
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Recommendations 

The market study confirmed that the best market for the 
project site is residential development. This is likely to be 
the best market for the foreseeable future. The site’s rolling 
topography and relatively poor vehicular access preclude 
development for any industrial use such as a distribution 
center or warehouse. Even with the development of a loop 
road, access would still not be adequate for a warehouse 
use.   

Current zoning allows development on both the R-1 parcel 
(School District) and R-2 parcel (private) as shown on the 
“By-Right” yield plan with approximately 25% open space. 
While the R-1 and R-2 zoning standards result in what is a 
“reasonable” plan, it can be argued that from an environ-
mental protection and water quality protection standpoint, a 
plan such as the recommended plan provides much greater 
protection to the water resources of the community.   

If West Pennsboro Township wishes to proceed in the di-
rection of the recommended plan, one option is to revise 
the zoning for these two large parcels. However, it is not 
likely that the Township will elect to change zoning for 
these parcels for a variety of reasons. The ordinance was 
recently enacted and any rezoning could be seen as a de-
valuing of the properties. A zoning change might also result 
in less flexibility to the development of the parcels than cur-
rently exists.  The plan does recommend that the 7 parcels 
along Centerville Road be rezoned to mixed use. This 
would allow small retail uses, as discussed later. Also, the 
area of the large private parcel fronting on Main Street and 
Mt. Rock Road should be likewise rezoned to allow adap-
tive reuse of the existing buildings located here.  

4. Planning and Recommendations  



Big Spring Open Space and Public Safety Master Plan          29 

A second option is to attempt to influence the development toward the recommended plan in a variety of 
ways. These methods could include the following:  

• Adopt an Official Map and designate open spaces, roads and trails as such on the Official 
Map.  

The Official Map is a zoning tool by which a municipality may reserve certain areas for various land 
uses. The PA Land Trust Association offers the following description of the Official Map.  

“A municipality may express an interest in acquiring specific land (or easements thereon) for trails, 
streets, parks, open space networks and other public purposes by establishing an “official map” that 
“reserves” this land. If a landowner seeks to develop reserved land, the municipality has a year to pur-
sue acquisition of the land from the owner before the owner may freely build or subdivide. 
A municipality may more effectively provide for future trails, parks, networks of open space, road im-
provements, or other public uses by identifying the location of key public grounds and infrastructure in 
advance of the public’s need and reserving the necessary land on an official map. By reserving the land, 
the municipality expresses its intent to acquire that specific land at some future date. This expression of 
intent does not affect existing property ownership; landowners still own and control their land. However, 
the owners are constrained in building on, subdividing or otherwise developing the reserved land until 
(1) they receive a special encroachment permit or (2) they provide written notice of intent to develop and 
then allow the municipality up to a year to acquire the land from them. 
 
The municipality and landowner may negotiate the sale of the reserved land or an easement, or they 
may agree to an alternative approach that will still meet the public need. Sometimes, this includes the 
developer building the roads shown on the Official Map, or dedicating the proposed open space to the 
municipality.  If negotiations fail, the municipality may use its powers of condemnation, although munici-
palities rarely exercise these powers. If the municipality does not acquire the land within a year of the 
notice, the reservation lapses and the owner is free to build or subdivide following the normal regulatory 
process” 
 
In the case of the Big Spring plan, the elements that the Township could place on the Official Map to-
ward the realization of the recommended plan include the following:  
• The 13 acre parcel proposed as a municipal park 
• The remaining 97 acres of proposed open space. This land could remain the property of a homeon-

wer’s association or put under easement to a conservation organization or even put into agricultural 
conservation.  

• The roadways that are proposed as a part of the recommended plan. 
• Trails that are proposed as a part of the recommended plan.  
• Any stormwater management areas that will help to protect the water quality of the Cool Spring wa-

tershed.  
 
Even if the Township adopts an Official Map (West Pennsboro does not currently have one) and places 
these areas on it, it is likely that when the land is developed, the land will not be developed exactly as 
envisioned by this plan. However, there are three main points to this process: 
 

1. Preserve as much undeveloped ground as possible in proximity to the Big Spring Creek / Cool 
Spring water intake to protect water quality; 

2. Influence the private sector road alignment and construction toward addressing School District 
safety concerns and circulation needs;  

3. Influence the development process to create a unique, high quality residential community that 
will respect the land’s natural features while creating an excellent return to the private sector 
through the creation of this unique community.  

 

 

• Purchase the 13.5 acre site for a multi municipal park 

Since both the Township and the Borough have identified the need for a park and they both desire to pro-
tect the Laughlin Mill and the land adjoining the Big Sprig Creek, one or both municipalities could ap-
proach the private owner to purchase the land. Much of the purchase price of the park could be funded 
through a DCNR acquisition grant along with matching County open space funds.  

The municipalities are bound to pay the fair market price for the ground to the owner through a process of 
multiple land appraisals.  

A concern of the private owner may be that if the land was sold for the park, this 13.5 acres would not be 
tallied as required open space when the rest of the land is developed for residential use. This is a valid 
concern. It may be possible for the municipality to include in the purchase  and agreement that the 13.5 
acres could be counted against the required open space for the larger parcel for some period of time, say 
for example, 5 years.  

However, the municipal purchase of the ground could provide some working capital for the owner and to 
help market the larger parcel to potential developers. Also, the development of a park may be a catalyst 
for the private sector to purchase and develop the land for residences. Adjacency to a waterfront public 
park is an attractive and marketable amenity for any residential community. .  

If the municipal park purchase is made, the Township should consider the residential lot on the corner of 
Mt. Rock Road and Main Street at a part of the park purchase, due both to its prominent location and be-
cause of the adaptive reuse potential of the residence, perhaps connected with the operations and attrac-
tion of Laughlin Mill.   

If these land were purchased for use as a public park, there would need to be a park master plan com-
pleted and phased construction of the park improvements over a period of years.  

    4. Planning and Recommendations  
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Implementation 

 

It is anticipated that for all parts of the plan to be realized,  it will take 5  to 10 years, depending on a wide 
range of factors. These determinants include the economy, the residential housing market and the priority 
assigned by West Pennsboro Township, Newville Borough and the Big Spring School District in being 
catalysts to moving the plan forward.  

Private Sector Implementation 

The development of housing in the project area is a private sector concern. Market conditions, developer 
interest, willingness of the land owners, development of new warehouse distribution centers and other re-
gional economic generators, will all play a part as to the timing of development. Existing zoning is in place 
that will allow development, however there are actions that can be taken by the municipalities and the 
school district that can be a catalyst to development of the project sites. Therefore, this implementation 
section will focus on municipal and school district actions that can have a positive effect and may lead to 
residential development activity sooner than might  otherwise occurred.  

 

Recommended Implementation Actions By West Pennsboro Township 

Short term (1 year) 

• Adopt an Official Map and indicate the park, open space, trail and roadway improvements as shown 
on the recommended plan.  

• Engage DCNR in preliminary discussions about a park acquisition grant for the 13.5 acre parcel 
shown in the plan. Also consider acquisition of the residence at Main St. and Mt. Rock Road.  

• Engage in preliminary discussions with Newville Borough about partnering in the park acquisition and 
development. These preliminary discussions should include several meetings among each governing 
body to discuss all aspects of this potential plan.  

• If one or both municipalities are interested in pursuing the park development, initiate a conversation 
with the private property owner to gague interest and understand concerns by all parties.  

Mid Term (2-3 years) 

• Apply for a DCNR park acquisition grant for obtaining land for the municipal park.  

• After / During acquisition, complete a detailed park master plan that includes an architectural / struc-
tural evaluation of the barn, house(s) and outbuildings.  

• Complete purchase of land for municipal park. Explore methods to have purchased park land counted 
toward required open space for larger parcels when developed.  

Long Term (4-10 years)  

• Complete design and engineering construction documents for park improvements. Build park improve-
ments.  

 

• School District policy decision on the disposition of their 65 acre parcel. 

While it is possible and permitted by zoning to develop the School District parcel for residential use un-
der the current R-1 zoning district, the topography, the depth to bedrock, the existing wooded areas, the 
proximity of existing residences located on Mt. Rock Road and poor access make this a less than ideal 
parcel to develop.  Some of the District’s property is more compatible for development than other parts 
of it. However, given all of its constraints, the District’s land are more valuable as part of the required 
and desired open space if both main parcels were acquired and developed as one project. Therefore, if 
the School District is serious about selling the parcel, they may consider market the sale of their lands in 
conjunction with the sale of the private parcel. In that way, a plan closer to the recommended plan might 
be realized.  

• Acquire Masonic Lodge Site  

The recommended plan indicates a new roadway from the private parcel and the School District parcel 
fo Centerville Road. The location of the Masonic Lodge property is the best location for this proposed 
road. Construction of this roadway would most likely require removal of the structure. This roadway 
would help to alleviate safety concerns of the School District based on their solitary access point on Mt. 
Rock Road. This access point would also give the new residential community better visibility for sales. 
This could be the primary vehicular access to the residential community. Acquisition of this parcel would 
be by the private sector in conjunction with development of the new road. It is possible that that a small 
retail use under the MU zoning district could be also located here, if the parcel is rezoned as noted be-
low.  

• Rezone seven properties along Centerville Road to MU (Mixed Use) to allow neighbor-
hood / village commercial uses.  

The six properties located on Centerville Road may be attractive for transitioning to small scale commer-
cial uses such as offices, personal service type uses (hairdressers, dry cleaner, small retail sales) espe-
cially after the residential development of the primary site ensues. Rezoning to the MU district could  
create this opportunity while still allowing residential use to be a conforming use.   

 

• Rezone the area that fronts on Main Street and Mt. Rock Road to MU (Mixed Use) to allow 
adaptive reuse of the structures located in this area.  

If rezoned, this new Mixed Use area would be contiguous with the existing MU district located on Main 
Street. This proposed extension of the MU district would more easily permit the adaptive reuse of 
Laughlin’s Mill, the existing residence on Main Street and the residence, barn and outbuildings of the 
large private parcel. If adaptive reuse of these structures includes uses such as a restaurant or catering 
or rental facility, this zoning district can more easily accommodate these uses.   

  

 

      4. Planning and Recommendations  
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Recommended Implementation Actions By Newville Borough  

Short term (1 year) 

• Partner with West Pennsboro Township to engage DCNR in preliminary discussions about a park 
acquisition grant for the 13.5 acre parcel shown in the plan. Also consider acquisition of the resi-
dence at Main St. and Mt. Rock Road.  

• Engage in preliminary discussions with West Pennsboro Township about partnering in the park ac-
quisition and development. These preliminary discussions should include several meetings among 
each governing body to discuss all aspects of this potential plan.  

• If one or both municipalities are interested in pursuing the park development, initiate a conversation 
with the private property owner to gague interest and understand concerns by all parties.  

Mid Term (2-3 years) 

• Partner with West Pennsboro Township to apply for a DCNR park acquisition grant for obtaining 
land for the municipal park.   

• After / During acquisition, complete a detailed park master plan that includes an architectural / struc-
tural evaluation of the barn, house(s) and outbuildings.  

• Complete purchase of land for municipal park.  

Long Term (4-10 years)  

• Complete design and engineering construction documents for park improvements. Build park im-
provements.  

 

Recommended Implementation Actions By Big Spring School District   

Short term (1 year) 

• Determine policy for direction for retention, sale or no action on all or some portions of the 63 acre 
parcel owned by the School District.  

• Partner with West Pennsboro Township  and Newville Borough to engage DCNR in preliminary dis-
cussions about a park acquisition grant for the 13.5 acre parcel shown in the plan. Also consider 
acquisition of the residence at Main St. and Mt. Rock Road.  

Mid Term (2-3 years) 

• Support applications by West Pennsboro Township  and Newville Borough for a park acquisition 
grant.    

• Actively participate in the design of a detailed park master plan that includes an architectural / struc-
tural evaluation of the barn, house(s) and outbuildings.  

Long Term (4-10 years)  

• As possible, partner with the Township and the Borough to build park improvements.  

Recommended Implementation Actions By Cumberland County Planning Department  
The assistance and expertise provided by the Cumberland County Planning Department was invaluable 
to the project partners during the completion of the Big Spring Open Space and Public Safety Master 
Plan. As the Township, Borough and School District move forward with the plan, the continued support 
and technical assistance of the County Planning Department will be extremely valuable toward the suc-
cess of the project.  

Public Improvement Costs 
Estimated public improvement costs are as follows. These costs do not include land acquisition costs.  

