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Strasburg Pike Bridge Replacement Project
Moving Forward
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development process, the LCPC took the lead on the
project, with PENNDOT still functioning as an active
partner in design and environmental approvals. The
LCPC selected KCI Technologies, Inc. as the prime
engineering and environmental consultant for the
Preliminary Engineering and Environmental Studies
and Final Design of the project.
The County hosted a public plans display in May
of 2001 and revealed the preliminary alternatives
under consideration. A County Commissioner, public
officials, emergency service providers, and other
stakeholders provided input on their preferred
alternatives and concerns. As part of that effort,
County Commissioner Shaub indicated he was
“…pleased that the County could help move this
needed improvement toward construction, and he
appreciates PENNDOT’s cooperation.”
Additionally, residents in East Lampeter
Township (bridge location) were notified of the project
through their township newsletter while residents in
nearby West Lampeter Township were reached by
way of flyers that the LCPC mailed to each household.
Citizen opinions were solicited in these outreach
efforts.
Based on citizen input and an assessment of the
impacts of the proposed alternatives on the natural,
social, and historic environment, the County and
PENNDOT moved forward with an alternative that
will replace the bridge in essentially the same location.
Carrying traffic over Mill Creek, the bridge is
situated in a beautiful historic setting—adjacent to a
late 19th century gristmill, miller’s house and tenant
house. The project team coordinated with state
historic preservation officials in an effort to avoid or
minimize effects to historic and archaeological
resources. Stone facing chosen to complement the
historic miller’s house is proposed for the outer sides
of the new bridge parapets and nearby retaining wall.

The County also sought design exceptions from
PENNDOT in order to reduce the standard roadway
and shoulder widths required for new construction.
Therefore, the land needed to be taken from historic
properties will be minimized. Other aesthetic
treatments including landscaping are also proposed.

On site meeting among affected property owners, LCPC,
PENNDOT, and the Pennsylvania Historical and
Museum Commission.

With an estimated construction cost of $850,000,
the new structure will feature 11-foot lanes (one lane
in each direction) and 4-foot shoulders. No houses or
business will be displaced as a result of the bridge
replacement or right-of-way acquisition. The posted
speed limit will remain at 35 mph. Traffic will be
rerouted to a temporary detour during construction
which is expected to begin in late 2004, with
anticipated completion in 2005.
For more information about the Strasburg Pike Bridge
Replacement Project contact Glen Taggart, Consultant for
Transportation Planning, Lancaster County Planning Commission,
at (717) 299-8333 or e-mail taggartg@co.lancaster.pa.us.

Envisions Smart Growth Update

Smart Growth Leadership Award Program

Are you a Smart Growth Leader? Do you know
one?
The Lancaster County Planning Commission is
looking for a few good men — and women. The
County Commissioners and County Planning
Commission would like to recognize community
leaders who are making Smart Growth happen in
Lancaster County.
The County will present awards to individuals,
organizations, municipalities, authorities, developers,
builders, and public-private partnerships that are
working to implement Smart Growth as envisioned
in the Lancaster County Comprehensive Plan.

