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Background and Introduction

Study Area Location

South Middleton Township encompasses 51.6 square miles and is located in the southcentral portion of Cumberland County, Pennsylvania. Home to 15,425 residents, the
Township is 30-45 minutes from the City of Harrisburg and is immediately adjacent to the
Borough of Carlisle, offering convenient access to employment centers, shopping, and
other amenities in the Harrisburg-Carlisle Metropolitan area via Interstate 81 (I-81). For
this reason, South Middleton features suburban neighborhoods to its north by I-81 and
transitions to predominately agricultural and low-density development patterns to the
south.
As the fastest growing county in the Commonwealth, municipalities in eastern and central
Cumberland County are experiencing medium and high-density development. These
developments are generally suburban in character and are located on developable land
where public sewer and water services are available. Townships like Hampden, Silver
Spring, Lower Allen, and Upper Allen have seen substantial residential and commercial
development activity, and development is spreading west to the central region of the
county.
Recognizing the opportunity for development and growth, the Township is committed to a
public engagement visioning process to ensure any future rezoning or land development
plans are consistent with the community’s desires as it relates to continued build-out of the
northwestern portion of the Township. The Walnut Bottom Corridor Master Plan presents
a proactive approach to planning and sets forth a vision with supporting goals and
recommendations to ensure the Township achieves its vision for the Study Area.
Walnut Bottom Road

The Walnut Bottom Corridor Master Plan was prepared in fall 2019 to outline a framework
for future development in close coordination with property owners, a variety of local and
county stakeholders, and the public at large.
The corridor is the basis for this study and features:
• Convenient access to I-81 and the Borough of Carlisle;
• Established development with existing utility connections; and
• Three large parcels ripe for development and redevelopment (catalyst sites).

4

The Corridor

Walnut Bottom Road is a minor arterial (northeast of Allen Road) and rural collector
(southwest of Allen Road) connecting the Borough of Shippensburg and the Borough of
Carlisle, traversing through the northwestern portion of South Middleton Township. With
the addition of the Allen Road interchange with I-81 in 1962, the roadway has developed
over the past 25 years.
As shown in the Google Earth images below, the Walnut Bottom Road and Interstate 81
corridors experienced an explosion of commercial and heavy industrial warehouse
distribution development between 1999 and 2010. This massive growth necessitated

significant improvements to Interstate 81 Exit 44 (former Exit 12) and the Allen Road
corridor. Significant commercial developments during this time included the UPMC
Carlisle hospital (formally, Carlisle Regional Medical Center) and the Walnut Bottom
Town Center anchored by Kmart. The corridor continued to be built out with additional
warehouse development and multi-family residential just off Eastgate drive through 2015.
Walnut Bottom Road and Interstate 81 Corridors, circa 1999

Walnut Bottom Road and Interstate 81 Corridors, circa 2010

Urban Sprawl

The corridor’s development has mimicked traditional suburban policies in the latter half of
the 20th century, featuring low-density, commercial development extending outward from
the Borough of Carlisle. This type of development pattern has the potential to cause
negative impacts for communities across the nation, including automobile dependency,
consumption of large amounts of land that is underutilized, environmental pollution,
increased infrastructure costs, inequality, and social homogeneity. In particular, strip
development like that found along Walnut Bottom Road is comprised of fast food chains
and large retail stores that cater to automobile access and feature expansive parking lots.
The corridor has little consideration for pedestrians and bicyclists and presents traffic safety
challenges.
In addition to the strip development nature of the corridor, Walnut Bottom Road’s
commercial activity has entered into a decline stage in recent years. The United Telephone
corporate building closed nearly ten years ago and, in 2019, Kmart closed its Walnut
Bottom Town Center location. Both parcels feature vacant and underutilized building space
and extensive parking lots and, accordingly, both properties are considered catalyst sites
for redevelopment. Stonehedge Square, anchored by Giant, remains viable along with other
standalone commercial uses throughout the corridor.
As a whole, the corridor is not a destination and is underutilized in achieving its highest
and best use. It is best described as a sprawling highway commercial strip retail center that
serves as a quick stopping point for consumers ingressing/egressing from I-81.
Existing Conditions at Walnut Bottom Road and Alexander Springs Road
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Study Area

For purposes of the Walnut Bottom Corridor Master Plan, a 2,541-acre study area was
selected. The study area spans the northwest corner of the Township between the municipal
borders with Dickinson Township and the Borough of Carlisle and PA Route 34. The 3.9
square mile Study Area was selected to ensure a wholistic evaluation of developable land
in the immediate vicinity of Walnut Bottom Road to appropriately plan for both
development and farmland preservation. In addition, the study area allows for
transportation connections to be evaluated between Walnut Bottom Road and PA Route
34, which is an existing growth area for South Middleton Township.
Study Area Boundaries and Primary Catalyst Sites
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The Study Area has three primary catalyst sites poised for development or redevelopment.
These sites represent significant developable land that will impact the corridor, and
community, as a whole. Given the adjacent proximity of the three sites, property owners
willing to engage in a community-led visioning process, and potential for positive change,
the three sites were identified as the primary tenants of the Master Plan. They are catalytic
in nature due to their potential impact to shape future redevelopment along the entire
corridor and Study Area, reversing the pattern of urban sprawl and beginning a new era
founded in smart growth that will achieve a livable, walkable community.
Catalyst Sites
Catalyst Site #1 – Former United Telephone/Sprint Drive Property

The 40.4-acre property located at 1201 Walnut Bottom Road has been utilized by the
telecommunications industry since its purchase by the United Telephone Co. of
Pennsylvania (United Telephone) in 1986. United Telephone was a local phone carrier for
Embarq and was bought out by CenturyLink in 2011. At one time, the corporate building
for United Telephone contained over 600 employees. However, operations in the building
largely ceased after the merger.
A private developer with an option to acquire the property has indicated strong interest in
constructing a large mixed-use development that maximizes the 40.4-acres. However, the
property is currently zoned Commercial prohibiting residential development as a potential
reuse option.
The Walnut Bottom Corridor Master Plan has served as an opportunity to engage the
private developer in the planning process to confer on mutually beneficial reuse options, in
collaboration with adjacent property owners, and the steps necessary to implement the
vision as set forth in this Plan.
Catalsyst Site #1 - View looking West from Walnut Bottom Road