Public Improvements ‐ Cost Estimate              

              

ITEM  Unit  Quantity   Unit Cost  Cost  

Multi‐Municipal Park            

New Park Roadway  LF  1050  $105.00  $110,250.00 

Parking Lot  SY  4170  $25.00  $104,250.00 

Floating Dock / Bridge   SF  2250  $50.00  $112,500.00 

Riparian Plantings   SF  70,000  $0.40  $28,000.00 

Park Plant Materials   LS  1  $40,000.00  $40,000.00 

Trails located within park   LF  2225  $20.00  $44,500.00 

House renovation for Senior Center   LS  1  $100,000.00  $100,000.00 

Barn Renovation   LS  1  $1,000,000.00  $1,000,000.00 

Miscellaneous structures renovation   LS  1  $100,000.00  $100,000.00 

Utility upgrades to park (sewer, water, electric)  LS  1  $75,000.00  $75,000.00 

Signage  LS  1  $10,000.00  $10,000.00 

Erosion and Sediment Control   LS  1  $75,000.00  $7,500.00 

Subtotal            $1,732,000.00 

Contingency (20%)           $346,400.00 

Subtotal            $2,078,400.00 

Design and Engineering (15%)           $311,760.00 

Total estimated cost            $2,390,160.00 

     

Other Improvements              

Public Sector Trail   LF  2730  $20.00  $54,600.00 

Pedestrian trail bridge adjacent to High Street Bridge   LS  1  $100,000.00  $100,000.00 

Signage            $7,500.00 

Subtotal           $162,100.00 

Contingency (20%)           $32,420.00 

Subtotal           $194,520.00 

Design and Engineering (15%)           $29,178.00 

Total Estimated Cost            $223,698.00 

              

Total – park and other improvements           $2,613,858.00 
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Laughlin Mill & Proposed Park from Main Street 
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Big Spring Park  
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4. Planning and Recommendations  

Renovated Barn in Big Spring Park  
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      5. Implementation and Costs   

Potential Funding Sources 
PA DCNR Community Conservation Partnership Program  

The PA DCNR Community Conservation Partnership Program (C2P2) provides funding for communities 
and nonprofit organizations to acquire, plan and implement open space, conservation and recreation 
resources, including trails.  DCNR accepts grant applications annually—usually in April. A new facet to 
this funding round is that projects will receive additional consideration for using “green” technology or 
practices. The next C2P2 application deadline will be in April 2014. DCNR funds can be used for dis-
crete projects or as a match to most federal funds for trails. DCNR requires a 50–50 match (cash or in 
kind services) to its grant awards. Funds can be sought for master plans, acquisition and development 
(construction).  More information on this program can be found at the DCNR website: http://
www.dcnr.state.pa.us/brc/grants/indexgrantsinstruct.aspx 

 

PA DEP Growing Greener II 

The Growing Greener Program is an environmental grant program established under the Environmental 
Stewardship and Watershed Protection Act. Funds are distributed among four state agencies: the De-
partment of Agriculture to administer farmland preservation projects; the Department of Conservation 
and Natural Resources for state park renovations and improvements; the Pennsylvania Infrastructure 
Investment Authority for water and sewer system upgrades; and the Department of Environmental Pro-
tection for watershed restoration and protection, abandoned mine reclamation; and abandoned oil and 
gas well plugging projects.  

Grants are available to a variety of eligible applicants, including counties, municipalities, county conser-
vation districts, watershed organizations, and other organizations involved in the restoration and protec-
tion of Pennsylvania’s environment. These grants will support local projects to clean up “non-point” 
sources of pollution throughout Pennsylvania. 

Growing Greener projects applicable to “Big Spring Park” might include DEP-funded local watershed 
protection and restoration projects, such as riparian buffer planting and stream bank restoration. It may 
also be possible to coordinate Growing Greener grants with other grants for trail construction. More in-
formation on this program can be found at the PA DEP website: http://www.depweb.state.pa.us/
growinggreener/site/default.asp 

 

DCED Community Revitalization Funds 

The Department of Community and Economic Development (DCED) Community Revitalization Fund is a 
state program that supports local initiatives that improve the stability of communities and enhance local 
economies. This agency has an open application period throughout the year, but applications should be 
submitted as early as possible in the fiscal year after June 30. The grant program covers a wide range of 
eligible uses including acquisition of land, buildings, and right-of-ways; trail, civic, and recreation pro-
jects; programs and developments that build capacity of the local community and relevant local organi-
zations to better serve the needs of the community, and other reasonable and necessary expenses re-
lated to community-based activities. Active support of the state senator and / or state representative is 
critical in a successful grant application. (HOWEVER, THIS PROGRAM CURRENTLY HAS ALMOST 
NO FUNDING ALLOCATED FOR RECREATION ASSOCIATED PROJECTS.)     More information on 
this program can be found at the DCED website: http://www.newpa.com/find-and-apply-for-funding/

 

Pennvest 

Pennvest oversees the administration and finance of the Clean Water State Revolving Fund (CWSRF) 
and the Drinking Water State Revolving Fund (DWSRF)  for the state of Pennsylvania. The CWSRF pro-
gram provides funding to projects throughout Pennsylvania for the construction and maintenance of 
wastewater treatment facilities, storm water management projects, nonpoint source pollution controls, and 
watershed and estuary management. The program offers low interest loans with flexible terms to assist a 
variety of borrowers that include local governments, municipalities, and privately owned entities and to 
establish partnerships to leverage other funding sources.  

Additional information is available at:  

http://www.portal.state.pa.us/portal/server.pt/community/funding_programs/9322 

 

Moving Ahead for Progress in the 21st Century Act (MAP-21) 

On July 6, 2012, President Barack Obama signed into law the Moving Ahead for Progress in the 21st Cen-
tury Act (MAP-21), which reauthorizes the nation’s surface transportation laws at current spending levels 
through September 2014. The law went into effect on October 1, 2012. 

Under MAP-21, programs continue for active transportation programs, like the Transportation Enhance-
ments, Safe Routes to School, and Recreational Trails programs.  

Transportation Alternatives (TAP) - Formerly Transportation Enhancements (SAFETEA-LU) 

The new Transportation Alternatives Program (TAP) will receive about $780 million to carry out all TAP 
projects, including Safe Routes to School (SRTS) and Recreational Trails Program (RTP) projects across 
the country.  This represents about a 35% reduction from historic funding levels. Under the bill, states will 
sub-allocate 50% of their TA funds to Metropolitan Planning Organizations (MPOs) and local communities 
to run a grant program to distribute funds for projects. States could use the remaining 50% for TA projects 
or could spend these dollars on other transportation priorities. (FUNDING FOR THESE PROGRAMS ARE 
PRIMARILY ALLOCATED TO EXISTING AND ONGOING PROJECTS) 

Under MAP-21, the Transportation Enhancements program is re-named Transportation Alternatives Pro-
gram (TAP), with the current twelve eligible activities categories consolidated into six categories. The new 
law makes several substantial changes to these programs including eliminating the bike/pedestrian safety 
and education programs, transportation museums, and the acquisition of scenic and historic easements 
categories. 
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The six new eligible project categories include:  

1. Continuing existing bike/pedestrian facilities and expanding the definition of these projects; 

2. Safe routes for non-drives, including children, older adults, and individuals with disabilities; 

3. Conversion of abandoned railroad corridors for trails for pedestrians and bicyclists, or other non-
motorized transportation users; 

4. The scenic byways category (However, the stand alone National Scenic Byways programs is com-
pletely eliminated); 

5. A community improvement category that includes: 

· inventory control of outdoor advertising 

· historic preservation and rehabilitation of historic transportation facilities 

· vegetation management practices in transportation rights-of–way (formerly landscaping and scenic 
beautification) 

· archeological activities related to transportation projects 

6. Environmental mitigation activities to address stormwater management control and water pollution 
prevention, and wetlands mitigation, and to reduce vehicle-caused wildlife mortality. 

The bill may allocate billions nationwide over six years and includes funding for recreational trails and 
parks.  In Pennsylvania, the Department of Transportation (PennDOT) administers several TAP bicycle 
and pedestrian related programs. 

Typically, a non-federal match is required to be 20% of the grant award. A strategy preferred by Penn-
DOT is to require the local partner to prepare construction documents and obtain necessary environ-
mental clearances, property control documents and utility relocations plans as the local match for these 
“pre-construction” tasks - so that the project is ready for construction using the TAP funding.  The costs 
to prepare these documents can be the non-federal match to the MAP-21 funds, and does not necessar-
ily need to be exactly 20% if all needed documentation can be completed for less.  More information 
about this program can be found at the following link: http://www.fhwa.dot.gov/map21/guidance/
guidetap.cfm 

 

Safe Routes To School (SRTS) 

Under MAP-21, the Safe Routes to School (SRTS) program is eliminated as a stand-alone program. 
However, SRTS projects are eligible for funding under the TAP.  As such, SRTS projects are now sub-
ject to all TAP requirements, including the same match requirements – 80 percent federal funding, with a 
20 percent local match.  

SRTS coordinators are not required under MAP-21 but are eligible for funding under TAP.  Thus, states 
may decide to retain their SRTS coordinators and use TAP funds to pay for them.  

Developing safe walking routes to the Big Spring School District’s facilities.  

 

 

 

Transportation Alternatives Program 

Please note that all previous Transportation Enhancements (TE), Home Town Streets (HTS), and 
State Safe Routes to School (SRS) Projects must now comply with the new Transportation Alterna-
tives Program requirements.  

Application Process:  The next selection cycle for the PA Transportation Alternatives Projects may 
occur in FY2014. Check the County website often to see when the next cycle of applications will be 
accepted.  

Transportation Alternatives 

Transportation Alternatives (TA) are Federal highway and transit funds set-aside under the Surface 
Transportation Program (STP) for community-based "non-traditional" projects designed to strengthen 
the cultural, aesthetic, and environmental aspects of the nation's intermodal transportation system. 
The TE funding category, which has historically funded many pedestrian and bicycle supportive pro-
jects such as streetscape improvements, was originally established by Congress in 1991 under the IS-
TEA transportation authorization legislation, and was most recently affirmed as TA under the Moving 
Ahead for Progress in the 21st Century Act (MAP-21).  

The term "transportation alternatives" means any of the following activities when carried out as part of 
any program or project authorized or funded under this title, or as an independent program or project 
related to surface transportation:  

Construction, planning, and design of on-road and off-road trail facilities for pedestrians, bicyclists, 
and other non-motorized forms of transportation, including sidewalks, bicycle infrastructure, pedestrian 
and bicycle signals, traffic calming techniques, lighting and other safety-related infrastructure, and 
transportation projects to achieve compliance with the Americans with Disabilities Act of 1990.  

Construction, planning, and design of infrastructure-related projects and systems that will provide safe 
routes for non-drivers, including children, older adults, and individuals with disabilities to access daily 
needs. 

Conversion and use of abandoned railroad corridors for trails for pedestrians, bicyclists, or other non-
motorized transportation users. 

Construction of turnouts, overlooks, and viewing areas. 

Community improvement activities, including—  

• inventory, control, or removal of outdoor advertising; 
• historic preservation and rehabilitation of historic transportation facilities; 
• vegetation management practices in transportation rights-of-way to improve roadway safety, pre-

vent against invasive species, and provide erosion control; and 
• Archaeological activities relating to impacts from implementation of a transportation project eligible 

under this title. 
• Any environmental mitigation activity, including pollution prevention and pollution abatement activi-

ties and mitigation to address stormwater management, control, and water pollution prevention or 
abatement related to highway construction or due to highway runoff, including activities described 
in 23 U.S.C. sections 133(b)(11), 328(a), and 329; or 

• Reduce vehicle-caused wildlife mortality or to restore and maintain connectivity among terrestrial 
or aquatic habitats. 
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In addition to the TA activities that were listed, TAP funds may also be used for the Recreational Trails 
Program; Safe Routes to School; and planning, designing, or constructing roadways largely in the right 
of way of former Interstate routes. States may continue operating both the SRTS and RTP 

Cumberland County Open Space Partnerships Funding 

Cumberland County has dedicated funding for park, open space and trail projects. The Township and 
the Borough should keep in contact with County staff to determine application windows for funding for 
Big Spring Park and the proposed trail / greenway system.  

Act 13: Marcellus Shale Natural Gas Drilling Impact Fees 

As of fall 2012, all of Pennsylvania’s 67 counties will share a $72.5 million fund earmarked for water and 
sewer, local bridge improvements, local community park and recreation, Growing Greener and 
other municipal projects.  This fund may increase or decrease over time based on the global supply and 
demand effecting the price of natural gas. Cumberland County is projected to receive funding in 2014. 
The County allocated monies from this fund in 2013.     

Commonwealth Financing Agency (CFA) - Greenways, Trails and Recreation Program (GTRP) 

http://www.newpa.com/find-and-apply-for-funding/funding-and-program-finder/greenways-trails-and-
recreation-program-gtrp 

Overview 

Act 13 of 2012 establishes the Marcellus Legacy Fund and allocates funds to the Commonwealth Fi-
nancing Authority (the “Authority”) for planning, acquisition, development, rehabilitation and repair of 
greenways, recreational trails, open space, parks and beautification projects using the Greenways, 
Trails and Recreation Program (GTRP). 

The application deadline for the program is July 31, 2013 for consideration at the November 13, 
2013 CFA Board meeting. 

Uses 

Projects which involve development, rehabilitation and improvements to public parks, recreation areas, 
greenways, trails and river conservation.  

Funding 

Grants shall be awarded to eligible applicants for projects that do not exceed $250,000. Most projects 
require a 50% local match of the total project cost. Applications from municipalities with a population of 
fewer than 5,000 require a 20% match of the total project cost.  Match may be cash or non-cash and 
must be directly related to the approved scope of work. 

Eligibility 

Municipalities 
Councils of Governments 
Authorized Organization 
Institution of Higher Education 
Watershed Organization 
For-Profit Businesses 

Legislative Funding 

State and federal elected officials can sometimes include items into legislation for worthy projects in 
their districts.  A conversation between county and municipal officials and legislators is the way to begin 
this process.  This type of funding should be targeted toward capital improvement projects. 

West Pennsboro Township and Newville Borough 

Some grant programs allow “in-kind” services to count as a local match.  It is suggested that the Town-
ship and Borough keep a record of municipal staff and/or volunteer time spent on “Big Spring Park”.  
Occasionally, grantors may allow time spent to date to count as part of the in-kind match for funds.  This 
record will also demonstrate a continuing commitment by the municipality to the successful implementa-
tion of the master plan.  The Municipalities may in some cases choose to invest municipal funds in spe-
cific aspects of the park development to “leverage” funding from other partners. 

Grant programs that require matching funds present an opportunity for the Township and Borough to 
engage in targeted fundraising efforts and to partner with other organizations. 

Private Foundations 

There may be regional corporations and foundations that support public works such as park develop-
ment.  Competition for these funds is usually brisk, but  opportunities should be researched.  Funding is 
often to non-profit organizations. 

Foundations and institutions represent another potential source of funding for education-related site im-
provements and programming. Grants are available to support student field trips, provide teacher train-
ing in science, and provide other educational opportunities. Education tied to research can increase the 
pool of potential funds. The science community and research institutions are the logical starting points 
for soliciting foundation funds. 