Awards will be given in three categories: Plans/
Policies/Regulations, Built Projects, and Public
Participation/Community Outreach/Education.
Entries will be evaluated on a project’s usefulness as
a model, effectiveness, and use of community
involvement and partnerships.
Smart Growth Leadership Award Program
a p p l i c a t i o n s w ere m a i l e d i n F e b r u a r y . T h e
application
is
also
available
on
www.envisionlancastercounty.com
or
by
contacting the Lancaster County Planning
Commission at (717) 299-8333.
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Envisions Smart Growth Update
Smart Growth Includes Preserving Affordability
One of the challenges of Smart Growth is the
In Lancaster County most municipalities have been
tendency to simplify it merely as the adoption of
careful to plan in a way that does not unreasonably
Urban Growth Boundaries. No doubt the adoption
constrain the land supply for residential uses. Our
of Urban Growth Boundaries has been an essential
Urban Growth Boundaries contain more than enough
part of Smart Growth in Lancaster County.
land than is needed to accommodate the expected
On the other hand, if we are not more careful
amount of new development within the next twenty
about the mix of housing built within the Urban
years. Therefore, it may not be the scarcity of urban
Growth Boundaries, we will fail to create a healthier,
growth land that is increasing its cost.
safer, more sustainable county. For example, we have
Instead, relatively low densities may be a larger
been building housing that
factor in the cost of land and
has become increasingly
construction on a per unit basis.
more expensive than our
More compact, connected, and
residents can afford. In
mixed neighborhoods result in
1990, the county had
a more efficient use of land.
26,225 cost burdened
Such efforts can moderate the
households, 17% of the
increase in housing costs by
total. A cost burdened
allowing
builders
and
household is one that pays
developers to capture the
more than 30% of its gross
efficiencies that come with this
income for housing. The
type of development.
total
number
of
Several quality of life
households in the county
factors are aggravated when a
grew 14% between 1990
community does not generate
Rockford Chase, 60 non-subsidized, low-income
apartments. Photo courtesy of the Housing
and 2000. Yet, the percent
adequate levels of house
Development Corporation.
of
cost
burdened
affordability. For example,
households increased
when a growing number of
faster, to 20% (35,304) of the total number of
households struggle to find reasonably priced housing
households in 2000.
near where they work, the result can be increasing
The increasingly high cost of housing has
costs of municipal services such as transportation, air
typically been a problem for low income households.
quality programs, emergency services, and public
In the last decade, however, the rising price of owning
safety. Long commutes and time apart can lead to
or renting a home has also become a problem for more
family stress, a need for increased social services,
and more working households.
reduced work productivity, and even homelessness
Some critics of Smart Growth contend that these
in our region.
policies increase average housing costs in a region.
Traditional zoning practices must be examined
They state that when the land supply for residential
as part of the Smart Growth Initiative to ensure the
development is limited by zoning or urban growth
housing needs of a growing population are addressed.
boundaries the cost of land is increased since the price
The Lancaster County Planning Commission will
of scarce commodities tends to increase. If a
facilitate a countywide housing plan to address this
municipality that adopts Urban Growth Boundaries
regional issue. Employers, non-profits, developers,
does not balance its land use practices with
and citizens will be needed to collaborate on solutions
complementary measures that promote denser, mixed
to our housing needs. Most critically, however,
housing, the result could likely be reduced housing
municipal leadership will be needed to provide
affordability.
equitable, regional housing solutions.
For more information contact Mark Hiester, Principal
Land scarcity is only one factor that leads to
Planning
Analyst, Lancaster County Planning Commission at (717)
increased prices, and it may not be responsible for
299-8333.
the lack of sufficient affordable housing in the county.
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The State of Livable Communities in Lancaster County
New Urbanism, Traditional
Neighborhood Development or TND,
Livable Communities; all these terms
are becoming more familiar to the
residents of Lancaster County. They
each describe essentially the same
thing; that is a new pattern of land
development based on traditional
villages and hamlets, rather than
conventional suburban sprawl.
Standard
elements
of
such
development include a mix of housing
types, connections, and walkability,
more formalized and functional open
space, and the integration of
commercial and civic elements.
In Lancaster County efforts
Conceptual ideas from the 1993 Livable Communities Workshop.
were made to promote such
development in 1993 with the Livable
Communities Forum and Workshop. The end
development were slow, but more recently several
product was the Livable Communities Handbook
projects, listed below, began to move through
which included model ordinances and conceptual site
planning and on to construction. Other developments
plans for new development in a variety of settings.
are in varying stages of the planning process in various
In the intervening years efforts to create such a
townships.
Livable Communities in Lancaster County
Project

Fairsted

Kissell
Hill

Wetherburn
Commons

Mill Creek

Florin

Brighton

Sunnyside

Location

Manor
Township

Manheim
Township

Manheim
Township

West
Lampeter
Township

Mount Joy
Borough

Manheim
Township

Lancaster
City

Acres

305

95

87

84.7

64

53

29

Units

1 , 40 0

374

265

237

--

156

300

Status

Approved;
Cancelled

Phase 1

Preliminary
Approval

Phase 1

Planning

Phase 3

Planning

Single Family

32%

22%

40%

43%

--

65%

57%

Townhouses

20%

33%

15%

34%

--

31%

11%

Duplexes

8%

21%

8%

23%

--

4%

--

Condominium

18%

--

--

--

--

--

7%

Apartments

23%

24%

37%

--

--

--

25%

Live/Work
Units

--

--

--

--

--

--

--

Community
Center/Civic
Building

200,000
sq. ft.