Catalyst Site #2 – Former Walnut Bottom Town Center

The former Walnut Town Bottom Center, located at 1180 Walnut Bottom Road, served as
a big box retail center for approximately 20 years, anchored by Kmart. In addition to Kmart,
the retail center featured three outparcels as well as a vacant lot that has never been
developed. In January 2019, Kmart closed its store.
Since Kmart’s closure, the property has been purchased by U-Haul Self Storage, who is
repurposing the Kmart building for self-storage and a U-Haul retail store selling moving
boxings and packing supplies. While an adaptive reuse, U-Haul as the new property owner
has indicated it does not need the full 33-acres of land for its business operations and is
supportive of considering new development within the parking lot and frontage to Walnut
Bottom Road. Other uses within the development area are independently owned and still
have operating businesses, including a fitness center, hair salon, bank, and healthcare uses.
Catalyst Site #2 – View looking Southeast from Walnut Bottom Road

Catalyst Site #3 – Carlisle Ventures Property

Carlisle Ventures, LLC (Carlisle Ventures) purchased 1235 Walnut Bottom Road in 2009
along with five parcels fronting Walnut Bottom Road. Prior to acquisition, the former
owner, McCoy Development, LLC, proposed Walnut Bottom Grove, a mixed-use
development on the six parcels. As part of the proposal, the Township agreed to rezone the
frontage parcels to commercial with a portion of the large parcel zoned residential in 2007.
However, the property was foreclosed and subsequently purchased by Carlisle Ventures in
2009.
Carlisle Ventures has express interest in reengaging the property for development. Like the
two other adjacent catalyst sites, the Walnut Bottom Corridor Master Plan has served as an
opportunity to bring Carlisle Ventures, stakeholders, and the Township to the table to
confer on mutual-beneficial reuse options, in collaboration with adjacent property owners,
and the steps necessary to implement the vision as set forth in this Plan.
Catalyst Site #3 – View looking Southwest from Walnut Bottom Road
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Catalyst Site #1 – Former United Telephone/Sprint Drive Property

Address:
Current Use:
Current Owner:
Size:
Current Zoning:
Opportunity:

1201 Walnut Bottom Road
Vacant; Former United Telephone/Sprint Drive Property
United Telephone Company of Pennsylvania (Note: Private developer has option to acquire)
40.4 acres
Commercial
Mixed-Use Infill Development

Former United Telephone/Sprint Drive Property
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Catalyst Site #2 – Former Walnut Bottom Town Center

Address:
Current Use:
Current Owner:
Size:
Current Zoning:
Opportunity:

1180 Walnut Bottom Road
U-Haul Self Storage; Former Walnut Bottom Town Center
U-Haul
33.6 acres
Commercial
Mixed-Use Infill Development

Former United Telephone/Sprint Drive Property
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Catalyst Site #3 – Carlisle Ventures Property

Address:
Current Use:
Current Owner:
Size:
Current Zoning:
Opportunity:

1235 Walnut Bottom Road
Agricultural
Carlisle Ventures, LLC
126 acres
Commercial (frontage), Conservation, and Agricultural
Mixed-Use Infill Development; Conservation and Agricultural

Former United Telephone/Sprint Drive Property
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The Process

The Walnut Bottom Master Plan was funded by South Middleton Township through a
combination of Township funds and local, state, and federal funding. The consultant team,
Michael Baker International and Gaito & Associates, LLC was engaged through a
competitive request for proposals (RFP) process administered by South Middleton
Township. The project team guided the overall planning effort, which was based on robust
public engagement, to understand the desires of the community and visions for the future.
The study was completed over a 6-month period in close coordination with the project
Steering Committee, stakeholders, and the Township.

Vision and Design Workshops

Public Visioning and Design Workshops were held October 2-3, 2019. Advertised at large
to the public through the Township, County, Steering Committee, and news media, the
workshops were designed to educate the public and stakeholders on the Master Plan and
existing conditions, and to collect public input on the challenges and opportunities within
the Study Area. During the second day, the consultant team facilitated interactive design
workshops to visually showcase the public input collected in terms of future development
potential and desired public infrastructure improvements along the corridor.
Event Schedule

Steering Committee

Through the leadership of the Township, a diverse Steering Committee was convened to
help guide the planning process. The 18-member committee consisted of officials and staff
from South Middleton, Borough of Carlisle, and Cumberland County Planning as well as
representatives from a wide variety of private stakeholders to provide a strong foundation
for the plan’s successful implementation. At the onset of the planning process, the Steering
Committee was critical in identifying relevant issues affecting the Walnut Bottom corridor
and potential opportunities for further consideration during the process.

The two-day event served as a cumulation of stakeholder and public input, Existing
Conditions Analysis, and public visioning. During this event, renderings showcasing the
improvements discussed were developed for the Walnut Bottom corridor.
Photo of the Design Workshops

Stakeholder Interviews

One-on-one interviews with stakeholders were an important component of the study
process to validate and expand on the existing conditions findings as well as to, more
importantly, engage property owners early in the process. In total, 12 stakeholders were
interviewed including five property owners in the study area. Additional stakeholders
included local developers, local industry, the school district, and municipal staff.
Existing Conditions Analysis

Understanding trends and existing conditions in the community is critical to ensuing steps
and, ultimately, to the prioritization of issues and recommendations. As part of the Existing
Conditions Analysis task, Michael Baker focused on several data points to understand the
current dynamics of the corridor.
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What We Learned: Findings

The following subsections summarize key findings obtained through quantitative and
qualitative research on existing conditions. Particularly, the planning process collected
information on the following:
• Property Owner/Stakeholder Synergies
• Treasures and Challenges
• Land Use and Zoning
• Market Conditions
• Transportation
• Cultural and Natural Resources
• Urban Form
Treasures and Challenges

Corridor Treasures
• Convenient location and access, particularly to I-81 but also to the local road network.
• Existing balance of uses including commercial, industrial, residential, and agricultural
with convenience of grocery shopping, medical space, and hotels.
• The presence of UPMC Carlisle and overall access to quality health care providers.
• Availability of developable land.
Corridor Challenges
• Transportation deficiencies including the lack of safe pedestrian amenities, traffic
congestion and vehicular speeding, and underperforming intersections.
• Pennsylvania Department of Transportation (PennDOT) regulations and standards.
• Current zoning and development ordinances in the Study Area are not flexible (e.g.,
Euclidean zoning) and may inhibit future development.
• Lack of food and beverage retail.
• Limited available housing supply and choices to meet the needs of the area’s growing
workforce population.
• Public resistance to redevelopment.
• Existing urban form (e.g., quality; overparked).
• Market conditions for redevelopment (e.g., insufficient rooftops and stagnant lease
rates).
Stakeholder Interviews

