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LIME SPRING SQUARE



T h e  9 8 - a c r e  d e v e l o p m e n t  f e a t u r e s  2 5  r e t a i l ,  c o m m e r c i a l ,  w a r e h o u s i n g , 
a n d  m e d i c a l  o f f i c e  u s e s  s u r r o u n d i n g  t h e  11 . 5  a c r e s  o f  r e s t o r e d 
f l o o d p l a i n . 

O f f e r i n g  a  u n i q u e  a p p r o a c h  t o  p o s t  c o n s t r u c t i o n  s t o r m w a t e r 
m a n a g e m e n t ,  a  f l o o d p l a i n  r e s t o r a t i o n  w a s  i m p l e m e n t e d  t o  m e e t  t h e 
r e g u l a t o r y  r e q u i r e m e n t s .  B e y o n d  t h e  i n h e r e n t  h a b i t a t  a n d  t h e r m a l 
i m p r o v e m e n t s ,  t h e  c o n s t r u c t i o n  o f  4 , 7 5 0  l i n e a r  f e e t  o f  s t r e a m  c h a n n e l 
r e s t o r a t i o n  r e m o v e d  3 8 , 5 0 0  t o n s  o f  l e g a c y  s e d i m e n t ,  c r e a t e d  8 . 5 
a c r e s  o f  a d d i t i o n a l  w e t l a n d s ,  a n d  p r o v i d e s  p o l l u t a n t  r e d u c t i o n s .  F r o m 
a n  e c o n o m i c  s t a n d p o i n t ,  t h e  u t i l i z a t i o n  o f  t h e  f l o o d p l a i n  r e s t o r a t i o n 
r e s u l t e d  i n  a n  a d d i t i o n a l  8 . 5  a c r e s  o f  d e v e l o p a b l e  a r e a ;  a  g r o s s  v a l u e 
c r e a t e d  o f  n e a r l y  $ 1 . 9  m i l l i o n . 

T h i s  p r o j e c t  i s  a  P u b l i c - P r i v a t e  P a r t n e r s h i p  b e t w e e n  t h e  To w n s h i p  a n d 
t h e  d e v e l o p e r  w h i c h  m e e t s  r e g u l a t o r y  r e q u i r e m e n t s  a n d  C h e s a p e a k e 
B a y  w a t e r s h e d  g o a l s . 



PROOF 
POSITIVE
Lime Spr ing Square  is  proof-pos i t ive  that  smar t 
grow th ,  ecologica l ,  p lann ing,  and development 
goa ls  are  not  compet ing interests  but 
compl iment ing dr ivers  for  success .

With  a  construct ion  budget  of  $125 mi l l ion ,  the 
642,000 sf  mixed use pro ject  ba lances economic 
development  w i th  ecologica l  benef i ts  for  the 
communit y.

Of fer ing  a  un ique approach to  post  construct ion 
stormwater  management ,  a  f loodpla in  restorat ion 
was implemented as  the  pr imar y  BMP ( in  l ieu  of 
convent iona l  in f i l t rat ion  or  detent ion  fac i l i t ies )  to 
meet  the  regulator y  requi rements .  Th is  approach 
inc ludes the  removal  of  sediment  to  reconnect 
the  st ream channel  w i th  the  f loodpla in ,  the 
creat ion  of  la rge areas  of  interconnected 
wet land habi tats ,  and the  rehabi l i tat ion  of 
groundwater  interchange.

The benef i ts  of  a  f loodpla in  restorat ion 
inc lude peak  runoff  rate  reduct ion ,  enhanced 
groundwater  recharge,  suspended sediment 
reduct ion ,  and n i t rogen and phosphorus  load 
reduct ions ,  as  wel l  as  s ign i f icant  ecologica l  and 
aesthet ic  improvements .

Construct ion  of  4 ,750 l inear  feet  of  st ream 
channel  restorat ion  began in  the  spr ing  of  2017 
and was substant ia l ly  completed in  la te  fa l l  of 
2017. 



Beyond the inherent  habi tat  and thermal 
improvements ,  the  pro ject  removed 38,500 
tons of  legacy sediment ,  created 8 .5  acres  of 
addi t iona l  wet lands ,  and prov ides pol lutant 
reduct ions of  approx imate ly  5 ,773 lbs /yr  of 
N i t rogen,  254 lbs /yr  of  Phosphorous ,  and 
400 tons /yr  of  Sediment .   These year ly  load 
reduct ions meet  the  township’s  ob l igat ions  for 
the i r  MS4 permit  w i thout  the  use of  tax  payer 
monies .  

Reaching the  pro ject ’s  development  goa ls 
for  dens i t y  and ef f ic iency requi red a  reg iona l 
approach to  stormwater  management  and 
col laborat ion  wi th  federa l ,  s tate,  and loca l 
permit t ing  agencies .  Th is  pro ject  embodies  the 
st rategy of  forming publ ic-pr ivate  par tnersh ips 
to  meet  long term stormwater  management  goa ls 
w i th in  the  Chesapeake Bay  watershed.