58,000
sq. ft.

79,500
sq. ft.

--

--

22,000
sq. ft.

--

Open Space

95 acres
30%

28 acres
30%

26 acres
30%

32 acres
40%

--

16 acres
31%

--
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Official Map
Imagine William Penn and his Surveyor General,
Captain Thomas Holme standing along the banks of
the Delaware River in 1682 wondering how to plan
the future town of Philadelphia. They discuss where
to put the streets and how wide they should be. They
ponder the amount of land needed for public squares
and schools, where to locate the public market, and
which lands should be developed first.
After some 320 years, has
town
planning
in
Pennsylvania changed much?
Not really. To some degree,
land-use planning is now
easier than it was during the
colonial period because we
now have a few thousand
municipalities and existing
roads that help frame the
logical extension for new
communities. We also have
several reasonably good
planning and regulatory tools
today to help direct and
manage future growth and
development. Unfortunately,
based on the experience of
planners and the findings of
various studies it appears that
Pennsylvania municipalities
generally do not make
effective use of basic land-use
planning principles and
practices.
One particular planning
tool that receives little attention is the Official Map
Ordinance. What is an official map? It’s a regulatory
planning tool that creates the legal basis to plan for
and acquire municipal infrastructure and capital
improvements such as new roads and widenings,
pedestrian ways, transit easements, flood and
stormwater control basins, and parkland. Why is an
official map important? Here are a few key reasons:
■ it provides early public notice to the affected
property owners and developers on long-term
municipal capital improvements.
■ it better coordinates planned public improvements
with the development interests of property owners
and developers.
■ it helps implement the policies of the municipality’s
comprehensive plan.
The Pennsylvania Department of Community
and Economic Development’s publication, “Local

Land Use Controls in Pennsylvania,” states that of
the 2,572 local municipalities in Pennsylvania only
33 or 1.2% have adopted official maps. Of the 60
municipalities in Lancaster County only nine have
adopted official maps; these include Lancaster City,
Columbia Borough, East Earl Township, Lititz
Borough, Mount Joy Township, Rapho Township,
Strasburg Borough, Warwick Township, and West
Donegal Township.
It is difficult to explain
why official maps are not
readily used considering
they have been in existence
since 1926 when the
Standard City Planning
Enabling Act was published
by the U.S. Department of
Commerce.
To ensure wider use of
this important planning tool,
here are a few important
points for a municipality to
consider. First, the official
map should be based on a
legitimate and documented
need for certain public
improvements. These capital
improvements should be
well researched, evaluated,
and recommended in the
comprehensive
plan.
Second, it should be
emphasized that merely
noting an improvement on
an official map does not trigger an eminent domain
proceeding, nor does it constitute a taking. The mere
gesturing of a property owner to carryout a proposed
development or subdivision should not be regarded
by the governing body as the fulfillment of a written
intention announcing their commitment to build or
subdivide. Finally, once an official map is adopted,
municipal officials can more readily: (a) prioritize
projects and make necessary budget and resource
allocations; and, (b) monitor development
applications and vigilantly follow through with
necessary public improvements despite prevailing
controversy.
If an official map seems like a good policy tool for your
municipality, contact your local planning commission. Local
planning commissions should seek the services of experienced
planning consultants and solicitors to ensure the preparation of an
appropriate official map. For more information contact Mike Skelly,
Community Planner, Lancaster County Planning Commission at
(717) 299-8333.
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Master Planner Summer/Fall 2002 Class Graduates
On November 8, 2001, community leaders from a wide mix of
professional backgrounds were recognized as “Master Planners” by the
Lancaster County Board of Commissioners during a graduation banquet
held at the Hamilton Club. Guest speaker that evening was Mr. Tom
Hylton, author, Save Our Lands, Save Our Towns.
To be recognized and certified as a Master Planner, candidates are
required to 1) attend all sessions, 2) participate in homework assignments,
and 3) complete an independent study. Graduates who have met all the
requirements and were awarded a Master Planner Certificate are
designated with an asterisk, (*).
The Lancaster County Planning Commission is proud to introduce
the Master Planner Summer/Fall 2002 Class:
5. Leonard Sempier, President/CEO,
AAA of Central Pennsylvania
6. Craig Underwood, Director of Community
Development, West Lampeter Township
7. Stevens Van Duzer, Vice-President,
Farmers First Bank