In total, five property owner and 10 stakeholder interviews were completed as part of the
Walnut Bottom Master Plan. The primary goal of the interviews was to gather input from
property owners, service providers, and real estate professionals. Interview questions were
12

intended to identify assets and limitations along the Walnut Bottom Road corridor as well
as visions for the future.
Property Owners
• Stonewall Capital LLC
• U-Haul Company of PA
• UPMC Carlisle
• Carlise Ventures LLC/G&G Land LLC
• Giant Real Estate
Numerous attempts were made to reach the owners of 105 Marsh Drive with no response.
Stakeholders
• St. Patrick Church/School on Marsh Drive
• Meeting House Church
• YMCA/Rockledge Fields
• South Middleton Township Parks & Recreation Department
• South Middleton Township Municipal Authority
• Emergency Service Providers
• Pennsylvania Historical and Museum Commission
• South Middleton School District
• Allen Distribution
• Multiple Developers
Transportation

Most interviewees agreed that ready access to I-81 is a valuable asset of the Walnut Bottom
corridor, especially since the completion of the new interchange at Allen Road.
Commercial vehicles, emergency responders and commuters all benefit from multiple
access points to this important north-south interstate.
While access to I-81 is recognized as a valuable asset, Walnut Bottom Road itself is
universally viewed as a roadway with many challenges and limitations. Interviewees cited
congestion, lack of timed signals, limited left-hand turns onto and off Walnut Bottom Road,
and lack of bike lanes and sidewalks as safety issues and inconveniences. Specific
problematic intersections included Garland Drive and Alexander Spring Road. It was also
suggested several times that that cul-de-sac at the end of Wenger Way be turned into a
through road to provide an additional access point to the hospital.
Property owners and developers indicated that the current condition of Walnut Bottom
Road limits or inhibits desired types development due the “un-inviting” presentation of the

corridor. Public investments in streetscapes, crosswalks, street lighting, and sidewalks
would greatly improve the ability to attract development into the corridor.
Future Development
•

•

•

•

•

•

Healthcare – The access to quality and variety of health care providers was cited as a
strength of the Walnut Bottom Road corridor. With the investment by UPMC Carlisle,
many see the expansion of specialty providers into the area as a good economic and
quality of life improvement. The need for housing in the area for medical personnel
was also mentioned as an opportunity for residential development.
Residential – Residential development was favored by most of the stakeholders
interviewed. The success of recent housing developments near the corridor was
referred to when discussing the need for additional workforce housing to support the
warehousing industry.
Dining – Additional restaurant options were envisioned by most, if not all, of the
stakeholders. There are very few restaurants along the corridor and none that offer
alcoholic beverages with their meals. The addition of chain-style restaurants such as
Olive Garden or local chains such as Appalachian Brewery Company were mentioned
as opportunities that eliminate gaps in the food offerings in the corridor. The
opportunity to partner restaurants with existing hotels in the corridor was also
suggested.
Town Center – Most developers and real experts who were interviewed agreed that
“big box retail” is not a likely option for this corridor. However, most saw the
opportunity for specialty retail. They also suggested that the Township consider
adopting more urban design standards to prevent more of the current “strip mall type”
development and to encourage smart growth.
Capacity – The South Middleton Township Municipal Authority was interviewed and
indicated that generally existing capacity can support most proposed development
along the corridor. Large capacity end-uses such as bottling facilities would have to
be evaluated more closely.
Carlisle Tourism – The Borough of Carlisle is home to Carlisle Events who operates
the largest car and truck collector events in the country, hosting 12 events and four
collector car auctions each year. Carlisle Events shows attract more than half a million
visitors to Carlisle. Along with Dickinson College, Central Pennsylvania Youth
Ballet, and Carlisle’s other attractions, demand for additional hotels in the community
is evident by the development of several new suites-style hotels in the Carlisle area
including three in the study area alone built along Commerce Avenue.

Recreational Spaces

There are currently no Township-owned park facilities in the Walnut Bottom corridor, and
only one privately owned recreational space. Several stakeholders expressed the desire for
formal park space in the area as well as the addition of bike and running lanes connecting
throughout the Walnut Bottom corridor area and with the existing South Middleton
Township trail system.
The Rockledge YMCA Soccer complex, located at 1213 Rockledge Drive within the Study
Area, serves an estimated 500 children. However, the fields are not located in close
proximity to residential neighborhoods and are not open to the public. The fields are
privately-owned and are currently leased to YMCA for recreational soccer.
Historical Assets

There are two historically significant assets within the corridor. First is the Two Mile
House, which is a historic limestone house that was built in 1820 and served as a tavern for
those traveling Walnut Bottom Road. The site is currently available as a rental venue and
hosts several events during the year. Several stakeholders recommended that efforts be
made to highlight and promote the presence of Two Mile House within the corridor.
The second is Walnut Bottom Road itself. The road is documented as one of the “Indian
Paths of Pennsylvania”. A suggestion was made to incorporate Heritage Trail Markers to
reinforce the importance of Walnut Bottom Road in the area’s history and heritage.
Two Mile House

*Photo Credit: Cumberland County Historical Society
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Excitement for Change

Every stakeholder interviewed was passionate about the corridor and excited for the
potential to improve it for those that live, work, and play “at that end of town”. None felt
that the hurdles identified were unsolvable. All were welcoming to new ideas, new
amenities and new neighbors on Walnut Bottom Road.
Land Use and Zoning

The Study Area encompasses 2,541 acres, or approximately four-square miles, and is
located in the northwestern portion of the Township. Contiguous with the Borough of
Carlisle to the north, this northwest portion of South Middleton Township features a
transect of land uses. There’s a concentration of commercial, industrial, and suburban
neighborhoods adjacent to I-81, Walnut Bottom, and Holly Pike. However, these land uses
quickly evolve into predominantly open space and agricultural uses generally south of
Marsh Drive. South of the Study Area, the Township has predominantly agricultural uses.
In total, Agriculture and Open Space accounts for 35 percent of all acreage in the Study
Area and is the largest land use. Commercial and Residential uses account for the next
largest segments of uses at 27 percent and 25 percent. There are also Transportation,
Communication, Utilities, and Industrial uses with the study Area at eight percent.
Study Area Land Use by Acreage, 2019
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The Study Area Zoning figure illustrates the current zoning (enacted in 2014) of the Walnut
Bottom Study Area, which is comprised of various residential, commercial, industrial, and
agricultural/open space uses. The current zoning has its foundation under South Middleton
Township’s first Zoning Ordinance enacted on January 2, 1970. Under the ordinance, the
Study Area’s zoning was predominantly residential along Walnut Bottom Road, which
permitted limited commercial and industrial uses along Allen Road in proximity to its
interchange with Interstate 81. The interchange was constructed in 1962 a few years prior
to the enacted Zoning Ordinance.
In response to the completion of Interstate 81 by 1975, the Township rezoned an
approximately 46-acre strip of land along the south side of Walnut Bottom Road near the
College Street interchange from residential to commercial. This area extends
approximately from Garland Drive south to just beyond Sprint Drive and paved the way
for the corridor’s current suburban development pattern that included, among other strip
commercial uses, the construction of the Walnut Bottom Town Center and Stonehedge
Square.
Study Area Zoning