Schools and Local Sports Organizations 

Local schools and sports organizations may also be of assistance in several ways.  These groups might 
get involved with clubs, fundraising events, and park cleanup days.  The school faculty might incorpo-
rate the parks into various curricula with students helping to develop and possibly maintain the park as 
part of a classroom assignment or after school club.  While the amount of funds raised may be relatively 
small, this process builds constituents and support that is critical to the long-term success of the park.  
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11/04/11
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10         
Committee Meeting #1 – Notes    

Date/Time:  10/13/11, 1:00 PM 

Location:  On-site / Newville Borough Offices 

In Attendance:   
John Epley, Manager, West Pennsboro Township (WPT) 
Richard Fry, Superintendant, Big Spring School District (BSSD) 
(on-site) 
Ed LeClear, Cumberland County Redevelopment Authority 
(CCRA) 
Fred Potzer, Manager, Newville Borough (NB) 
Chris Lankenau, Urban Partners (UP) 
Justin Keller, Simone Collins (SC) 
Peter Simone, SC 

        
Notes:

1. The meeting began with a site walk to photograph and document existing 
conditions.  A summary of initial impressions from the site walk are as follows: 

� Exposed limestone in some areas may be evidence of a low depth to 
bedrock. SC to investigate.

� A sewer line runs along Laughlin Mill Road and the intermittent stream. 
� Cross country trails are cut through northern portion of school parcel. 
� The rail road overpass is in fair condition. 
� Evidence of wildlife was present including deer and wild turkey. 
� Southern portions of both parcels and east of Laughlin Mill Road appear 

fairly flat and developable. 
� A new roadway appears to be feasible from the Masonic Lodge area 

running parallel, and north of the rail road alignment.  Grove Miller (GM) 
to check sight distance and intersection separation.

� The Big Spring Creek has become shallower over the years as a result of 
sedimentation.

� Area ground water contains high nitrates. 
� Streams other than Big Spring appear to be intermittent. 
� Rolling topography. 

2

� Relocate Laughlin Mill Road away from Big Spring to provide more space 
for a ‘green’ buffer? 

� WPT holds a right-of-way easement on Laughlin Mill Road 
� Farmstead buildings appear to be in good condition 
� Nice view sheds present  

2. C.S. Davison of York, PA has recently completed a survey of the PECO parcel 
for the CV rail-to–trail. 

3. A dock, non-motorized boats, and fishing were discussed as possible uses for 
the big spring. 

4. A retreat/conference center similar to Embers was discussed as a possible use 
for the site.  Ingersoll Rand may be interested in a retreat center. Shippensburg 
has a retreat center.  UP to explore retreat center market opportunities.

5. The following is a list of businesses that may possibly be interested in relocating 
into the region:  Volvo (Manufacturing), Unilever, and Office Depot. 

6. A public park at the northern end of the BSSD parcel would provide a buffer to 
neighboring residents. 

7. BSSD aims to increase the tax base through a long term lease of their property. 
8. CCRA could act as a neutral broker for land transactions. 
9. Rebecca Yearick is the CCRA downtown director for Newville. 
10. Omar Shute, County Economic Development Director and Dennis Murray, 

County Clerk should be involved in later stages to help market the project. 
11. There is a small medical / rehab center near the Pharmacy (Gobin property).

There are approved plans for this development.  Uses proposed for the project 
area should not detract from existing or planned uses in Newville and the 
immediate area. 

12. Roads for the project area should be kept narrow to reduce expenses, site 
disturbance and to reduce traffic speeds.  An 18’ width was discussed for a 
typical two-way road. 

13. A road is needed to connect Route 233 and Mt. Rock Road to relieve truck and 
school bus congestion in Newville and on Mt. Rock Road. 

14. It was suggested that the WPT mixed use zone might work well for uses 
proposed for the project.  SC to review WPT zoning and make 
recommendations.

15. The public survey will be prepared for public meeting #2 to flesh out the public’s 
preference for various design schemes. 

16. Groups such as Kiwanis, Lions, 4H, and 27 area churches might be interested in 
the project. 

17. The following is a list of possible uses for the site: 
� The access road connecting 233 and Mt. Rock Road is one of the most 

important elements of the plan. 
� Agriculture extension office. 
� Trade school. 
� Joint municipal park. 
� Senior center in Donovan house. 
� Fishing/biking/outfitters store in the Laughlin Mill 
� The barn as a community center / entertainment venue 

18. The project sponsors and consultants agreed to the following changes to the 
scope of the project: 

� The executive summary will be prepared as a standalone marketing flyer 
to promote the project to developers.  This flyer should contain eye 
catching graphics.  

� The number of reports to be printed can be reduced to allow the 
consultants to spend more time on the content of the study.  SC suggests 
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printing one report for each sponsor (6 copies each of the draft plan and 
final plan). 

� SC will provide zoning recommendations only and will not write ordinance 
language. 

19. Fred P. and John E. will be copied on all project correspondence.    
20. The next committee meeting is scheduled for Thursday, December 1, 2011. 

Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

Justin M. Keller 
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Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10         
Public Meeting #1 – Notes    

Date/Time:  11/01/11, 7:00 PM 

Location:  West Pennsboro Township Building 

In Attendance:   
See attached sign-in sheet. 

        
Notes:

1. The meeting began with a brief PowerPoint presentation to review the project 
goals, schedule, relevant planning documents, existing conditions, composite 
analysis and photo inventory.   

2. The composite analysis revealed that some areas of the site contain constraints 
that might make development in these areas more prohibitive or expensive.  Site 
constraints include: hydric soils, shallow depth to bedrock (1.5’-3’), and steep 
slopes.   

3. The consultants then opened the meeting for public comment and recorded their 
goals, facts, concepts and partners for the project.  These are as follows: 

GOALS 
� DEVELOP A MASTER PLAN 
� PUBLIC PARTICIPATION 
� WORK WITH LAND 
� FOSTER ECONOMIC 

DEVELOPMENT 
� BE GOOD NEIGHBORS 

 
 
 
 
 
 

FACTS 
� 168 ACRE SITE 
� SURROUNDED BY RESIDENTIAL 

& EDUCATIONAL USES 
� FUTURE CV RAIL TRAIL 
� ROLLING TOPOGRAPHY 
� LAUGHLIN MILL – 1763 GRIST 

MILL 
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CONCEPTS 
� PUBLIC PARK 
� RESPECT CULTURAL & NATURAL 

FEATURES 
� PROTECT WATER QUALITY 
� GREENWAY @ WEST SIDE OF 

BIG SPRING 
� SALVAGE BRIDGE (641) 
� EVENT SPACE 
� SMALL BUSINESSES 
� BUFFER RESIDENTS 
� PRESERVE NEWVILLE 

(MAYBERRY) 
� SLOGAN “A PLACE TO COME 

HOME TO” 
� NEWVILLE =HIGH % OF 

RENTERS 
� TRAIL / AGRICULTURE 

CONFLICTS? 
� ACCESS ROAD NORTH OF RAIL 

TRAIL 
� SCHOOL EXPANSION PLANS? 
� NEW PEDESTRIAN BRIDGE AT 

PHARMACY 
� BARN AS EDUCATIONAL 

FACILITIES 
� DOG PARK 
� PLAYGROUND 
� DUPLEXES OKAY 
� NO APARTMENTS 
� WAR COLLEGE HOUSING? 
� LAND TRUST HOUSING (NB)? 
� SAFE ROUTE TO SCHOOL 
� SEWER ON SITE (CAPACITY 

AVAILABLE) 
� GENERATE REVENUE (SCHOOL) 
� PROVIDE AMPLE PARKING  

� SMALL CONFERENCE CENTER 
� BIKE TRAIL 
� HORSE ACCESS 
� TRAIL=ECONOMIC DRIVER 
� FISHING IS A DRAW 
� HOUSING? (NEW 

WAREHOUSES) 
� PRIVATE $ FOR DEVELOPMENT 
� MAINTENANCE? 
� MAINTENANCE AS 

DEVELOPMENT AGREEMENT 
� KEEP SCHOOL DISTRICT 

PROPERTY  
� ACCESS ROAD AS GATEWAY 
� ACCESS ROAD LINKING 

COMMUNITY (233 TO 641) 
� RECALL LOOK OF FARMSTEAD 
� TRAILHEAD SIGNAGE 
� SHALE & LIMESTONE GEOLOGY 
� ROAD CONNECTION PREFERRED 

AT MASONIC LODGE 

PARTNERS 
� BOROUGH OF NEWVILLE 
� WEST PENNSBORO TOWNSHIP 
� NEWVILLE BOROUGH WATER & 

SEWER AUTHORITY 
� BIG SPRING SCHOOL DISTRICT 
� CUMBERLAND COUNTY 

REDEVELOPMENT AUTHORITY 
� CUMBERLAND COUNTY 

PLANNING DEPARTMENT 
� DCED  

BIG SPRING ECONOMIC 
DEVELOPMENT COUNCIL 

� C.V. RAIL TRAIL COUNCIL 

4. Some expressed concerns that PennDOT failed to fully address pedestrian 
needs by not planning for a sidewalk on both sides of the future bridge 
replacement over the Big Spring Creek on route 641 (PennDOT project # 83882, 
Project manager: Chad Knabel - 717-783-5007).   Others wondered if the design 
of the new bridge would be sensitive to the historic context of the area. SC 
encouraged residents to contact their local representatives to express concerns 
about the incorporation of appropriate context sensitive solutions. SC to obtain 
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and review bridge plans and write a letter to PennDOT to convey the 
concerns of those in attendance.

5. Jim Mader of the Cumberland Valley (CV) Rails-to-Trails Council updated the 
status of the trail planned along the southern boundary of the project area.  PP&L 
currently owns the land but expects that the real estate transfer will take place 
sometime in 2012.  After closing, a master plan process similar to this project will 
take place to plan for trail connections, trailheads, signage, etc. 

6. It was stated that tourists are already coming from outside the immediate area to 
fish and to use the rail-to-trail.  These recreational uses can be used to generate 
economic activity.  

7. There is a trailhead parking area at the former Newville train station.  However, it 
is difficult to find due to a lack of adequate signage or maps.  

8. Housing may be needed in the area to accommodate workers as a result of 
future warehouse projects.  

9. Some voiced concerns that the school district parcel should not be sold in case it 
is needed for future school expansion.  SC will speak with the School District 
to better understand their needs and plans.

10. A member in attendance questioned the ability to pay for the improvements 
proposed as a part of the master plan.  He cautioned that tax payer money 
should be used wisely under the current economic conditions. Peter S. stated 
that it is better to do the planning now so that the project will be ready to 
implement as future funding becomes available.  The implementation will most 
likely occur over many years in a series of phases. 

11. The Big Spring Economic Development Council is currently working on a slogan 
for Newville.  SC & the Big Spring Economic Development Council should 
communicate regularly to ensure a consistent message.  Members of the Big 
Spring Economic Development Council are on the committee for this project.  

12. Denny McCollugh has farmed the project area and is very familiar with the 
characteristics of the land.  He stated that the areas closer to Newville contain 
solid limestone bedrock, while areas near the rail-to-trail contain a shale-like 
material.

13. Urban Partners (Economic Consultant) is to contact someone at the Army 
War College to see if they have housing needs that could be 
accommodated on the project site. 

14. The idea of a community land trust was discussed as a way to attract 
homeowners into Newville Borough.  A community land trust can work to make 
housing prices more attractive by subtracting the value of the land from the 
asking price of the home.  This arrangement typically means that the land trust 
would own the land, and the potential buyer would own the building. 

15. The schools surrounding the project area are considered ‘non-walking’ schools 
and most students have to be brought in by bus.  John Epley stated that the 
project should incorporate a safe pedestrian route to school. 
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16. Mayor, Dr. Becky Barrick expressed a desire to see small businesses such as 
personal services, professional offices, and a bike shop proposed as a part of the 
project. 

17. The history of Newville was briefly discussed and the following were mentioned 
as items of notoriety: Laughlin Mill, Big Spring, the fountain, former trolley, former 
police academy and the fact that town leaders successfully petitioned the CV Rail 
Road to relocate to Newville. SC to contact Ronald McDonald at the Newville 
Historical Society for more information.       

18. The next public meeting is scheduled for Wednesday, March 7, 2012. 

Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

Justin M. Keller 

Enc.:  Meeting Sign-in Sheet 
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Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10         
Committee Meeting #2 – Notes    

Date/Time:  12/01/11, 1:00 PM 

Location:  West Pennsboro Township 

In Attendance:   
Roger Blain, committee member 
John Epley, Manager, West Pennsboro Township (WPT) 
Richard Fry, Superintendant, Big Spring School District (BSSD) 
Ed LeClear, Cumberland County Redevelopment Authority 
(CCRA) 
Fred Potzer, Manager, Newville Borough (NB) 

Chris Lankenau, Urban Partners (UP) 
Justin Keller, Simone Collins (SC) 
Peter Simone, SC 

        
Notes:

1. The meeting began with the review of a memo from UP on their initial market 
findings.  In summary, initial research on local market opportunities finds that 
retail and small office markets offer limited potential for this site.  Residential 
offers the highest potential due to projected market demand and physical 
characteristics of the site.  UP also cited conference centers in nearby Carlisle 
and Shippensburg and determined that a conference center will likely not be a 
viable option due saturation of the market. 

2. Next, the initial concept plan was reviewed showing roughly 30 acres of 
residential development, 9 acres of mixed office and residential development, 
and a 7 acre multi-municipal park.  The approximately 122 acres remaining are 
proposed to be maintained as open space and/or greenways. 