Render ing of  the  s i te  w i th  t rad i t iona l  SWMFs and not 
f loodpla in  restorat ion .

S i te  w i th  f loodpla in  restorat ion ,  showing addi t iona l 
deve lopable  land . 
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A PL ANNING 
PERSPECTIVE
Enabl ing  a  pro ject  of  th is  t ype and scope requi red 
proper  p lann ing f rom a  munic ipa l  and count y  leve l . 
A  large amount  of  watershed leve l  assessments  and 
f ie ld  eva luat ions  were  necessar y  to  determine the 
v iab i l i t y  of  such a  pro ject .   

Th is  parce l ,  located wi th in  the  urban grow th 
boundar y,  was apt ly  zoned for  th is  t ype of  mixed -
use commerc ia l \ industr ia l  deve lopment .   Pos i t ioned 
a long a  PennDOT S tate  Route,  roadway and reg iona l 
t ranspor tat ion  needs were  met  for  a  development  of 
th is  expanse.  Publ ic  ut i l i t ies  were  readi ly  ava i lab le 
to  ser ve  the  proposed development  w i th  adequate 
capaci t y  and inf rastructure.  

Beyond the  normal  p lann ing cr i ter ia  of  a  pro ject  of 
th is  sca le,  s tormwater  and f loodpla in  management 
took s ign i f icant  pr ior i t ies  in  the  land p lann ing and 
ent i t lement  process . 



By integrat ing  these components  into  the  s i te 
des ign through the  p lann ing process ,  instead of  an 
af ter thought  dur ing  land development  ent i t lement , 
the  munic ipa l i t y  became a  pro ject  par tner  w i th  the 
developer  to  meet  these mutua l ly  benef ic ia l  a t ta ined 
goals .

THE PROMISE 
OF FLOODPL AIN 
RESTOR ATION 
The benef i ts  of  ut i l i z ing  f loodpla in  restorat ion  as  the 
pr imar y  BMP for  commerc ia l ,  industr ia l ,  and res ident ia l 
deve lopments  cannot  be  overstated .   Whi le  the  pr imar y 
goa l  is  restorat ion ,  the  secondar y  benef i t  is  stormwater 
management  requi rements  for  a  development  can be 
met  w i th in  a  prev ious ly  unut i l i zed por t ion  of  a  s i te. 
Areas  of  the  pro ject  s i te  which would  be t rad i t iona l ly 

reser ved for  stormwater  management 
fac i l i t ies  can be ut i l i zed ,  not  on ly  for  park ing, 
but  potent ia l ly  increased bu i ld ing  footpr int . 
Th is  increased development  footpr int 
prov ides for  greater  long -term f inancia l 
potent ia l  for  the  pro ject .    

Beyond the  developer ’s  economic  incent ive, 
f loodpla in  restorat ion  pro jects  can a lso 
prov ide publ ic  benef i ts  w i thout  taxpayer 
monies .  Munic ipa l i t ies  are  burdened wi th  the i r 
ob l igat ions  under  the  MS4 permit .  Meet ing 
these requi rements  of ten  resu l ts  in  la rge 
expensive  pro jects  for  the  munic ipa l i t ies . 

F loodpla in  restorat ion  pro jects  can meet 
these obl igat ions  wi thout  deplet ing  munic ipa l 
reser ve funds .  Addi t iona l ly,  s tate  agencies 
under  s imi lar  EPA mandates  and consent 
decrees have documented these stormwater 
cred i ts  for  federa l  compl iance and p lann ing. 



Repeat ing  Success
Smar t  development  begins  wi th  proper  p lann ing and assessment  of  the  potent ia l  reg iona l  s ign i f icance 
of  parce ls  of  land .   L ime Spr ing Square  h igh l ights  the  success of  the  Count y  and Munic ipa l  p lann ing 
ef for ts  which can be dupl icated throughout  the  Count y.

Th is  is  where  regulators ,  p lanners ,  and communit y-based watershed a l l iance members  can take an 
act ive  ro le  in  fac i l i tat ing  these changes.  The ident i f icat ion  of  v iab le  st ream reaches and the i r  potent ia l 
watershed benef i ts  are  key  factors  in  successfu l  p lann ing.  Once these st ream corr idors  are  ident i f ied , 
i t  becomes incumbent  on whatever  reg iona l  p lann ing ent i t y  that  ex ists  to  reeva luate  the  zon ing and 
development  potent ia l  of  the  parce ls  ad jacent  to  or  encompassing the  f loodpla ins .  The h istor ic 
approach to  f loodpla in  encumbered parce ls  has  been to  l imi t  the i r  deve lopment  w i th  lower  dens i t y 
zon ing,  however  in  order  to  incent iv ize  pr ivate  developers  to  fund these reg iona l  benef ic ia l  pro jects , 
increased zonings dens i t ies  may need to  be exp lored .