General Zoning Characteristics

In 1989, the Township’s zoning expanded the Study Area’s commercial district to
encompass the entire land area between Walnut Bottom Road and Interstate 81, accessed
through Alexander Spring Road. This expansion generated additional highway
commercial development at the College Street interchange with Interstate 81 in the form
of restaurants, hotels, and automobile service uses. Furthermore, the commercial zoning
expanded to this part of the Study Area was also designed to permit professional offices
and, by 1994, it accommodated the development of the medical and other professional
offices located on Brookwood Avenue and the former Sprint-United
Telephone/CenturyLink building on Sprint Drive. In addition, the commercial zoning
accommodated the relocation of the UPMC Carlisle hospital (formally, Carlisle Regional
Medical Center) from the Borough of Carlisle to South Middleton Township. The
hospital’s opening in 2006 on Alexander Spring Road has since spawned a significant
increase in medical office space development along the corridor that continues today.
Since 1989, zoning along the Walnut Bottom corridor and within Study Area has
undergone less significant changes. In 1999, the Township modified the corridor’s
residential zoning to encourage a mixture of residential and commercial uses under the
“Neighborhood” zoning district. However, this zoning was ultimately changed in 2007 to
separate commercial and residential districts based on the Township’s assessment of a
proposed commercial and residential development on the Carlisle Ventures property
(Catalyst Site #3). That proposed development has not occurred. In 2007, the Township
rezoned areas south of Marsh Drive and southwest of Walnut Bottom Road to Agricultural
& Conservation to limit the outward expansion of the Walnut Bottom area’s commercial
and industrial growth pressures. This effectively contained the Township’s growth in this
area to the immediate proximity to Interstate 81, Allen Road, Walnut Bottom Road, and
Alexander Springs Road corridors.
From a township-wide perspective, no other area within South Middleton Township has
undergone more significant zoning and land use changes than the Walnut Bottom corridor.
Prior to the construction of Interstate 81, the corridor served as a major thoroughfare
connecting Carlisle to other points north and south within the Cumberland Valley and
generally featured rural farm fields surrounding the historic Two Mile House and other
family-owned farmsteads. Today, the corridor serves as a major place of employment for
a diversified workforce supporting warehouse/distribution, medical services, professional
office, and commercial service uses. In addition, it is experiencing a continued
diversification in its residential types and densities, from medium density single-family
dwellings to higher density apartment units recently constructed in the SummerBridge
development on East Gate Drive.

South Middleton Township Historical Zoning Map, 1976
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Transportation Infrastructure

For purposes of the Walnut Bottom Corridor Master Plan, an analysis of existing
transportation infrastructure on Walnut Bottom Road (SR 3032) was evaluated to
understand existing conditions.
Walnut Bottom Road is a minor arterial (northeast of Allen Road) and rural collector
(southwest of Allen Road) connecting the Borough of Shippensburg and the Borough of
Carlisle, traversing through the northwestern portion of South Middleton Township. With
the addition of the Allen Road interchange with I-81 in 1962, development along the
corridor has developed over the past 25 years. Today, Walnut Bottom Road has an annual
average daily traffic (AADT) count of 4,745 to 6,179 vehicles depending on the location
along the corridor. Allen Road, which provides access from I-81 to the industrial uses in
the study area, has a similar AADT but has substantially more truck traffic, ranging from
14-22 percent. In comparison, truck traffic on Walnut Bottom Road averages 3-5 percent.
Roadway Wide

Between Allen Road and Sprint Drive, the
roadway currently consists of two 10’ travel
lanes with 4’ shoulders on either side, totaling
28’ of pavement. Between Sprint Drive and
the I-81 northbound ramps the roadway
consists of two 12’ travel lanes and a 14’ center
turn lane, along with a 4’ left shoulder. The
roadway widths and shoulder widths increase
at the intersections along Walnut Bottom Road
to accommodate additional turning lanes.
Safety

Between 2014 and 2018, there were a total of 222 reportable vehicular crashes within the
Study area, including one fatal crash along Walnut Bottom Road. The majority of crashes
on Walnut Bottom Road (67 total) that occurred between 2014 and 2018 were either rear
end crashes (36 percent) or angle crashes (33 percent). The rear end crashes were caused
by distracted drivers and tailgating as a result of driving too fast for conditions in the
area. In total, 15 crashes resulted from distracted drivers and 11 crashes were caused by
tailgating. The angle crashes can be attributed to vehicles making improper/careless left
turns out of the various driveways/unsignalized intersections present along Walnut Bottom
Road. There were 15 crashes resulted from drivers making improper/careless turns.

16

There are four primary crash clusters in the Study Area, two along Walnut Bottom Road
and two along Allen Road.
• Allen Road & I-81 NB On-Ramp/Commerce Avenue (8 crashes)
• Allen Road & Alexander Spring Road (8 crashes)
• Allen Road & Walnut Bottom Road (12 crashes)
• Walnut Bottom Road & Alexander Spring Rd/Stonehedge Drive (10 crashes)
The recommendations for the Study Area include several transportation improvements
intended to address the crash cluster areas to improve safety.
• Add a median along Walnut Bottom Road to improve safety at the intersection of
Garland Drive by eliminating left turns on to/off from Garland.
• Remove extra driveways, where appropriate, along Walnut Bottom Drive to eliminate
additional turning movements and reduce angle crashes.
• Construct roundabouts at the intersections of Eastgate Drive/Rockledge Drive and
Rockledge Drive/Oak School Road to improve safety at these intersections.
Crash Clusters, 2014-2014

Pedestrian and Bicycle Infrastructure

In total, the corridor features 12 signalized intersections of which all have pedestrian
crossings. Four additional intersections are equipped with marked crosswalks. However,
the sidewalk network in the Study Area features large gaps where sidewalks are not
continuous from one parcel to the next. That is, while the intersections have pedestrian
crossings, often there are no sidewalks to cross too, inhibiting walkability and pedestrian
safety. There are no existing bicycle lanes on the Walnut Bottom corridor.
Several neighborhoods in the Study Area do feature sidewalks, but like the Walnut Bottom
corridor, existing sidewalks to not connect to a larger sidewalk network. Accordingly,
residents are unable to transverse safely on sidewalks from their neighborhood to the
shopping amenities along Walnut Bottom.
Anecdotal information from the Township and stakeholders indicates pedestrians and
bicyclists are traversing along Walnut Bottom Road despite the lack of infrastructure. This
is a safety concern and demonstrates the need for improvements.
Existing Sidewalk Network within Study Area