3. The committee’s initial reaction to the plan was that there were not enough 
commercial uses proposed. They asked the consultants to investigate several 
Central Pennsylvania developments where small amounts of commercial uses 
are constructed as a part ‘neo-traditional’ style residential developments.  The 
following Charter Homes developments were investigated by the consultants 
after the meeting: 
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� Florin Hill –  Mt. Joy Borough, Lancaster County: located on a hillside 
– small commercial units along Main Street - 
http://www.charterhomes.com/florin-hill

� Walden Crossroads, Silver Spring, Cumberlnd County: commercial 
development at Walden Crossroads and off main road - 
http://www.charterhomes.com/walden-crossroads

Below are some additional examples of existing neo-traditional developments 
with commercial uses located just off main roads: 

� Richmond Square, Lititz, PA (Manheim Township), Oaktree 
Development Group: most commercial uses located off the main roads 
of Fruitville Pike and Graystone Road - 
http://www.visitrichmondsquare.com/
http://oaktreedg.com/projects.cfm?projectid=2

� Village Shoppes at Brighton, Lititz, PA (Manheim Township): some 
commercial uses located off Fruitville Pike- very small commercial 
development - http://www.brightonshoppes.com/festoons.html

4. It was suggested that existing zoning should be reviewed to make sure it allows 
for the type of development proposed.  It was noted that the conservation 
subdivision zoning may be appropriate for the residential aspects of the site but 
that some revisions will be needed to allow for commercial development.  The 
consultants will compare and contrast the development yields under the existing 
zoning versus proposed / conservation subdivision zoning in an effort to better 
inform this study. John E. is to get SC the most recent version of the 
Township’s zoning ordinance.

5. It was suggested that small lot single-family dwellings be incorporated into the 
residential development scheme.  Locations of single family dwellings would 
likely be best near the big spring to take advantage of views to the water. 

6. Rich F. commented on the proposed connector road linking 233 with Mt. Rock 
Road and its location through the western edge of the School District property.  
He commented that the location appears to be acceptable but cautioned that 
enhanced pedestrian crossings, traffic calming and/or a pedestrian overpass are  
needed between the high school and the location of the future track to maintain 
pedestrian safety during athletic events. Peter S. added that the roadway could 
be closed, or a crossing guard could be used during events to avoid the 
unnecessary expense of constructing a pedestrian underpass or overpass.
Ideally, the safest and most logical pedestrian crossing would be at the 
intersection Mt. Rock Road and the Senior High entrance.  This crossing may be 
additionally improved with the installation of a traffic signal with pedestrian push 
buttons (assuming future traffic counts warrant a light in this location).   

7. The following individuals were asked to make contact with those listed below. 
It should be noted that this plan could also be subject to change as a result of 
these discussions.

� Masonic Lodge: John Epley is to speak with them about the master 
plan and gauge their receptiveness to relocating if a space was 
provided for them as a part of this master plan. This would open the 
site to more frontage on 233 at the location of the Masonic Lodge.  
This area is better suited for commercial uses.  One idea was 
providing a space in the Donovan House for the Masons. 
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� Residents of the Heights: John and Fred are to mail neighbors 
adjacent to the site information about the project well in advance of the 
next public meeting scheduled for March 7, 2012.  We did not get a 
good turnout of these residents at the last public meeting and we want 
to make sure we have made our best attempt to contact them. 

� Cheryl Donavan – It was discussed that the development of the park 
and various amenities could be a catalyst to increase the value of 
surrounding properties.  John / Fred should have a conversation with 
Mrs. Donavan regarding the possibilities of park improvements 
providing a catalyst for development and how they might benefit the 
sale value of her property.  One of these catalysts could be the 
conversion of the Donavan barn and house into commercial or 
recreational uses.  

8. The consultants asked Rich F. about the type of development envisioned for the 
School District property.  He reiterated the following: 

� The preference is to develop the property via lease.  This would allow the 
District to retain control of the property should they ever have the need to 
expand.

� The School Board might be amiable to eventually selling the property to a 
prospective developer if a long-term lease is not feasible. 

� If the property is eventually sold, a piece of land should be set aside 
adjacent to the southwestern practice field for the future construction of 
an elementary school. 

9. Rich F. clarified the following regarding the School District Property: 
� Busses are loaded at the rear of the building. 
� The front entry drive and turnaround is rarely used. 
� The school district feels a traffic light is needed at the intersection of their 

entrance and Mt. Rock Road to improve safety for ingress and egress as 
well as for pedestrians.  Several studies have concluded that existing 
traffic levels did not warrant a light at this time.  SC requested and 
received a previous traffic study for the intersection. 

10. Grove Miller will look to see if additional traffic diverted as a part of the proposed 
connector road might warrant a light at the intersection of Mt. Rock Road and the 
High School entrance.   

11. Those in attendance expressed the desire for a pedestrian bridge or floating dock 
to connect the Big Spring to Newville Borough in the area of the John Graham 
Memorial Cemetery.  A floating dock is feasible since the big spring maintains a 
consistent water level and never freezes.  A floating dock would be less 
expensive than a bridge and provide for ADA fishing access. 

12. It was suggested that the park and greenway area be bounded by proposed 
roadways.  SC will revise the concept plan accordingly. 

13. The area behind the proposed 6.5 acre office/residential currently shown as 
parkland should be shown as a vegetated buffer. 

14. Fred P. stated that he could supply the plans for the planned bridge replacement 
on Route 641 over the Big Spring, if needed. 

15. Those in attendance asked if there was enough right-of-way on Mt. Rock Road to 
provide a sidewalk on the shoulder to connect Newville with the School District 
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campus.  John E. provided the plans for the Big Spring Heights extension #1 
showing that Mt. Rock Road has a 50’ right-of-way. 

16. Those in attendance asked if PennDOT or DCNR funding might be available for 
the rehabilitation of the Laughlin Mill.  Peter S. stated that DCNR funding would 
require the municipality or non-profit to have control of the site. SC to investigate. 

17. Fred P. is to send SC and UP contact information of a local realtor so that 
they can be interviewed as a part of the market study. 

18. A seasonal ice cream shop was a suggested use for the site. 

19. There was a desire for more commercial uses near the barn.  

20. The next committee meeting is scheduled for January 18, 2012 at the West 
Pennsboro Township Municipal building. 

Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

Justin M. Keller 
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Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10          
 
Committee Meeting #3 – Notes     
 
Date/Time:  01/18/12, 1:00 PM 
 
Location:  West Pennsboro Township 
 
In Attendance:   

Roger Blain, committee member 
John Epley, Manager, West Pennsboro Township (WPT) 
Richard Fry, Superintendant, Big Spring School District (BSSD) 
Ed LeClear, Cumberland County Redevelopment Authority 
(CCRA) 
 
Chris Lankenau, Urban Partners (UP) 
Justin Keller, Simone Collins (SC) 
Peter Simone, SC 

        
Notes: 
 

1. Chris L. was in attendance to present UP’s final market study.  In summary, the 
least feasible uses for the site include supermarkets, offices, industrial, 
senior/military housing, and a conference center.  Residential uses offer the 
highest potential due to projected market demand and physical characteristics 
limiting construction on the site.  Potential for small community serving 
commercial uses, a farm to table restaurant and/or a CSA farm have the market 
potential to compliment the residential uses. 
 

2. Numerous examples of local residential development styles and market 
comparables were presented.  It was determined that housing styles similar to 
those in Newville Borough would be most appropriate based on and market 
conditions and the site’s characteristics. Examples of eco-friendly housing styles 
were presented and encouraged for the site.  
 

3. The market study notes that the area is in short supply of dry cleaners, coffee 
shops, hair salons, sit-down restaurants, opticians and a seasonal ice cream 
venue.  The site may be able to accommodate about 10,000 SF of these 
community serving retail uses.   
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4. Based on the findings of the market study report, the concept was revised from 
the previous rendition to reflect to include a smaller commercial footprint (10,000 
SF) and a greater number (37.5 acres) of mixed residential housing units. 
 

5. Rough traffic estimates were provided for the proposed connector road.  It was 
noted that development shown on the plans would meet PennDOT warrants for a 
new signalized intersection. 
 

6. Roger B. stated that the second phase of the Army War College housing project 
was put on hold. This was a privately funded turnkey project. This reflects limited 
potential to accommodate Army housing at the project site.  He suggested 
marketing housing to the three local universities. 
 

7. There is a desire for small medical office uses on the site.  It was noted that this 
is compatible with community serving commercial uses and would be driven by 
market demand. 
 

8. Ed L. stated that large corporations such as Ingersoll Rand and Volvo are 
relocating employees to the County and are in need of housing meeting their 
needs.  It was suggested that the consultant contact these corporations to get an 
idea of the housing types desired by their employees. 
 

9. Roger B. reported an uptick in commercial development applications - some 
consisting of “big box” retail. 
 

10. Cheryl D. reported that she was approached in 2005 by a developer looking to 
construct a supermarket on her property.  Interest has diminished since the 
economic downturn. 
 

11. Roger B. referred the consultants to a new single-family residential subdivision 
located at 944 White Tail Crossing. 
 

12. Many in attendance agreed that there was a lack of family serving community 
activities and businesses. 
 

13. An attendee preferred that an area of land be set aside for a CSA and/or 
community garden. 
 

14. Vacation cabins were also discussed as a possible use for the site. 
 

15. Most in attendance agreed that future zoning should exclude drive-through uses. 
 

16. An attendee asked that the consultants look at the total commercial square feet 
of Walden Crossing and Florin Hill for comparison purposes. 
 

17. It was preferred that the historic barn and surrounding area be adaptively reused 
for catering events in addition to a restaurant. 
 

18. It was suggested that the consultants talk to Shippensburg University and 
Messiah College about the potential for a CSA on the project site.  Jen Helpin 
organizes the CSA at Dickinson. 
 

19. It was noted that BSSD has a very strong agriculture program that could 
contribute to the management and labor needed to run a CSA. 
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20. The consultants notified the committee that SC will meet with DCNR on the site 
to discuss the potential grants for the park improvements around the Big Spring.  
This will be positioned as a driver for economic development.  The County was 
mentioned as the applicant. 
 

21. It was suggested that the Township begin to galvanize partners and support for 
the park project to improve chances for DCNR grant funding  
 

22. The consultants asked if there was a Park and Recreation requirement for new 
residential developments.  This is typically 1,500 square feet per dwelling unit.  If 
the site is developed, this requirement should be fulfilled by dedicating in the area 
shown on the plans as “Multi-municipal Park”. A fee in-lieu should not be 
accepted. 
 

23. It was suggested that parking for retail uses shown along Route 233 should also 
accommodate trailhead parking spaces. 
 

24. BSSD expressed a desire for the loop road to serve as an alternate bus route / 
emergency access.   
 

25. Ed L. to contact DCNR to see if a master plan could be done for the park without 
public control. 
 

26. The next committee meeting is scheduled for April 4, 2012 at the West 
Pennsboro Township Municipal building. 
 

 
Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

 
Justin M. Keller 
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Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10         
Public Meeting #2 – Notes    

Date/Time:  03/07/12, 7:00 PM 

Location:  West Pennsboro Township Building 

In Attendance:   
See attached sign-in sheet. 

        
Notes:

1. The meeting began with a brief PowerPoint presentation to review the project 
goals, schedule, relevant planning documents, photo inventory, existing 
conditions, market analysis, composite analysis, DRAFT concept plan and 
recommended project phasing.   

2. The market study finds limited opportunities on the site for retail and small office.  
About 10,000 SF of community serving retail buildings are proposed. Residential 
uses offer the highest potential due to projected market demand and physical 
characteristics of the site.  A unique housing development style is recommended 
to give this development an advantage over traditional residential developments 
in the area. Several examples of unique styles were shown including cluster 
residential developments with mixed housing units and generous open space 
provisions, and eco-villages that achieve smaller building footprints with shared 
common facilities/amenities. Also discussed was the possibility for community-
supported agriculture in partnership with the school district similar to the program 
at Dickinson College. 

3. Also presented were two development scenarios showing what could be built 
under the existing residential cluster development zoning.  The cluster zoning 
provisions permitted in the R-1 and R-2 zoning districts offer a wide range of 
design options. The goal of this master plan is to guide potential developers to 
the option preferred by the community. The consultants compared and 
contrasted the by-right plan and the consultants recommended concept plan.   

4. By-right plan (what a developer can build by right): this plan shows 611 single 
family dwelling units spread out on 6,000 to 15,000 square foot lots. The 
generous area for dwellings units and lots restrict open space preservation to 
25% or about 43 acres of the total site area. This type of development has been 
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the mainstay in Cumberland County for many years with many similar projects 
recently approved but not constructed.  

5. Recommended Plan: The recommended plan shows about 511 dwelling units 
with a mix of singles, townhouses and twins on lots ranging from 1,500 to 6,000 
square feet.  Smaller lots and housing units are arranged in development clusters 
that enable about 68% or 115 acres of the total site area to be preserved as open 
space. 

The following is a summary of public comments: 

6. A resident in attendance stated that a feasibility study should be completed for 
the Route 233 to Mt. Rock connector road to address concerns about increased 
traffic capacity on LeFever Road and safety concerns for the school district. It 
was suggested that signs be posted to restrict tractor-trailers. 

7. There were questions about student safety in the area of the proposed connector 
road opposite Lefever Road.  The consultants stated that a crossing guard is 
usually present for large events such as track or cross-country meets.  Additional 
safety measures could include the addition of a stop sign on the connector road 
in the area of the high school drop-off loop. For additional safety, the consultants 
recommend a traffic light at the intersection of Lefever and and Mt. Rock Roads, 
however existing and projected traffic counts do not to meet Penn DOT 
requirements for traffic signal warrants at this time. 

8. A member in attendance requested an environmental impact statement for the 
proposed connector road. 

9. Another resident asked if the connector road could share the rail-to-trail right-of-
way.  The consultants stated the there would not be sufficient width to 
accommodate both uses. In addition, existing bridges and culverts would likely 
need to be upgraded to accommodate vehicle loads.  

10. In response to traffic and safety concerns, the consultants will explore an 
alternate route for the connector road south of the senior high school.  However, 
this option will require a longer road length and increase costs. 

11. Those in attendance wondered if the money spent on this study would go to 
waste if the Donovan property is never sold. It was stated that this planning effort 
is intended to help guide short or long-term development. 

12. Questions were raised regarding funding and maintenance of the connector road. 
The consultants stated that the development of these properties will be market 
driven and paid for by private developers. Future roadway maintenance 
responsibilities will belong to either the Township or the developer depending on 
whether the Township accepts dedication of the roads. Roadway dedication will 
be determined during the land development process.  