1. Christina Arlt, Research Assistant,
Franklin & Marshall College
2. Lisa M. Boyd, Borough Manager,
Borough of Strasburg
3. Lynn Lopez, Administrative Assistant,
Manheim Borough
4. Dorothy Merritts, Professor of GeoScience,
Franklin & Marshall College*

Master Planner is offered twice a year -- spring and fall. For information contact Sandra Monck,
AICP, Land Use Education Specialist, (717) 299-8333 or visit our web site at www.planning.co.lancaster.pa.us.

continued from page 4

A full, mixed-use TND project can often require
several hundred acres, and this County has few
parcels of such size. However, several projects around
the county have been strongly influenced by the New
Urbanist movement, and might be called hybrids,
containing numerous elements of a TND design. As
part of a small but growing national trend, the
Lancaster projects listed on page 4 are models of the
future of land development.

Growth is based on government policy and
ordinances, with a more regional approach.
Several communities across the county have or
are in the process of adopting zoning and subdivision
ordinances based on the principles of livable
communities. These include Mount Joy Borough,
Manheim, Manor, West Lampeter, and East and West
Hempfield Townships. Typical characteristics of these
ordinances include distinctive standards and
occasionally new procedures. The Pennsylvania
Municipalities Planning Code gives guidance on
creating such ordinances in Article VII-A, with
language specifically focused on creating livable
communities. Local governments like Manor and
Manheim Townships have used a Planned
Residential Development ordinance to accomplish
similar goals.

Supporting Ordinances
While the construction of such Livable
Communities has been given greater attention, of
equal importance is the adoption of appropriate
ordinances by townships and boroughs, to enable
such development. Such ordinances are a central
feature of any Smart Growth effort. The difference
between New Urbanism and Smart Growth is that
while both desire essentially the same outcome, New
Urbanism is conceived as private-sector, marketdriven and site-specific development, while Smart