Water Infrastructure

Public water and sewer in the Study Area is provided by the South Middleton Township
Municipal Authority and Carlisle Borough Municipal Authority. The Township Municipal
Authority indicates there is existing capacity to support future proposed development
within the Study Area.
As discussed under the natural resources section below, the drainage area associated with
the South Middleton Township municipal wellhead, located southeast of the former Walnut
Bottom Town Center, encompasses the majority of the Study Area. This wellhead serves
as a drinking water source for residents of South Middleton Township and is protected by
the Pennsylvania Wellhead Protection Program.
Natural Resources
Water and Environmental Resources

The Study Area is within the Alexanders Spring Creek and LeTort Spring Run watersheds,
meaning all surface and ground water drain into the creek and stream and, ultimately, into
the Susquehanna River. LeTort Spring Run intersects the southeast portion of the Study
Area and is designated as Exceptional Value (EV), is a Natural Reproduction Trout Stream,
and is recreationally navigable. In Pennsylvania, water quality standards are developed for
all surface waters within the state, with EV indicating the stream has excellent water
quality. The stream is also designated as a Pennsylvania Department of Conservation and
Natural Resources (DCNR) Natural Heritage Area supporting landscape which provides
vital ecological processes for threatened and endangered species living in neighboring core
habitats.
In addition to the Alexanders Spring Creek and LeTort Spring Run watersheds, the
drainage area associated with the South Middleton Township municipal wellhead, located
along Rockledge Drive, encompasses a portion of the Study Area. This wellhead serves as
a drinking water source for residents of South Middleton Township and is protected by the
Township’s Wellhead Protection Zoning Overlay District (Ordinance 2016-06). The
wellhead overlay district recognizes and protects a uniquely vulnerable groundwater
resource area, defined by a carbonate geologic formation that is prone to the development
of sinkholes and fractures that allow rapid infiltration of contaminants to these wells.
Applications for certain permitted zoning uses and land development activities are subject
to specific design standards to protect and minimize impacts to the groundwater resource
area.
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In addition, the Study Area has the following water and environmental resources.
• Residential and commercial groundwater wells are located within the Study Area.
• Four federally threatened or endangered species have been identified within
Cumberland County and may exist within the study area: Northeastern Bulrush, Bald
Eagle, Indiana Bat, and the Northern Long-eared Bat.
• Fourteen hazardous waste facilities were identified under the federal Resource
Conservation and Recovery Act (RCRA) program including a brownfield, land
recycling cleanup sites, biosolid sites, and active storage tanks.
• Seven sinkholes present within the study area.
Due to the watersheds, stream designations, and presence of residential and commercial
groundwater wells, future development will require coordination with jurisdictional
agencies to ensure potential mitigation measures are followed.
Community Facility Resources

In terms of existing community facilities, the Study Area features, or is located near, the
following facilities.
• Thornwald Park and Amphitheater is a 32-acre park and owned and operated by the
Borough of Carlisle. Located at 350 Walnut Bottom Road, this park is located just
outside the Study Area located north of I-81. The park features a natural landscape
with a .75-mile loop walking trail. The Carrol J. Warrell Amphitheater is located in a
wooded section of the park. There is a covered stage with access to electricity with
wooden benches that accommodate up to 250 guests.
• Carlisle Swim Club is a private members-only swim club located at 1286 South Pitt
Street, situated within the eastern portion of the Study Area. Established in 1958, the
facility features two pools for members. In addition, the facility has several
recreational courts, including basketball, sand volleyball, and tether ball.
• George B. Stuart Athletic Fields (Rockledge Drive Fields) is owned by the Carlisle
Family YMCA and features several soccer fields that are utilized for YMCA’s youth
soccer programs. There are not playgrounds or walking trails at this location.
• Saint Patrick Catholic School features a playground and track and field. However, the
facilities are privately owned and for school patrons only.
Anecdotally, the Study Area is recognized as a gap in the Township’s park network, as
there are no Township-owned park facilities in this section of the Township despite a
concentration of residential housing. The need for Township-owned park facilities was
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emphasized by stakeholders during the public engagement processed, who expressed
strong desire to see the following improvements:
• The installation of additional sidewalks and bicycle lanes
• The creation of new public greenspace
• The creation of additional trails that connect to the regional trail system.
Cultural Resources

Eight cultural resources are located within the Study Area. Of significance, this includes
the Two Mile House, listed in the National Register of Historic Places, and the Walnut
Bottom Path and Frankstown Indian Path.
The Walnut Bottom Path was a centuries-old trail that connected Carlisle to Shippensburg.
In the 18th century, the Walnut Bottom Path was the primary stem of the “Virginia Path”
that allowed both Native Americans and early American pioneers to travel from the
Cumberland Valley to the Potomac River. The Walnut Bottom Path continued to be an
important thoroughfare well into the 19th century, and in the 1820s the historic James Given
Tavern (also known as the Two-Mile House) was built adjacent to the trail to serve its many
travelers. As one of the major historical Indian paths of Pennsylvania, the area around the
trail is likely to be rich in archaeological resources.
The two-mile section of the Walnut Bottom Path that crossed what is now South Middleton
Township also intersected with the Frankstown Indian Path (sometimes called the
Allegheny Path), which played an important role in the French and Indian War. This trail
connected what is now Harrisburg to present-day Pittsburgh across the Appalachian
Mountains. The Frankstown Indian Path together with the Walnut Bottom path represent a
pivotal transportation hub during the Colonial Era and the early years of independence.

Environmental Resources Map
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Market Analysis

A primary factor in measuring the depth of a retail or commercial market is assessing
population trends. The local population represents the primary consumers of goods and
services that could be offered in the Study area, as well as the local workforce that could
potentially be tapped to support retail, commercial, or industrial development.
For purposes of evaluating market conditions in the South Middleton Township, a 5-minute
and 10-minute drive time analysis was used as the two targeted “trade areas”. Generally, a
trade area is the geographic area from which retail establishments draw most of their
customers, based on the type of development:
• Regional Center/Mall: Typically has a 15 to 30-minute drive time.
Contains larger stores such as department discount stores.
• Community Shopping Center: Typically has a 5 to 10-minute drive time.
Contains discount stores or specialty stores.
• Neighborhood Shopping Center: Typically has a 3 to 6-minute drive time.
Contains a supermarket, drug store, and smaller retail.