13. It was explained that the land and roadways may never be developed, but the 
purpose of this plan is to provide guidance for the preferred type of development 
in the event there is developer interest in the property.  There was steady 
developer interest before the recession. 

14. It was explained that the by-right plan showing 611 single family dwelling units, 
extensive roadways and 25%-30% open space was completed to show what 
could be possibly be developed under existing zoning. The Draft concept plan 
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showing 511 clustered dwelling units and 68% of the site as open space is 
recommended by the consultants to preserve natural and cultural features and to 
protect the cool spring water source. For both plans, it is likely that the total 
development yield could be somewhat smaller due to unforeseen circumstances / 
market forces. 

15. Rich Kerr explained that the school board has no plans of selling the property.  
He added that if it was sold or subdivided in the future it would have to be 
approved by the school board. 

16. A resident asked if portions of the open space shown on the property could 
remain as farmland. The consultants stated that this is a possibility for some 
portions of the site that do not contain sensitive natural areas.  A community 
supported agriculture area is shown in the southern end of the school parcel as 
an interim use. 

17. A resident asked if the NBWSA has enough sewer and water capacity to 
accommodate the development. Fred P. stated that there is more than enough 
existing capacity for public water and sewer to accommodate the amount of 
potential development shown at the site.  

18. A member in attendance asked what was being done to preserve the water 
supply. The consultants responded that the recommended plan preserves 68% of 
the site as open space and as a result storm water runoff is reduced and 
groundwater recharge is enhanced.  

19. It was stated that the residential lot sizes averaging 3,500 SF shown on the 
recommended plan seem too small.  The consultants stated that this is the 
average lot size permitted for the three housing types shown. Smaller lot sizes 
allow for greater preservation of the site, and are permitted under the cluster 
provisions of the Township’s recently adopted zoning ordinance. 

20. There were concerns that the connector road would divert traffic from downtown 
businesses. The consultants stated that a small amount of traffic would be 
diverted.  Preliminary traffic estimates project about 1,100 to 1,600 to vehicles 
per day diverted from the 233 / 641 connector road. The current vehicle traffic is 
5,900 and 4,000 vehicles per day on 233 and 641 respectively. 

21.  A member in attendance stated that the hillside behind the mill should be 
preserved as a scenic backdrop. 

22. Some had concerns about proposed sidewalks along Mt. Rock Road interfering 
with locations of existing mailboxes.  It was stated that the alignment shown is 
only a concept and if the sidewalk is eventually constructed, these issues would 
have to be worked out during the development of more detailed construction 
plans. 

23. Of the total 168 acres, the consultants propose preserving about 115 acres as 
open space.  Some or all of this acreage may be dedicated to the Township as a 
public park or open space.  This will be determined during the land development 
process.  Under the proposed development, the developer would be required to 
donate approximately 16 acres to the Township for public recreation. The 
remaining land not dedicated to the township, could be preserved as open space 
owned and maintained by a community association.  Preserving a majority of the 
site as open space is critical to protecting the water quality of the Big Spring. 



4

24. There were concerns about the high number of rental properties in Newville. The 
dwelling units shown on the concept plan are intended to be owner occupied. 

25. Fred P. stated that the public water bills are high due to required improvements 
to the NBWSA plant conducted in 1995. The NBWSA is still on track for a future 
25% rate reduction.  

26. A resident in attendance asked how geese problems would be addressed. The 
consultants stated that this would be addressed with the future development of a 
park master plan. To discourage geese, some municipalities have used dogs or 
planted/allowed high grasses near the water edge.  

27. It was stated that the roadway could reduce congestion in Newville Borough and 
provide alternate emergency access for the school district. 

28. A member in attendance stated that although she came with preconceived 
notions about the project, she was relieved that the township has undertaken this 
study.  She heard numerous rumors about the project and was glad to find that 
the township is proactively preserving the quality to of life in the area through this 
planning project.   

29. The next public meeting is postponed until further notice. 

Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

Justin M. Keller 

Enc.:  Meeting Sign-in Sheet 





 

 

 

 

06/26/12 
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10          
 
Committee Meeting #4 – Notes     
 
Date/Time:  June 25, 2012, 2:00 PM 
 
Location:  West Pennsboro Township 
 
In Attendance:  John Epley, Manager, West Pennsboro Township (WPT) 

Richard Fry, Superintendant, Big Spring School District (BSSD) 
Fred Potzer, Manager, Newville Borough (NB) 
Edward Sinkovitz, Newville Borough Council 
Kirk Stone, Cumberland County Planning Commission 
Peter Simone, Simone Collins 

        
Plan Revisions 

1. Name of the plan will be revised to “Big Spring Open Space and Public Safety 
Master Plan” 

2. A connector road will be shown parallel to the rail trail alignment from 
Centerville Road (Masonic Lodge site) up to the School District property. 
Road will terminate in a cul-de-sac bubble before the School property. This 
terminus will be noted as gated.  

3. The private property adjacent to the School District site will be referred to as 
“privately owned parcel” or “private parcel”. 

4. The plan will feature the designation of the Multi-Municipal Park open space 
to include properties fronting on Mt. Rock Road, preserved mill site, existing 
residences, barn & outbuildings – which total approximately 9+- acres.  

5. A new road alignment will be shown along the line of the existing driveway to 
the existing residence then down the hill to give access to the existing private 
residential parcels on the Big Spring.  

6. The proposed trail and greenway connections on the plan will be maintained.  
7. The plan will also indicate preserved open space that will protect the 

watershed area for the Big Spring. This – along with the Park site will create a 
total of approximately 65% open space for the school district parcel and the 
private parcel.  

8. Small commercial / retail use to be shown on the masonic lodge site.  
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Process 
1. Simone Collins (SC) to revise the plan and circulate to the committee for 

comments ASAP.  
2. The committee will hold various meetings (school board, borough, 

township) during the month of September (or sooner) and report on the 
changes to the plan.  

3. The master plan will hold the 3rd and final public meeting in October. Date to 
be determined. We are suggesting Thursday, October 25.  

4. The core of the committee (John Epley, Fred Potzer, Rich Fry) will give the 
majority of the presentation at the October public meeting. Rich will 
specifically explain the operational and safety reasons why an emergency 
connection to the school property is important. SC to offer support as 
necessary.  

5. The committee will post the new plan on the project website prior (at least 
one month) to the public meeting.  

6. SC will prepare a letter to accompany plan to be mailed to area residents 
(same mailing list as previously used) that will explain changes to the plan 
and include a new plan. Letter should be mailed at least one month in 
advance to public meeting.  

7. The web based survey of the community previously planned will not be 
utilized.  

8. SC will still prepare 4 perspective sketches focusing on the proposed Multi-
municipal park improvements.  

Other / miscellaneous 
 

1. Pete distributed the minutes from the March 7 public meeting for review. SC 
to send via email to Kirk Stoner.  

2. SC to write basic copy for web page, “what has been happened since last 
public meeting” (We suggest we need a Public Meeting date confirmed 
before we include in this information) on the web page.   

 
Respectfully Submitted, 
 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

 
Peter M. Simone, RLA, FASLA 
President 
 
 
 



 

 

 

 

09/28/12 
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10          
 
Committee Meeting #5 – Notes     
 
Date/Time:  September 27, 2012, 3:00 PM 
 
Location:  West Pennsboro Township 
 
        
Plan Revisions 
 
As per our discussion yesterday the following is my understanding.  
 
The plan will be revised as follows:  

1. New title:  Big Spring Open Space and Public Safety Master Plan, revised 
date.  

2. Move proposed pedestrian bridge at High St. adjacent to High Street 
vehicular bridge, bring proposed trail up along road ROW and into site at 
large rectangular property.  

3. It was noted that the proposed road is a part of the West Pennsboro Council 
of Governments Comprehensive Plan.  

4. SC to compose a draft 1 page letter to residents notifying them about Oct. 25 
meeting, 7 pm. Letter to be mailed by Township.  

5. SC to compose draft press release.  
6. SC to prepare powerpoint presentation for the 25th. Presentation to be given 

by committee members. SC to be there for technical  
 

Thanks. Please advise if there are any comments or questions.  
 
 Respectfully Submitted, 
 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

 
Peter M. Simone, RLA, FASLA 
President 
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10/26/12 
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10          
 
Public Meeting #3 – Notes     
 
Date/Time:  10/25/12, 7:00 PM 
 
Location:  Big Spring Senior High School  
 
In Attendance:   

See attached sign-in sheet. 
        
Notes: 
 
The meeting began at 7 pm.  

1. Richard Fry began the meeting with a review of the history of the School 
District purchase of the property and how the School District, Township and 
Borough decided to develop a proactive plan for the area. The four “pillars” of 
the plan were to be 1. School emergency access safety 2. Fostering 
community growth with commercial development, 3. Protection of the Big 
Spring / Cool spring watershed and 4. Development of a public park for the 
community.  

2. Mr. Fry noted that the market study by the Simone Collins (SC) team 
indicated that the market potential for commercial development on these 
properties was very limited, however, there was potential for residential 
development. Thus, the development potential for the site shifter to its 
residential potential.  

3. Mr. Fry noted that the revise plan was an attempt to refocus on the original 
intent of the plan. He noted that the community does need reasonably priced 
housing, with an emphasis on owner occupied units. He stated that the 
commercial / industrial development in nearby areas should stimulate housing 
demand. He noted that between 30% and 40% of some school district 
residents are within the poverty level and economic development is needed.   

4. John Epley gave the PowerPoint presentation. He emphasized that the plan 
is a recommendation in an attempt to be proactive to meet the goals of the 
project as enumerated by Mr. Fry.  
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5. Mr. Potzer then reviewed the water quality issues that affect treatment. He 
noted that the preservation of open space, as suggested by the plan, will help 
to maintain or improve water quality.  

6. Mr. Potzer noted that there will be some improvements at the Laughlin Mill 
but these are not connected with the master plan project.  

7. Mr. Potzer noted that it is the hope of the project partners that there will be a 
continuing discussion about this project and invited interested residents to 
continue to be involved with the planning for the park and the area.  

8. Meeting attendees then made comments and asked questions.  
9. Mr. Butler: 

a. Is there a warehouse planned for the site? 
i. No 

b. Has an environmental impact statement been completed? 
i. No – since this is just a concept plan, no EIS is required. 

c. Comment – thank you for re-aligning the road from the last meeting.  
d. Do we really want the impacts of residential housing? 

i. Not answered at meeting. (We note that the land is zoning 
residential and the market will determine if the land is 
developed. The master plan seeks to suggest a land use 
pattern that will mitigate impacts). 

e. How will a developer pay for the construction of a senior center? 
i. Not answered at meeting. (The master plan suggests a Senior 

Center in the existing house. The plan suggests that the 
township may purchase this land for a park, and the house is 
on that land.) 

f. Comment that it is good idea to continue discussions about this master 
plan.  

10. Resident.  Will taxes be raised to pay for this master plan?  
a. Mr. Fry responded that there is no plan, no intent to raise any taxes.  

11. Resident. Is an addition egress planned for the school? 
a. No, this is just an emergency access route.  

12. Resident. Could the proposed Rail Trail be used for emergency access? 
a. Mr. Fry responded that this is an interesting idea that could be 

explored.  
b. Question about a “stream ford” access to the school?   

13. Resident. What if local emergency responders are out at another emergency 
and there is an emergency at the School? 

a. Mr. Fry responded that it is impossible to plan for every situation.  
14. Resident. How is it possible to have residential development and protect the 

watershed? 
a. The master plan suggests a land use plan that protects 66% of the site 

as open space. This open space can be protected to some extent via 
an official map process. The official map does offer the community 
some protection from total build-out of site. Alternatively, the 
community could decide to raise funds – or float a bond – to purchase 
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the entire private site for open space. This is a decision the community 
could make.  

15. Resident. How can the residential areas of the master plan be profitable? 
How can this be built? 

a. By disturbing less of the site, and by avoiding the steep slopes, 
shallow bedrock areas and other environmentally sensitive areas, it 
will cost less to develop the site. Residential units can be placed on 
much smaller lots. Similar yields can be obtained on less land while 
still protecting open space.  

16. Jack Sholly, resident and Vice Chair of area Economic Development 
Committee. He commented that this plan was good, since it proposed 
developing community amenities and provided needed residential units and 
supports redevelopment in the Borough. Very supportive of this project and 
its recommendations. 

17. Mrs. Butler encouraged project partners to continue dialogue and to place 
whatever controls possible in project area to help preserve open space.  

18. Mr. Potzer commented that there are no residential development plans on the 
township or borough dockets presently and that all proposed development 
activity is commercial or industrial.  

19. Mr. Epley reiterated that the project partners will continue to be interested in 
comments and involvement by the  community on this undertaking   

20. A copy of the attendance list attached to this meeting memorandum.  
21. The meeting ended at approximately 8:30 pm.  

 
Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

 
Peter M. Simone, RLA, FASLA 
 
 
Enc.:  Meeting Sign-in Sheet 
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11/04/11
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10         
Public Meeting #1 – Notes    

Date/Time:  11/01/11, 7:00 PM 

Location:  West Pennsboro Township Building 

In Attendance:   
See attached sign-in sheet. 

        
Notes:

1. The meeting began with a brief PowerPoint presentation to review the project 
goals, schedule, relevant planning documents, existing conditions, composite 
analysis and photo inventory.   

2. The composite analysis revealed that some areas of the site contain constraints 
that might make development in these areas more prohibitive or expensive.  Site 
constraints include: hydric soils, shallow depth to bedrock (1.5’-3’), and steep 
slopes.   