For more information about New Urbanism and Traditional
Neighborhood Development in Lancaster County, contact Will
Selman, Planning Analyst for Community Planning, Lancaster
County Planning Commission at (717)299-8333.
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Wilmington-Harrisburg Freight Study
Whenever people in Lancaster County talk about
traffic and traffic congestion the topic often turns to
trucks and the movement of freight in and through
the County. From casual conversations to public
meetings and hearings concerning some of our areas
largest transportation projects, comments are often
made of the need to reduce the number of through
trucks in the County. The Ports of Wilmington and
Delaware are often cited as major sources of truck
Study Area Map for the Wilmington-Harrisburg
traffic. The Pennsylvania Turnpike and area railroads
Freight Study
are often cited as good alternative modes that need
to be developed. Unfortunately, until now, freight traffic can help improve the situation.
Conclusions 1 - There is no “silver bullet”.
information on freight flows, origins, destinations,
Freight
movement is a significant issue not only in
volumes, commodities, lengths of trips and road used
has not been available to help answer some of these terms of adding to traffic conditions but supporting
often asked questions. The Wilmington-Harrisburg local jobs and employers.
Conclusion 2 - The sources of freight and
Freight Study (WHFS) begins to address the issues of
truck and intermodal freight traffic along the Corridor therefore the solution of freight crosses County and
between the Ports of Wilmington and Philadelphia State boundaries. Freight issues must be addressed
and the Harrisburg/Carlisle area. On January 15, at the County, State, and multi-State levels. Emphasis
2003 Lancaster County Planning Commission Staff is needed on improvement strategies in both the rail
presented the findings of WHFS to the Lancaster and the highway system and then providing funding
County Transportation Technical Advisory for these necessary improvements.
Four scenarios were studied to resolve the issues.
Committee. The principle highway routes needs in
the study area involved Route 41 in both Pennsylvania Two focused on local improvements:
1. Shipper Scenario
and Delaware, US 30, and PA 283. The geographic
2. Combination of proposed local roadway
size of the study area extended generally from the
cities of Philadelphia and Wilmington on the south, improvements
Two other scenarios:
using the Pennsylvania Turnpike as a northern
3. Railroad Scenario - Improvements to the rail
boundary extending westward and northward to the
Harrisburg/Carlisle area. This study area or “local” system can help divert traffic from the Corridor.
4. Pennsylvania Turnpike Scenario - Focuses on
service area and its primary highway, rail and ports
system was the focus of this study. Some of the major the long haul opportunities. Moving from the Port of
Wilmington to Harrisburg over Route 202 and the
findings in this study are:
■ Average daily truck traffic along Route 30 in Pennsylvania Turnpike is approximately 20 miles and
Lancaster County in 2001 was 13,722. This number 10 minutes longer than using Route 41, Route 30 and
over a 25 year period is expected to grow over 37% PA 283. A 50% reduction in tolls is estimated to only
attract a small number of average daily trucks from
and 64% to as much as 22,551 vehicles.
the Corridor.
■ 83% of the non-port freight volumes in the
Corridor has at least one origin or destination Potentials for Diversions
within the Corridor i.e. trips originating or
Percentage Long Haul Trucks Versus Total Trucks By Route
terminating in New Castle County, Delaware and
Chester, Lancaster or Dauphin Counties,
Route
2000 Base
Long Haul
Percentage
Pennsylvania.
■ Slightly over 10% of the current base year Route 41
3,331
1,125
33.8%
truck traffic on US 30 was found to be “long haul”.
■ There is an average of 3,331 daily trucks on US 30
14,001
1,522
10.9%
Route 41; two-thirds serving local markets along
the Corridor and one-third serving long haul PA 283
8,880
1,522
17.1%
markets.
For more information on the Wilmington Harrisburg Freight
■ Opportunity to divert traffic in the Corridor Study contact Glenn Taggart, Consultant, Lancaster County
to the Pennsylvania Turnpike is marginal at best.
Planning Commission, at (717) 299-8333 or e-mail
■ Improving freight traffic flow and managing taggartg@co.lancaster.pa.us.
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Susquehanna River Water Trail Map & Guide
The Lancaster County Planning
Commission, on behalf of the Lancaster-York
Heritage Region, is pleased to announce the
availability of the Susquehanna River Water
Trail Map & Guide. The Map & Guide is a high
quality, full-color document that features a 53mile water trail along the beautiful
Susquehanna River from Harrisburg, PA to
the Mason-Dixon Line (PA/MD border). The
set of maps is held in an attractive folder and
placed in a protective resealable vinyl
envelope. The maps and folder are printed on
waterproof, tear-resistant stock.
The Map & Guide contains information
on access points along the river corridor, as well as
important information for paddlers such as danger
areas; bridges; facilities, drinking water; groceries, and
camping. The maps also provide critical information
about the hydroelectric dams on the river and how
to portage around them. Information about natural,
cultural, and historical resources that paddlers will
see along their journey is also included.
The Susquehanna River Water Trail Map & Guide
was created under the auspices of the National Park
Service’s Chesapeake Bay Gateways Network

Paper

Program. Information about the Gateways Network
is available at www.baygateways.net
Retail purchases of the Susquehanna River Water
Trail Map & Guide are available from the Lancaster
County Planning Commission, through its web page
at www.co.lancaster.pa.us/planning for $15.00.
Wholesale purchases of the Map & Guide can be
made at the same web page.
Any questions about the Susquehanna River Water Trail Map
& Guide should be directed to Michael A. Domin, Principal Planner,
Lancaster County Planning Commission, at (717) 299-8333.
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