Drive Time Analysis from Walnut Bottom Town Center

Walnut Bottom is characterized as a community shopping center but, based on the
recommendations from the Master Plan, future development activities may transition the
corridor to neighborhood shopping.
Population

The 5-minute trade area is projected to experience a 5.9 percent increase in population
between 2019 and 2024, while the 10-minute trade area is projected to increase by 3.8
percent. This represents an increase of approximately 923 new residents within a 10-minute
drive time over the next five-year period.
The daytime population increases within both the 5-minute and 10-minute trade area,
indicating the local community has an employment base with consumer spending during
daytime hours.
Daytime vs Residential Population, 2019
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Population by Age

Based on 2019 estimates, the median age of the population in the 5-minute trade area is
57.0 years, compared to the 10-minute drive time and Cumberland County which have
median population ages of 38.1 and 42 respectively. ManorCare owns and operates a 150bed senior living facility within the 5-minute drive time, and there is also the operation of
the East Gate Senior Apartments. This indicates a unique demographic make-up of the 5minute drive-time marketplace.
Education

Both the 5-minute and 10-minute drive time trade areas have a higher educational
attainment when compared to the County.
Households

A household is an occupied housing unit and household type is identified by the presence
of relatives and the number of persons living in the household.
• Family households, with or without children, include married couples and other
families such as single parent households.
• Non-family households represent households where unrelated persons are living
together or a single person is living alone.
• Group quarters refers to a place where people live or stay in a group living
arrangement that is owned or managed by an entity or organization providing housing
and/or services for the residents. Group quarters include places such as college
residence halls and skilled nursing facilities.
As of 2019, there were a total of 2,475 households in the 5-minute trade area with an
average household size of 1.99. In the 10-minute trade area, there were 9,838 households
with an average household size of 2.27. Of these households in both trade areas,
approximately 90 percent are family households, 20 percent nonfamily households, and 9
percent in group quarters. In comparison, the County’s household type composition in 2019
included 94.5 percent family, 17.5 percent nonfamily, and 5.5 percent group quarters.
Housing

Between 2000 and 2019, the number of housing units in the local trade areas have increased
to keep pace with population growth. In the 5-minute trade area, housing units increased
from 1,947 to 2,686 between 2000 and 2019. During the same time period, housing units
increased from 9,399 to 10,668 in the 10-minute trade area.

Vacancy rates, however, are higher than the County average and have crept upwards since
2000. Overall, vacancy rates in both the 5- and 10-minute trade areas surpass the County
average. While this could potentially mean overall lower demand in the local area, it’s
likely the Borough of Carlisle is skewing the percentages. Approximately 10.1% of the
Borough’s housing units are vacant.
Housing Vacancy, 2000-2024
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In terms of owner-occupied housing units and renter occupied housing units, the two trade
areas have a slighter greater percentage of rental housing units when compared to the
County. Like vacancy, this is likely due to the inclusion of the Borough in the trade areas.
In terms of home value, the average home value in the 5-minute trade area is $230,473. In
the 10-minute trade area, the average home value is $196,290. In comparison, the County’s
average home value is $214,625.
Income

Median household income, and changes in median household income over time, can
provide insight into the potential spending power of consumers in an area. The 5-minute
trade area had a median household income of $75,114 in 2019, and $60,743 in the 10minute trade area. Comparably, Cumberland County had a median household income of
$70,720 in 2019. In comparison to the County, the median household income in the overall
Study Area is 85% of the County average, suggesting consumers generally have less
spending power.
• 5,355 residents in 5-minute drive time = $75,114 median household income
• 18,979 residents in 10-minute drive time = $60,743 median household income
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Retail Trends

A retail gap analysis is a tool used to better understand the potential for new retail and
restaurants in a community. The analysis compares the supply, represented by the number
of sales to customers, and demand, represented by consumer spending. The data can show
a “leakage” (where residents are leaving the community for their shopping needs) and a
“surplus” (where stores within an area are drawing customers from outside the community
to shop).
• Demand: Spending power of consumers in trade area
• Supply: Estimated sales to consumers in trade area
• Positive Gap: There is not enough supply to meet resident demand
• Potential for new stores
• Negative Gap: Trade area is drawing in consumers from outside the trade area
• Supply is more than local demand and, therefore, is being purchased by outside
residents
Retail Gap Analysis 10-Minute Drive Time, 2019
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The findings demonstrate that existing retail needs are being met within the 5- and 10minute trade areas due to the Borough of Carlisle. This conclusion can be made for the
following reasons:
• The Borough of Carlisle has a wide range of dining and shopping options and is
presumably providing much of the supply. The Borough is also a destination and
employment hub with consumer demand.
• Outside of Giant Food Stores, Walnut Bottom Road’s existing retail is somewhat
limited with a lack of shopping, dining options, and restaurants that serve alcohol.
• Given the lack of walkability of the corridor, stakeholders report Walnut Bottom Road
is as quick stopping point for certain errands. Consumers do not stay and spend their
money, but rather make quick stops as they pass.
Market Study Findings

The Borough of Carlisle is currently meeting the retail demand within the Study Area, and
the population density around Walnut Bottom Road (5-minute trade area), at just 5,355
with an average age of 57, is not sufficient to support new commercial development. In
addition, competing new commercial development east of the Study Area, including
Carlisle Crossing and Carlisle Commons, have secured a competitive advantage over
Walnut Bottom Road as community shopping centers with modern shopping and dining
options. These market conditions may explain why the three catalyst sites have not
experience development or redevelopment despite the decline of their previous uses.
To position Walnut Bottom Road for reinvestment, a priority need is the addition of new
residential rooftops to create consumer demand. Projects like the SummerBridge
development on East Gate Drive have demonstrated the market’s ability to absorb new
housing, particularly has Cumberland County is the fastest growing county in the
Commonwealth.
With competing community shopping centers already serving the Carlisle market,
positioning the Walnut Bottom corridor as a neighborhood shopping districts may be a
more sustainable approach. A neighborhood-oriented shopping district, which is walkable
and inviting, would help capture daytime spending of the local workforce at UMPC Carlisle
and the various warehouses, enabling employees to walk to lunch or to complete errands
during the workday. In addition, Carlisle tourism driven by the Carlisle Fairgrounds could
help support this type of development, whereby visitors are looking for walkable town
centers as opposed to the existing community shopping centers.

Urban Form

Walnut Bottom Road in the Borough of Carlisle

Urban Sprawl

The corridor’s development has mimicked traditional suburban policies in the latter half of
the 20th century, featuring low-density, commercial development extending outward from
the Borough of Carlisle. This type of development pattern has the potential to cause
negative impacts for communities across the nation, including automobile dependency,
consumption of large amounts of land that is underutilized, environmental pollution,
increased infrastructure costs, inequality, and social homogeneity. In particular, strip
development like that found along Walnut Bottom Road is comprised of fast food chains
and large retail stores that cater to automobiles and expansive parking lots. The corridor
has little consideration for pedestrians and bicyclists and presents traffic safety challenges.
Underutilization of Land/Overparked

The image below shows how the majority of road frontage from I-81 to Sprint Drive is
used for overflow parking, unused lot frontage, and access points; as opposed to highly
utilized spaces and pedestrian/bike facilities. While symptomatic of many strip retail
corridors, suburban communities across the nation now recognize the innate challenges
associated with this style of development and underutilization of land.