3. The consultants then opened the meeting for public comment and recorded their 
goals, facts, concepts and partners for the project.  These are as follows: 

GOALS 
� DEVELOP A MASTER PLAN 
� PUBLIC PARTICIPATION 
� WORK WITH LAND 
� FOSTER ECONOMIC 

DEVELOPMENT 
� BE GOOD NEIGHBORS 

 
 
 
 
 
 

FACTS 
� 168 ACRE SITE 
� SURROUNDED BY RESIDENTIAL 

& EDUCATIONAL USES 
� FUTURE CV RAIL TRAIL 
� ROLLING TOPOGRAPHY 
� LAUGHLIN MILL – 1763 GRIST 

MILL 
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CONCEPTS 
� PUBLIC PARK 
� RESPECT CULTURAL & NATURAL 

FEATURES 
� PROTECT WATER QUALITY 
� GREENWAY @ WEST SIDE OF 

BIG SPRING 
� SALVAGE BRIDGE (641) 
� EVENT SPACE 
� SMALL BUSINESSES 
� BUFFER RESIDENTS 
� PRESERVE NEWVILLE 

(MAYBERRY) 
� SLOGAN “A PLACE TO COME 

HOME TO” 
� NEWVILLE =HIGH % OF 

RENTERS 
� TRAIL / AGRICULTURE 

CONFLICTS? 
� ACCESS ROAD NORTH OF RAIL 

TRAIL 
� SCHOOL EXPANSION PLANS? 
� NEW PEDESTRIAN BRIDGE AT 

PHARMACY 
� BARN AS EDUCATIONAL 

FACILITIES 
� DOG PARK 
� PLAYGROUND 
� DUPLEXES OKAY 
� NO APARTMENTS 
� WAR COLLEGE HOUSING? 
� LAND TRUST HOUSING (NB)? 
� SAFE ROUTE TO SCHOOL 
� SEWER ON SITE (CAPACITY 

AVAILABLE) 
� GENERATE REVENUE (SCHOOL) 
� PROVIDE AMPLE PARKING  

� SMALL CONFERENCE CENTER 
� BIKE TRAIL 
� HORSE ACCESS 
� TRAIL=ECONOMIC DRIVER 
� FISHING IS A DRAW 
� HOUSING? (NEW 

WAREHOUSES) 
� PRIVATE $ FOR DEVELOPMENT 
� MAINTENANCE? 
� MAINTENANCE AS 

DEVELOPMENT AGREEMENT 
� KEEP SCHOOL DISTRICT 

PROPERTY  
� ACCESS ROAD AS GATEWAY 
� ACCESS ROAD LINKING 

COMMUNITY (233 TO 641) 
� RECALL LOOK OF FARMSTEAD 
� TRAILHEAD SIGNAGE 
� SHALE & LIMESTONE GEOLOGY 
� ROAD CONNECTION PREFERRED 

AT MASONIC LODGE 

PARTNERS 
� BOROUGH OF NEWVILLE 
� WEST PENNSBORO TOWNSHIP 
� NEWVILLE BOROUGH WATER & 

SEWER AUTHORITY 
� BIG SPRING SCHOOL DISTRICT 
� CUMBERLAND COUNTY 

REDEVELOPMENT AUTHORITY 
� CUMBERLAND COUNTY 

PLANNING DEPARTMENT 
� DCED  

BIG SPRING ECONOMIC 
DEVELOPMENT COUNCIL 

� C.V. RAIL TRAIL COUNCIL 

4. Some expressed concerns that PennDOT failed to fully address pedestrian 
needs by not planning for a sidewalk on both sides of the future bridge 
replacement over the Big Spring Creek on route 641 (PennDOT project # 83882, 
Project manager: Chad Knabel - 717-783-5007).   Others wondered if the design 
of the new bridge would be sensitive to the historic context of the area. SC 
encouraged residents to contact their local representatives to express concerns 
about the incorporation of appropriate context sensitive solutions. SC to obtain 
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and review bridge plans and write a letter to PennDOT to convey the 
concerns of those in attendance.

5. Jim Mader of the Cumberland Valley (CV) Rails-to-Trails Council updated the 
status of the trail planned along the southern boundary of the project area.  PP&L 
currently owns the land but expects that the real estate transfer will take place 
sometime in 2012.  After closing, a master plan process similar to this project will 
take place to plan for trail connections, trailheads, signage, etc. 

6. It was stated that tourists are already coming from outside the immediate area to 
fish and to use the rail-to-trail.  These recreational uses can be used to generate 
economic activity.  

7. There is a trailhead parking area at the former Newville train station.  However, it 
is difficult to find due to a lack of adequate signage or maps.  

8. Housing may be needed in the area to accommodate workers as a result of 
future warehouse projects.  

9. Some voiced concerns that the school district parcel should not be sold in case it 
is needed for future school expansion.  SC will speak with the School District 
to better understand their needs and plans.

10. A member in attendance questioned the ability to pay for the improvements 
proposed as a part of the master plan.  He cautioned that tax payer money 
should be used wisely under the current economic conditions. Peter S. stated 
that it is better to do the planning now so that the project will be ready to 
implement as future funding becomes available.  The implementation will most 
likely occur over many years in a series of phases. 

11. The Big Spring Economic Development Council is currently working on a slogan 
for Newville.  SC & the Big Spring Economic Development Council should 
communicate regularly to ensure a consistent message.  Members of the Big 
Spring Economic Development Council are on the committee for this project.  

12. Denny McCollugh has farmed the project area and is very familiar with the 
characteristics of the land.  He stated that the areas closer to Newville contain 
solid limestone bedrock, while areas near the rail-to-trail contain a shale-like 
material.

13. Urban Partners (Economic Consultant) is to contact someone at the Army 
War College to see if they have housing needs that could be 
accommodated on the project site. 

14. The idea of a community land trust was discussed as a way to attract 
homeowners into Newville Borough.  A community land trust can work to make 
housing prices more attractive by subtracting the value of the land from the 
asking price of the home.  This arrangement typically means that the land trust 
would own the land, and the potential buyer would own the building. 

15. The schools surrounding the project area are considered ‘non-walking’ schools 
and most students have to be brought in by bus.  John Epley stated that the 
project should incorporate a safe pedestrian route to school. 
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16. Mayor, Dr. Becky Barrick expressed a desire to see small businesses such as 
personal services, professional offices, and a bike shop proposed as a part of the 
project. 

17. The history of Newville was briefly discussed and the following were mentioned 
as items of notoriety: Laughlin Mill, Big Spring, the fountain, former trolley, former 
police academy and the fact that town leaders successfully petitioned the CV Rail 
Road to relocate to Newville. SC to contact Ronald McDonald at the Newville 
Historical Society for more information.       

18. The next public meeting is scheduled for Wednesday, March 7, 2012. 

Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

Justin M. Keller 

Enc.:  Meeting Sign-in Sheet 



01/04/12
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10         
Committee Meeting #2 – Notes    

Date/Time:  12/01/11, 1:00 PM 

Location:  West Pennsboro Township 

In Attendance:   
Roger Blain, committee member 
John Epley, Manager, West Pennsboro Township (WPT) 
Richard Fry, Superintendant, Big Spring School District (BSSD) 
Ed LeClear, Cumberland County Redevelopment Authority 
(CCRA) 
Fred Potzer, Manager, Newville Borough (NB) 

Chris Lankenau, Urban Partners (UP) 
Justin Keller, Simone Collins (SC) 
Peter Simone, SC 

        
Notes:

1. The meeting began with the review of a memo from UP on their initial market 
findings.  In summary, initial research on local market opportunities finds that 
retail and small office markets offer limited potential for this site.  Residential 
offers the highest potential due to projected market demand and physical 
characteristics of the site.  UP also cited conference centers in nearby Carlisle 
and Shippensburg and determined that a conference center will likely not be a 
viable option due saturation of the market. 

2. Next, the initial concept plan was reviewed showing roughly 30 acres of 
residential development, 9 acres of mixed office and residential development, 
and a 7 acre multi-municipal park.  The approximately 122 acres remaining are 
proposed to be maintained as open space and/or greenways. 

3. The committee’s initial reaction to the plan was that there were not enough 
commercial uses proposed. They asked the consultants to investigate several 
Central Pennsylvania developments where small amounts of commercial uses 
are constructed as a part ‘neo-traditional’ style residential developments.  The 
following Charter Homes developments were investigated by the consultants 
after the meeting: 
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� Florin Hill –  Mt. Joy Borough, Lancaster County: located on a hillside 
– small commercial units along Main Street - 
http://www.charterhomes.com/florin-hill

� Walden Crossroads, Silver Spring, Cumberlnd County: commercial 
development at Walden Crossroads and off main road - 
http://www.charterhomes.com/walden-crossroads

Below are some additional examples of existing neo-traditional developments 
with commercial uses located just off main roads: 

� Richmond Square, Lititz, PA (Manheim Township), Oaktree 
Development Group: most commercial uses located off the main roads 
of Fruitville Pike and Graystone Road - 
http://www.visitrichmondsquare.com/
http://oaktreedg.com/projects.cfm?projectid=2

� Village Shoppes at Brighton, Lititz, PA (Manheim Township): some 
commercial uses located off Fruitville Pike- very small commercial 
development - http://www.brightonshoppes.com/festoons.html

4. It was suggested that existing zoning should be reviewed to make sure it allows 
for the type of development proposed.  It was noted that the conservation 
subdivision zoning may be appropriate for the residential aspects of the site but 
that some revisions will be needed to allow for commercial development.  The 
consultants will compare and contrast the development yields under the existing 
zoning versus proposed / conservation subdivision zoning in an effort to better 
inform this study. John E. is to get SC the most recent version of the 
Township’s zoning ordinance.

5. It was suggested that small lot single-family dwellings be incorporated into the 
residential development scheme.  Locations of single family dwellings would 
likely be best near the big spring to take advantage of views to the water. 

6. Rich F. commented on the proposed connector road linking 233 with Mt. Rock 
Road and its location through the western edge of the School District property.  
He commented that the location appears to be acceptable but cautioned that 
enhanced pedestrian crossings, traffic calming and/or a pedestrian overpass are  
needed between the high school and the location of the future track to maintain 
pedestrian safety during athletic events. Peter S. added that the roadway could 
be closed, or a crossing guard could be used during events to avoid the 
unnecessary expense of constructing a pedestrian underpass or overpass.
Ideally, the safest and most logical pedestrian crossing would be at the 
intersection Mt. Rock Road and the Senior High entrance.  This crossing may be 
additionally improved with the installation of a traffic signal with pedestrian push 
buttons (assuming future traffic counts warrant a light in this location).   

7. The following individuals were asked to make contact with those listed below. 
It should be noted that this plan could also be subject to change as a result of 
these discussions.

� Masonic Lodge: John Epley is to speak with them about the master 
plan and gauge their receptiveness to relocating if a space was 
provided for them as a part of this master plan. This would open the 
site to more frontage on 233 at the location of the Masonic Lodge.  
This area is better suited for commercial uses.  One idea was 
providing a space in the Donovan House for the Masons. 



3

� Residents of the Heights: John and Fred are to mail neighbors 
adjacent to the site information about the project well in advance of the 
next public meeting scheduled for March 7, 2012.  We did not get a 
good turnout of these residents at the last public meeting and we want 
to make sure we have made our best attempt to contact them. 

� Cheryl Donavan – It was discussed that the development of the park 
and various amenities could be a catalyst to increase the value of 
surrounding properties.  John / Fred should have a conversation with 
Mrs. Donavan regarding the possibilities of park improvements 
providing a catalyst for development and how they might benefit the 
sale value of her property.  One of these catalysts could be the 
conversion of the Donavan barn and house into commercial or 
recreational uses.  

8. The consultants asked Rich F. about the type of development envisioned for the 
School District property.  He reiterated the following: 

� The preference is to develop the property via lease.  This would allow the 
District to retain control of the property should they ever have the need to 
expand.

� The School Board might be amiable to eventually selling the property to a 
prospective developer if a long-term lease is not feasible. 

� If the property is eventually sold, a piece of land should be set aside 
adjacent to the southwestern practice field for the future construction of 
an elementary school. 

9. Rich F. clarified the following regarding the School District Property: 
� Busses are loaded at the rear of the building. 
� The front entry drive and turnaround is rarely used. 
� The school district feels a traffic light is needed at the intersection of their 

entrance and Mt. Rock Road to improve safety for ingress and egress as 
well as for pedestrians.  Several studies have concluded that existing 
traffic levels did not warrant a light at this time.  SC requested and 
received a previous traffic study for the intersection. 

10. Grove Miller will look to see if additional traffic diverted as a part of the proposed 
connector road might warrant a light at the intersection of Mt. Rock Road and the 
High School entrance.   

11. Those in attendance expressed the desire for a pedestrian bridge or floating dock 
to connect the Big Spring to Newville Borough in the area of the John Graham 
Memorial Cemetery.  A floating dock is feasible since the big spring maintains a 
consistent water level and never freezes.  A floating dock would be less 
expensive than a bridge and provide for ADA fishing access. 

12. It was suggested that the park and greenway area be bounded by proposed 
roadways.  SC will revise the concept plan accordingly. 

13. The area behind the proposed 6.5 acre office/residential currently shown as 
parkland should be shown as a vegetated buffer. 

14. Fred P. stated that he could supply the plans for the planned bridge replacement 
on Route 641 over the Big Spring, if needed. 

15. Those in attendance asked if there was enough right-of-way on Mt. Rock Road to 
provide a sidewalk on the shoulder to connect Newville with the School District 

4

campus.  John E. provided the plans for the Big Spring Heights extension #1 
showing that Mt. Rock Road has a 50’ right-of-way. 

16. Those in attendance asked if PennDOT or DCNR funding might be available for 
the rehabilitation of the Laughlin Mill.  Peter S. stated that DCNR funding would 
require the municipality or non-profit to have control of the site. SC to investigate. 

17. Fred P. is to send SC and UP contact information of a local realtor so that 
they can be interviewed as a part of the market study. 