Walnut Bottom Road in South Middleton Township

Lack of Urban Form and Character

Absent sidewalks, trees, and landscaping, the corridor lacks many urban design principles.
Many properties along Walnut Bottom Road are set back a large distance from the road.
As a result, the corridor feels very wide and drivers barely notice the buildings as they drive
by. There is a lack of visual interest, and businesses resort to large signs to garner attention.
A walkable streetscape should provide continuous sidewalks, safe and clearly demarcated
crosswalks, and buildings closer to the street where they are visible to pedestrians and
vehicles alike.
Underutilization of Land
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Summary of Findings

Based upon existing conditions findings and the Public Visioning and Design Workshops
held October 2-3, 2019, there are six key themes that were identified as driving factors in
the development of the Vision Statement and Master Plan.

The property owners of the three catalyst sites are each advancing their respective plans
for investment in their properties. Engaging them in a collaborative dialogue and
structuring a partnership with the Township to move forward will help achieve cohesive
development and streamline the land development process.

Through Zoning Ordinance and Zoning Map amendments, mixed use development will
create a sense of place and unique destination to attract new supply and demand to create
a sustainable neighborhood shopping district.

While new mixed-use development is proposed, the Township recognizes the intrinsic
value of the Two Mile House and the South Middleton Township municipal wellhead.

Active transportation is a priority investment of the Master Plan to ensure the future of the
corridor is accessible by all modes of transportation. Investing in public transportation and
bicycle and pedestrian facilities creates opportunities for people to move, providing
substantial health benefits and offering more inclusive communities that are accessible to
low-income and minority households.

The Township recognizes and values the local residents and employees that live and work
within the Study Area and the diversity of housing types that are needed to meet market
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demand. The Master Plan calls for the development of a range of housing types to meet
the housing needs of every community member.

Reclaiming the corridor of people, not automobiles, is a priority outcome of the Master
Plan. As part of any future development, the Township recognizes the need to create a
variety of public spaces that can be patronized by community members to engage with
nature and with one another, and to help promote active, healthy living.
Introduction to Vision, Goals, and Recommendations

A series of recommendations have been developed to guide future land use and
development. As a high-level summary, the Master Plan outlines a vision for the following
investments.
Primary Development and Land Use
• New Development Phase 1 – Catalyst Site #3
• New Development Phase 2 – Catalyst Site #1, #2, and #3
• New Development Phase 3 – Corridor Infill Development
• Ongoing – Public Space Improvements
Supporting Public Infrastructure Improvements
• New Roads and Road Improvements
• New Sidewalks
• New Bike Paths
• New Trails
• New Park and Green Space

The Vision

Master Plan Vision Statement

As demonstrated through the existing conditions analysis, the Walnut Bottom Corridor
today is victim to poor suburban planning policies that have been prevalent through the
nation. These policies encouraged low-density sprawl with the dispersion of housing and
jobs and land-consumptive automobile-dependent development patterns in suburban and
rural areas.
In South Middleton Township, the impact of such policies is visually evident. On the
northern side of I-81, the Borough of Carlisle’s urban planning policies have helped to
ensure sidewalks, smaller setbacks, and the provision of public parks. Immediately south
of the interstate, the sprawling nature of suburban development is evident. The Township’s
portion of Walnut Bottom Road features excessively wide transportation infrastructure that
prioritizes vehicular mode of transportation, is grossly overparked, as large setbacks with
low density land use, and requires an automobile to navigate without sidewalk connections.
The vision of the Walnut Bottom Corridor Master Plan is to embrace sustainable growth.
Implementation of the goals and recommendations will transform the Study Area into a
well-designed and more accessible destination that is well connected to the Borough of
Carlisle and neighborhoods located in the northwestern portion of South Middleton
Township. By leveraging both public and private investments, the Master Plan outlines a
strategy for truly transforming the Walnut Bottom corridor into a vibrant center that is an
attractive extension of the Borough of Carlisle’s urban core.
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A New Vibrant Town Center

As a central route through the Township, the Walnut Bottom
corridor is positioned to become a walkable and thriving mixed use
town center neighborhood. Walnut Bottom Road will serve as a
main street thoroughfare centrally located between employment and
housing and a gateway to Carlisle Borough. The vision for 2030 is
for this corridor to grow into a true main street, lined with retail and
mixed uses and easily walkable for residents and visitors. A new
community plaza surrounded by mixed use development will be the
image that greets visitors and defines the identity of a newly
established downtown. Within a 5-minute walking distance, blocks
surrounding the plaza at the heart of the district will be attractive
places where businesses desire to be and shoppers can spend an
afternoon browsing and dining. Outdoor events and gatherings will
have a place to occur here.
Just beyond the 5-minute walk from the plaza, the historic Two Mile
House connects to existing and expanded trail networks that lead
throughout the district. Walkable and bikeable routes offer
multimodal transportation options to reach parks, offices,
neighborhoods, and the neighboring city of Carlisle.
As the corridor attracts infill development and new growth, a mix of
uses may fill the entire corridor. The blocks between the new plaza
and the Interstate are within a 10- to 15-minute walking distance
from the heart. Secondary public spaces and parklets provide
additional pedestrian destinations. A 5-minute walking radius
around the existing Giant shopping plaza just reaches the new
development, setting up opportunities for several tiers of retail and
mixed use. There is room enough for distinct districts to emerge
with a different focus, as the market suits: retail, business,
hospitality, apartment living, and more may find a home in Walnut
Bottom.
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Transect to Guide Mixed Use Development

To support the vision of Walnut Bottom
Road as an anchor and center for the
Township, a transect for redevelopment
has been defined. The transect reflects a
form-based
approach
towards
development where uses are allowed
flexibility, but the form and density of
buildings are regulated.
The Walnut Bottom Transect designates a
heart of the town center with the highest
density in T-5, ensuring that the tallest
buildings and a mix of uses will arise in
proximity to each other. In T-4, moderate
density and mixed uses will support more
retail, office, and housing without
detracting from the core. In T-3, uses may
still vary but a lower density is
appropriate to residential neighborhood
growth.
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A Transect to Guide Mixed-Use Development (continued)