18. A seasonal ice cream shop was a suggested use for the site. 

19. There was a desire for more commercial uses near the barn.  

20. The next committee meeting is scheduled for January 18, 2012 at the West 
Pennsboro Township Municipal building. 

Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

Justin M. Keller 



 

 

 

 

07/15/13 
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10          
 
Committee Meeting #3 – Notes     
 
Date/Time:  01/18/12, 1:00 PM 
 
Location:  West Pennsboro Township 
 
In Attendance:   

Roger Blain, committee member 
John Epley, Manager, West Pennsboro Township (WPT) 
Richard Fry, Superintendant, Big Spring School District (BSSD) 
Ed LeClear, Cumberland County Redevelopment Authority 
(CCRA) 
 
Chris Lankenau, Urban Partners (UP) 
Justin Keller, Simone Collins (SC) 
Peter Simone, SC 

        
Notes: 
 

1. Chris L. was in attendance to present UP’s final market study.  In summary, the 
least feasible uses for the site include supermarkets, offices, industrial, 
senior/military housing, and a conference center.  Residential uses offer the 
highest potential due to projected market demand and physical characteristics 
limiting construction on the site.  Potential for small community serving 
commercial uses, a farm to table restaurant and/or a CSA farm have the market 
potential to compliment the residential uses. 
 

2. Numerous examples of local residential development styles and market 
comparables were presented.  It was determined that housing styles similar to 
those in Newville Borough would be most appropriate based on and market 
conditions and the site’s characteristics. Examples of eco-friendly housing styles 
were presented and encouraged for the site.  
 

3. The market study notes that the area is in short supply of dry cleaners, coffee 
shops, hair salons, sit-down restaurants, opticians and a seasonal ice cream 
venue.  The site may be able to accommodate about 10,000 SF of these 
community serving retail uses.   
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4. Based on the findings of the market study report, the concept was revised from 
the previous rendition to reflect to include a smaller commercial footprint (10,000 
SF) and a greater number (37.5 acres) of mixed residential housing units. 
 

5. Rough traffic estimates were provided for the proposed connector road.  It was 
noted that development shown on the plans would meet PennDOT warrants for a 
new signalized intersection. 
 

6. Roger B. stated that the second phase of the Army War College housing project 
was put on hold. This was a privately funded turnkey project. This reflects limited 
potential to accommodate Army housing at the project site.  He suggested 
marketing housing to the three local universities. 
 

7. There is a desire for small medical office uses on the site.  It was noted that this 
is compatible with community serving commercial uses and would be driven by 
market demand. 
 

8. Ed L. stated that large corporations such as Ingersoll Rand and Volvo are 
relocating employees to the County and are in need of housing meeting their 
needs.  It was suggested that the consultant contact these corporations to get an 
idea of the housing types desired by their employees. 
 

9. Roger B. reported an uptick in commercial development applications - some 
consisting of “big box” retail. 
 

10. Cheryl D. reported that she was approached in 2005 by a developer looking to 
construct a supermarket on her property.  Interest has diminished since the 
economic downturn. 
 

11. Roger B. referred the consultants to a new single-family residential subdivision 
located at 944 White Tail Crossing. 
 

12. Many in attendance agreed that there was a lack of family serving community 
activities and businesses. 
 

13. An attendee preferred that an area of land be set aside for a CSA and/or 
community garden. 
 

14. Vacation cabins were also discussed as a possible use for the site. 
 

15. Most in attendance agreed that future zoning should exclude drive-through uses. 
 

16. An attendee asked that the consultants look at the total commercial square feet 
of Walden Crossing and Florin Hill for comparison purposes. 
 

17. It was preferred that the historic barn and surrounding area be adaptively reused 
for catering events in addition to a restaurant. 
 

18. It was suggested that the consultants talk to Shippensburg University and 
Messiah College about the potential for a CSA on the project site.  Jen Helpin 
organizes the CSA at Dickinson. 
 

19. It was noted that BSSD has a very strong agriculture program that could 
contribute to the management and labor needed to run a CSA. 
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20. The consultants notified the committee that SC will meet with DCNR on the site 
to discuss the potential grants for the park improvements around the Big Spring.  
This will be positioned as a driver for economic development.  The County was 
mentioned as the applicant. 
 

21. It was suggested that the Township begin to galvanize partners and support for 
the park project to improve chances for DCNR grant funding  
 

22. The consultants asked if there was a Park and Recreation requirement for new 
residential developments.  This is typically 1,500 square feet per dwelling unit.  If 
the site is developed, this requirement should be fulfilled by dedicating in the area 
shown on the plans as “Multi-municipal Park”. A fee in-lieu should not be 
accepted. 
 

23. It was suggested that parking for retail uses shown along Route 233 should also 
accommodate trailhead parking spaces. 
 

24. BSSD expressed a desire for the loop road to serve as an alternate bus route / 
emergency access.   
 

25. Ed L. to contact DCNR to see if a master plan could be done for the park without 
public control. 
 

26. The next committee meeting is scheduled for April 4, 2012 at the West 
Pennsboro Township Municipal building. 
 

 
Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

 
Justin M. Keller 
 
 
 

 
 
To Newville Borough and Newville area residents:  
 
 
West Pennsboro Township in cooperation with the Big Spring School District, the Borough of 
Newville, the Newville Borough Water and Sewer Authority, Cumberland County Planning 
Department and Cumberland County Redevelopment Authority invite area residents to attend 
the second public meeting for the development of the Big Spring Master Plan.  
 
This meeting is scheduled for Wednesday, March 7, 2012 from 7:00 PM to 9:00 PM at 
West Pennsboro Township Municipal Building, 2150 Newville Road, Carlisle, PA 17015.  
 
This is a follow-up to the first public meeting held on Nov. 1, 2011. The Nov. 1 meeting 
presentation and other information about the project can be viewed at the County Web site at 
http://www.ccpa.net/index.aspx?NID=3613 . 
 
The March 7 meeting will include an overview presentation of the project followed by an open 
discussion to solicit resident ideas and to address any questions or concerns about the 
project.  
 
All interested residents and local business owners are urged to attend the meeting and share 
their opinions with the project sponsors and planning consultants.  
 
A third public meeting is scheduled for May 23, 2012.  Please check the web site for future 
updates on this date.                       
 
The purpose of the master plan is to evaluate and identify a comprehensive strategy to for the 
design and implementation of public improvements, and guide the community in determining 
the best uses for a significant property owned by the Big Spring School District and the 
adjacent private property owner.  The project area generally consists of the Big Spring Heights 
section of West Pennsboro Township, including the campus of the Big Spring School District 
and bounded by these roadways: Mt. Rock Road – West Pennsboro Township, SR 0641 Main 
Street, Newville, SR 3007 Big Spring Avenue – Newville, SR 0233 Centerville Road – West 
Pennsboro Township.  
 
Simone Collins Landscape Architecture, Inc, Norristown, PA was retained by West Pennsboro 
Township on behalf of the project sponsors to act as project manager and lead 
design/planning team, Urban Partners of Philadelphia, PA is serving as economic 
development specialists and Grove Miller Engineering, Inc, Harrisburg, PA will evaluate 
transportation related issues. 
 
The master plan is being funded in part by the Pennsylvania Department of Community and 
Economic Development (DCED), West Pennsboro Township, Big Spring School District, 
Newville Borough, Newville Borough Water and Sewer Authority, Cumberland County 
Planning Department and Cumberland County Redevelopment Authority. 
 
For additional information contact:  
Fred Potzer, Manager, Neville Borough, newvilleboroughmanager@comcast.net /  
(717) 776-7633 
John Epley, Manager, West Pennsboro Township, JEpley@wptwp.org  / 
(717) 243-8220 
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04/02/12
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10         
Public Meeting #2 – Notes    

Date/Time:  03/07/12, 7:00 PM 

Location:  West Pennsboro Township Building 

In Attendance:   
See attached sign-in sheet. 

        
Notes:

1. The meeting began with a brief PowerPoint presentation to review the project 
goals, schedule, relevant planning documents, photo inventory, existing 
conditions, market analysis, composite analysis, DRAFT concept plan and 
recommended project phasing.   

2. The market study finds limited opportunities on the site for retail and small office.  
About 10,000 SF of community serving retail buildings are proposed. Residential 
uses offer the highest potential due to projected market demand and physical 
characteristics of the site.  A unique housing development style is recommended 
to give this development an advantage over traditional residential developments 
in the area. Several examples of unique styles were shown including cluster 
residential developments with mixed housing units and generous open space 
provisions, and eco-villages that achieve smaller building footprints with shared 
common facilities/amenities. Also discussed was the possibility for community-
supported agriculture in partnership with the school district similar to the program 
at Dickinson College. 

3. Also presented were two development scenarios showing what could be built 
under the existing residential cluster development zoning.  The cluster zoning 
provisions permitted in the R-1 and R-2 zoning districts offer a wide range of 
design options. The goal of this master plan is to guide potential developers to 
the option preferred by the community. The consultants compared and 
contrasted the by-right plan and the consultants recommended concept plan.   

4. By-right plan (what a developer can build by right): this plan shows 611 single 
family dwelling units spread out on 6,000 to 15,000 square foot lots. The 
generous area for dwellings units and lots restrict open space preservation to 
25% or about 43 acres of the total site area. This type of development has been 
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the mainstay in Cumberland County for many years with many similar projects 
recently approved but not constructed.  

5. Recommended Plan: The recommended plan shows about 511 dwelling units 
with a mix of singles, townhouses and twins on lots ranging from 1,500 to 6,000 
square feet.  Smaller lots and housing units are arranged in development clusters 
that enable about 68% or 115 acres of the total site area to be preserved as open 
space. 

The following is a summary of public comments: 

6. A resident in attendance stated that a feasibility study should be completed for 
the Route 233 to Mt. Rock connector road to address concerns about increased 
traffic capacity on LeFever Road and safety concerns for the school district. It 
was suggested that signs be posted to restrict tractor-trailers. 

7. There were questions about student safety in the area of the proposed connector 
road opposite Lefever Road.  The consultants stated that a crossing guard is 
usually present for large events such as track or cross-country meets.  Additional 
safety measures could include the addition of a stop sign on the connector road 
in the area of the high school drop-off loop. For additional safety, the consultants 
recommend a traffic light at the intersection of Lefever and and Mt. Rock Roads, 
however existing and projected traffic counts do not to meet Penn DOT 
requirements for traffic signal warrants at this time. 

8. A member in attendance requested an environmental impact statement for the 
proposed connector road. 

9. Another resident asked if the connector road could share the rail-to-trail right-of-
way.  The consultants stated the there would not be sufficient width to 
accommodate both uses. In addition, existing bridges and culverts would likely 
need to be upgraded to accommodate vehicle loads.  

10. In response to traffic and safety concerns, the consultants will explore an 
alternate route for the connector road south of the senior high school.  However, 
this option will require a longer road length and increase costs. 

11. Those in attendance wondered if the money spent on this study would go to 
waste if the Donovan property is never sold. It was stated that this planning effort 
is intended to help guide short or long-term development. 

12. Questions were raised regarding funding and maintenance of the connector road. 
The consultants stated that the development of these properties will be market 
driven and paid for by private developers. Future roadway maintenance 
responsibilities will belong to either the Township or the developer depending on 
whether the Township accepts dedication of the roads. Roadway dedication will 
be determined during the land development process.  

13. It was explained that the land and roadways may never be developed, but the 
purpose of this plan is to provide guidance for the preferred type of development 
in the event there is developer interest in the property.  There was steady 
developer interest before the recession. 

14. It was explained that the by-right plan showing 611 single family dwelling units, 
extensive roadways and 25%-30% open space was completed to show what 
could be possibly be developed under existing zoning. The Draft concept plan 
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showing 511 clustered dwelling units and 68% of the site as open space is 
recommended by the consultants to preserve natural and cultural features and to 
protect the cool spring water source. For both plans, it is likely that the total 
development yield could be somewhat smaller due to unforeseen circumstances / 
market forces. 

15. Rich Kerr explained that the school board has no plans of selling the property.  
He added that if it was sold or subdivided in the future it would have to be 
approved by the school board. 

16. A resident asked if portions of the open space shown on the property could 
remain as farmland. The consultants stated that this is a possibility for some 
portions of the site that do not contain sensitive natural areas.  A community 
supported agriculture area is shown in the southern end of the school parcel as 
an interim use. 

17. A resident asked if the NBWSA has enough sewer and water capacity to 
accommodate the development. Fred P. stated that there is more than enough 
existing capacity for public water and sewer to accommodate the amount of 
potential development shown at the site.  

18. A member in attendance asked what was being done to preserve the water 
supply. The consultants responded that the recommended plan preserves 68% of 
the site as open space and as a result storm water runoff is reduced and 
groundwater recharge is enhanced.  

19. It was stated that the residential lot sizes averaging 3,500 SF shown on the 
recommended plan seem too small.  The consultants stated that this is the 
average lot size permitted for the three housing types shown. Smaller lot sizes 
allow for greater preservation of the site, and are permitted under the cluster 
provisions of the Township’s recently adopted zoning ordinance. 

20. There were concerns that the connector road would divert traffic from downtown 
businesses. The consultants stated that a small amount of traffic would be 
diverted.  Preliminary traffic estimates project about 1,100 to 1,600 to vehicles 
per day diverted from the 233 / 641 connector road. The current vehicle traffic is 
5,900 and 4,000 vehicles per day on 233 and 641 respectively. 

21.  A member in attendance stated that the hillside behind the mill should be 
preserved as a scenic backdrop. 

22. Some had concerns about proposed sidewalks along Mt. Rock Road interfering 
with locations of existing mailboxes.  It was stated that the alignment shown is 
only a concept and if the sidewalk is eventually constructed, these issues would 
have to be worked out during the development of more detailed construction 
plans. 

23. Of the total 168 acres, the consultants propose preserving about 115 acres as 
open space.  Some or all of this acreage may be dedicated to the Township as a 
public park or open space.  This will be determined during the land development 
process.  Under the proposed development, the developer would be required to 
donate approximately 16 acres to the Township for public recreation. The 
remaining land not dedicated to the township, could be preserved as open space 
owned and maintained by a community association.  Preserving a majority of the 
site as open space is critical to protecting the water quality of the Big Spring. 
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24. There were concerns about the high number of rental properties in Newville. The 
dwelling units shown on the concept plan are intended to be owner occupied. 

25. Fred P. stated that the public water bills are high due to required improvements 
to the NBWSA plant conducted in 1995. The NBWSA is still on track for a future 
25% rate reduction.  

26. A resident in attendance asked how geese problems would be addressed. The 
consultants stated that this would be addressed with the future development of a 
park master plan. To discourage geese, some municipalities have used dogs or 
planted/allowed high grasses near the water edge.  

27. It was stated that the roadway could reduce congestion in Newville Borough and 
provide alternate emergency access for the school district. 

28. A member in attendance stated that although she came with preconceived 
notions about the project, she was relieved that the township has undertaken this 
study.  She heard numerous rumors about the project and was glad to find that 
the township is proactively preserving the quality to of life in the area through this 
planning project.   

29. The next public meeting is postponed until further notice. 

Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

Justin M. Keller 

Enc.:  Meeting Sign-in Sheet 





 

 

 

 

06/26/12 
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10          
 
Committee Meeting #4 – Notes     
 
Date/Time:  June 25, 2012, 2:00 PM 
 
Location:  West Pennsboro Township 
 
In Attendance:  John Epley, Manager, West Pennsboro Township (WPT) 

Richard Fry, Superintendant, Big Spring School District (BSSD) 
Fred Potzer, Manager, Newville Borough (NB) 
Edward Sinkovitz, Newville Borough Council 
Kirk Stone, Cumberland County Planning Commission 
Peter Simone, Simone Collins 

        
Plan Revisions 

1. Name of the plan will be revised to “Big Spring Open Space and Public Safety 
Master Plan” 

2. A connector road will be shown parallel to the rail trail alignment from 
Centerville Road (Masonic Lodge site) up to the School District property. 
Road will terminate in a cul-de-sac bubble before the School property. This 
terminus will be noted as gated.  

3. The private property adjacent to the School District site will be referred to as 
“privately owned parcel” or “private parcel”. 

4. The plan will feature the designation of the Multi-Municipal Park open space 
to include properties fronting on Mt. Rock Road, preserved mill site, existing 
residences, barn & outbuildings – which total approximately 9+- acres.  

5. A new road alignment will be shown along the line of the existing driveway to 
the existing residence then down the hill to give access to the existing private 
residential parcels on the Big Spring.  

6. The proposed trail and greenway connections on the plan will be maintained.  
7. The plan will also indicate preserved open space that will protect the 

watershed area for the Big Spring. This – along with the Park site will create a 
total of approximately 65% open space for the school district parcel and the 
private parcel.  

8. Small commercial / retail use to be shown on the masonic lodge site.  
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Process 
1. Simone Collins (SC) to revise the plan and circulate to the committee for 

comments ASAP.  
2. The committee will hold various meetings (school board, borough, 

township) during the month of September (or sooner) and report on the 
changes to the plan.  

3. The master plan will hold the 3rd and final public meeting in October. Date to 
be determined. We are suggesting Thursday, October 25.  

4. The core of the committee (John Epley, Fred Potzer, Rich Fry) will give the 
majority of the presentation at the October public meeting. Rich will 
specifically explain the operational and safety reasons why an emergency 
connection to the school property is important. SC to offer support as 
necessary.  

5. The committee will post the new plan on the project website prior (at least 
one month) to the public meeting.  

6. SC will prepare a letter to accompany plan to be mailed to area residents 
(same mailing list as previously used) that will explain changes to the plan 
and include a new plan. Letter should be mailed at least one month in 
advance to public meeting.  

7. The web based survey of the community previously planned will not be 
utilized.  

8. SC will still prepare 4 perspective sketches focusing on the proposed Multi-
municipal park improvements.  

Other / miscellaneous 
 

1. Pete distributed the minutes from the March 7 public meeting for review. SC 
to send via email to Kirk Stoner.  

2. SC to write basic copy for web page, “what has been happened since last 
public meeting” (We suggest we need a Public Meeting date confirmed 
before we include in this information) on the web page.   

 
Respectfully Submitted, 
 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

 
Peter M. Simone, RLA, FASLA 
President 
 
 
 



 

 

 

 

 
 
 
Big Spring Open Space and Public Safety Master Plan – Committee Meeting #5 
Thursday September 27, 2012 
 
Planning for the October 25, 2012 Public Meeting;  
 
Suggested Agenda: 
 

1. Goals for the public meeting 
a. We heard you  - and revised the plan 

 
2. What has occurred since the March 7 Public Meeting 

a. School District Board meeting 
b. Meeting(s) with West Pennsboro Township Board of Supervisors 
c. Meetings with Newville Borough Council? 
d. Other public meetings?? 

 
3. What the new plan does  

a. Proposes a municipal park that preserves the historic Laughlin Mill and protects 
the Big Spring water resource 

b. Suggests and open space preservation plan that adds additional, significant 
protection to the Big Spring water resource 

c. Suggests a greenway / trail master plan that allows public access through the 
protected open space. 

d. Maintains and improves road access to the private properties that border on the 
southern end of the Big Spring Creek.  

e. Proposes a future road alignment from Centerville Road parallel and adjacent to 
the existing railroad right of way to the Big Spring School District Property.  

4. Zoning 
a. Existing zoning – R-2 High Density Residential / R-1 Low Density Residential 

unchanged. In place for XX years.  
b. Some amount of residential development likely at some point in the future 

 
5. The Numbers 

With this master plan  
� 110.5 acres of open space possible 
� 66% of entire 168 acre parcel 

Without this master plan 
� 43 acres of open space likely 
� 25% of entire 168 acre parcel 

 
6. The Presentation for October 25 

a. Determine who says what 
b. Anticipate likely questions  
c. Format ?  

 

 

 

 

09/28/12 
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10          
 
Committee Meeting #5 – Notes     
 
Date/Time:  September 27, 2012, 3:00 PM 
 
Location:  West Pennsboro Township 
 
        
Plan Revisions 
 
As per our discussion yesterday the following is my understanding.  
 
The plan will be revised as follows:  

1. New title:  Big Spring Open Space and Public Safety Master Plan, revised 
date.  

2. Move proposed pedestrian bridge at High St. adjacent to High Street 
vehicular bridge, bring proposed trail up along road ROW and into site at 
large rectangular property.  

3. It was noted that the proposed road is a part of the West Pennsboro Council 
of Governments Comprehensive Plan.  

4. SC to compose a draft 1 page letter to residents notifying them about Oct. 25 
meeting, 7 pm. Letter to be mailed by Township.  

5. SC to compose draft press release.  
6. SC to prepare powerpoint presentation for the 25th. Presentation to be given 

by committee members. SC to be there for technical  
 

Thanks. Please advise if there are any comments or questions.  
 
 Respectfully Submitted, 
 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

 
Peter M. Simone, RLA, FASLA 
President 
 
 



 
 
To Newville Borough and Newville area residents:  
 
West Pennsboro Township in cooperation with the Big Spring School District, the Borough of 
Newville, the Newville Borough Water and Sewer Authority, Cumberland County Planning 
Department and Cumberland County Redevelopment Authority invite area residents to attend 
the third public meeting for the Big Spring Open Space and Public Safety Master Plan.  
 
This meeting is scheduled for Thursday, October 25, 2012 from 7:00 PM to 9:00 PM at 
The Big Spring High School, 100 Mount Rock Road, Newville, PA 17241.  
 
This is a follow-up to the second public meeting held on March 7, 2012 .  
 
Based on the input and suggestions received at the March 7 meeting, the plan has been 
revised.  The revised plan recommendations include:  

� Establishment of a 13.5 acre public park in the area surrounding the historic Laughlin’s 
Mill. The park will provide recreational access to the Big Spring Creek and public open 
space for area residents;  

� A senior citizen center in the park; 
� A community recreation / arts / meeting facility in an adaptively re-used barn;  
� A floating dock/bridge to provide fishing and non-motorized boat access for area 

residents; 
� Establishment of walking trails around the Big Spring and through adjacent parcels, 

including through the Big Spring School District property; and, 
� A new road from Centerville Road parallel to the former railroad right of way 

terminating before reaching the school district property. 
 
The park and other recommended open space will help to protect water quality for the Big 
Spring watershed.  If implemented as suggested, the plan could provide a total of 110 acres of 
open space.  No changes are suggested to the existing R-1 and R-2 zoning.   
 
The October 25th meeting will include an overview presentation of the project followed by an 
open discussion to solicit comments or any questions or concerns about the project. All 
interested residents and local business owners are urged to attend the meeting and share 
their opinions.   
 
The master plan is being funded in part by the Pennsylvania Department of Community and 
Economic Development (DCED), West Pennsboro Township, Big Spring School District, 
Newville Borough, Newville Borough Water and Sewer Authority, Cumberland County 
Planning Department and Cumberland County Redevelopment Authority. 
 
For additional information about the plan or the meeting, please contact: 
John Epley, Manager, West Pennsboro Township, JEpley@wptwp.org  / (717) 243-8220 
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10/26/12 
Big Spring Master Plan 
West Pennsboro Township, Borough of Newville, Big Spring School District, Newville 
Borough Water and Sewer Authority 
SC# 11065.10          
 
Public Meeting #3 – Notes     
 
Date/Time:  10/25/12, 7:00 PM 
 
Location:  Big Spring Senior High School  
 
In Attendance:   

See attached sign-in sheet. 
        
Notes: 
 
The meeting began at 7 pm.  

1. Richard Fry began the meeting with a review of the history of the School 
District purchase of the property and how the School District, Township and 
Borough decided to develop a proactive plan for the area. The four “pillars” of 
the plan were to be 1. School emergency access safety 2. Fostering 
community growth with commercial development, 3. Protection of the Big 
Spring / Cool spring watershed and 4. Development of a public park for the 
community.  

2. Mr. Fry noted that the market study by the Simone Collins (SC) team 
indicated that the market potential for commercial development on these 
properties was very limited, however, there was potential for residential 
development. Thus, the development potential for the site shifter to its 
residential potential.  

3. Mr. Fry noted that the revise plan was an attempt to refocus on the original 
intent of the plan. He noted that the community does need reasonably priced 
housing, with an emphasis on owner occupied units. He stated that the 
commercial / industrial development in nearby areas should stimulate housing 
demand. He noted that between 30% and 40% of some school district 
residents are within the poverty level and economic development is needed.   

4. John Epley gave the PowerPoint presentation. He emphasized that the plan 
is a recommendation in an attempt to be proactive to meet the goals of the 
project as enumerated by Mr. Fry.  
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5. Mr. Potzer then reviewed the water quality issues that affect treatment. He 
noted that the preservation of open space, as suggested by the plan, will help 
to maintain or improve water quality.  

6. Mr. Potzer noted that there will be some improvements at the Laughlin Mill 
but these are not connected with the master plan project.  

7. Mr. Potzer noted that it is the hope of the project partners that there will be a 
continuing discussion about this project and invited interested residents to 
continue to be involved with the planning for the park and the area.  

8. Meeting attendees then made comments and asked questions.  
9. Mr. Butler: 

a. Is there a warehouse planned for the site? 
i. No 

b. Has an environmental impact statement been completed? 
i. No – since this is just a concept plan, no EIS is required. 

c. Comment – thank you for re-aligning the road from the last meeting.  
d. Do we really want the impacts of residential housing? 

i. Not answered at meeting. (We note that the land is zoning 
residential and the market will determine if the land is 
developed. The master plan seeks to suggest a land use 
pattern that will mitigate impacts). 

e. How will a developer pay for the construction of a senior center? 
i. Not answered at meeting. (The master plan suggests a Senior 

Center in the existing house. The plan suggests that the 
township may purchase this land for a park, and the house is 
on that land.) 

f. Comment that it is good idea to continue discussions about this master 
plan.  

10. Resident.  Will taxes be raised to pay for this master plan?  
a. Mr. Fry responded that there is no plan, no intent to raise any taxes.  

11. Resident. Is an addition egress planned for the school? 
a. No, this is just an emergency access route.  

12. Resident. Could the proposed Rail Trail be used for emergency access? 
a. Mr. Fry responded that this is an interesting idea that could be 

explored.  
b. Question about a “stream ford” access to the school?   

13. Resident. What if local emergency responders are out at another emergency 
and there is an emergency at the School? 

a. Mr. Fry responded that it is impossible to plan for every situation.  
14. Resident. How is it possible to have residential development and protect the 

watershed? 
a. The master plan suggests a land use plan that protects 66% of the site 

as open space. This open space can be protected to some extent via 
an official map process. The official map does offer the community 
some protection from total build-out of site. Alternatively, the 
community could decide to raise funds – or float a bond – to purchase 
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the entire private site for open space. This is a decision the community 
could make.  

15. Resident. How can the residential areas of the master plan be profitable? 
How can this be built? 

a. By disturbing less of the site, and by avoiding the steep slopes, 
shallow bedrock areas and other environmentally sensitive areas, it 
will cost less to develop the site. Residential units can be placed on 
much smaller lots. Similar yields can be obtained on less land while 
still protecting open space.  

16. Jack Sholly, resident and Vice Chair of area Economic Development 
Committee. He commented that this plan was good, since it proposed 
developing community amenities and provided needed residential units and 
supports redevelopment in the Borough. Very supportive of this project and 
its recommendations. 

17. Mrs. Butler encouraged project partners to continue dialogue and to place 
whatever controls possible in project area to help preserve open space.  

18. Mr. Potzer commented that there are no residential development plans on the 
township or borough dockets presently and that all proposed development 
activity is commercial or industrial.  

19. Mr. Epley reiterated that the project partners will continue to be interested in 
comments and involvement by the  community on this undertaking   

20. A copy of the attendance list attached to this meeting memorandum.  
21. The meeting ended at approximately 8:30 pm.  

 
Respectfully Submitted, 
SIMONE COLLINS, INC. 
LANDSCAPE ARCHITECTURE 

 
Peter M. Simone, RLA, FASLA 
 
 
Enc.:  Meeting Sign-in Sheet 