The Walnut Bottom Mixed-Use zone falls within four distinct
Transect areas, each with different height, setback, density, and
site design requirements intended to focus new development on
achieving the desired form to fulfill the vision, while allowing a
range of uses that may respond to market demand and needs as
the Township grows.
Urban Core T – 5: This transect requires taller buildings of up to
6 stories with minimal to zero setback. Buildings should face the
street and include retail storefronts with large windows and high
transparency. Signage, awnings, a wide sidewalk, and street trees
create a highly visible and activated streetscape. On-street
parking is encouraged, and parking requirements are reduced.
Urban Neighborhood T – 4: Redevelopment and expansion of
existing facilities are encouraged in T-4, which includes most of
the Walnut Bottom Road frontage. Buildings should closer to the
street with only a small setback, which may be presented as a
landscaped yard or outdoor pedestrian space. Heights of 2 to 4
stories allow office, retail, hotel, and mixed-use opportunities as
well as townhouse developments to take root in Walnut Bottom.
Traditional Neighborhood T – 3: Single family and duplex
homes are the dominant housing type, and this transect allows
room for the market to grow. Small commercial and office uses
are also appropriate at a neighborhood scale. All streets are
walkable, with continuous sidewalks, consistent front yards, and
building fronts still easily visible from the street.
Agricultural Conservation T – 1: Land is preserved for passive
and recreational use. Development is not allowed, except for
minor park structures.
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Development of a Phased Mixed-Use Town Center on the Three Catalyst Sites
Development of Catalyst Sites

Three parcels of privately-owned land occupy a
substantial quantity of frontage along the Walnut
Bottom corridor. The property owners have
demonstrated a willingness to participate with the
Township in planning the future of this area, allowing
the possibility that these three sites may become
catalyst sites for implementing the Township’s vision
and long-term plan.
The following pages depict concepts that explore
redevelopment potential for the three catalyst sites and
show how new development can create a phased
mixed-use town center for South Middleton
Township. The location of these three sites in close
proximity to each other allows an opportunity to
collaborate and create a two-sided walkable town
center that frames both sides of Walnut Bottom Road,
providing high visibility and the possibility of a
complete urban core that can be fully developed to
model the new vision.
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Catalyst Site #1 – Former United Telephone/Sprint Drive Property
Catalyst Site #1 – Former United
Telephone/Sprint Drive Property

The Sprint Drive property is a 40-acre site owned by
United Telephone Company of Pennsylvania, who has
provided an option to a private developer to acquire the
property for redevelopment. It is located north of Walnut
Bottom Road with easy connections to surrounding
warehouse, hospital, and other employment centers.
With a second catalyst site immediately across the street,
a central plaza space can be created on Walnut Bottom
Road with high-density mixed-use development on both
sides. The Sprint Drive property may be an ideal location
for a hotel with ground floor retail that opens directly
onto a public plaza. As conceptualized, other multi-story
buildings may house residential or office uses on upper
floors and retail on the ground floor.
A connected street network with one or several pocket
parks should be created through the site to allow more
residential, office, and commercial uses with easy access
through the site. Sidewalks and trails will connect users
to surrounding paths, and tree-lined complete streets will
provide shade, an attractive environment, and
accommodate a multitude of transit modes. The highest
density is encouraged along Walnut Bottom Road at this
location, while blocks further north transition to
townhomes or offices based on market conditions.
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Catalyst Site #2 – Former Walnut Bottom Town Center
Catalyst Site #2 – Former Walnut Bottom
Town Center

As proposed, the northwest corner of the catalyst site
will be used for self-storage and parking with a
proposed 60-foot setback from Walnut Towne Center
Drive designated as public open space. The selfstorage and parking area will include appropriate
landscaping to mitigate its suburban-style
development visual impact on the corridor. In
addition, entryway signage at the corner will
incorporate a focal point seating and shading for
pedestrians, thus allowing U-Haul to maintain
visibility while creating a pedestrian-oriented plaza
space at a key corner with proximity to the other
catalyst sites. Towards the northeastern side of the
site, unused parking can be redeveloped as a series of
small-scale mixed-use buildings that front the street or
could alternatively be developed more intensely into
the site with higher density.
The concept drawings depict a lower density option
with 2 to 3 story buildings along Walnut Bottom Road
only, and a higher density option as well as a parklet
and median with midblock crossing to connect with
the Two Mile House and nearby trails.
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Catalyst Site #2 – Former Walnut Bottom Town Center (Continued)
Catalyst Site #2 – Connection with Two
Mile House

A prominent feature of Catalyst Site #2 development is
the creation of a green parklet directly across from the
Two Mile House, and a new median to accommodate
pedestrian flow between the historic destination and the
proposed new retail. The median slows traffic, improves
visibility for both the Two Mile House and future stores,
and allows central signage for wayfinding. The proposed
green parklet builds upon visitors already coming to the
Two Mile House and enjoying the to-be-expanded trail
network, and creates an identity of place to attract and
market new development at “The Two Mile Green”.
A wide sidewalk with a shared use path for bicycles will
line the street, creating plentiful space for pedestrians
and bicyclists to visit the area. Shops will face the street
and utilize parking in the rear. Shops adjacent to the
parklet will be two-sided and include windows and
openings onto the green space as well. Outdoor seating
is encouraged. The parklet design is flexible but should
include a grassy area, trees for shade, and an activated
paved area which may include uses such as outdoor
dining, a splash pad, or other children’s play area.
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Catalyst Site #3 – Carlisle Ventures Properties
Catalyst Site #3 – Carlisle Ventures

The Carlisle Ventures site is the largest contiguous
parcel available for development in the Study Area.
This 126-acre site has several blocks of continuous
frontage along Walnut Bottom Road and extends to
the south far enough for multiple blocks of
neighborhood development as well. This site can
connect laterally the existing residential
neighborhood to the former Kmart property and
possible development there, and through strategic trail
additions to eastern neighborhoods as well.
As with the Sprint site, high-density development
around a central plaza creates a clear heart to the town
center and gives Walnut Bottom a unique identity.
Mixed-use buildings up to 5 stories tall will frame the
plaza, flanked by 3 story mixed-use buildings in
surrounding blocks. A boulevard extends north-south
to connect the plaza to a new park with active
recreation uses, and connects with Oak School Road
to the south. As proposed, development on this site is
a walkable neighborhood with a diversity of housing
options, small parklets, continuous sidewalks, new
office and retail uses in walking distance, and a
variety of trails and bike paths throughout to create a
dynamic environment that attracts businesses and
residents alike.
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Infill Redevelopment Along Walnut Bottom Corridor
Infill Redevelopment Along Walnut Bottom
Corridor

From the intersection with I-80 to Sprint Drive, much of
Walnut Bottom Road is already developed following a
suburban pattern with large setbacks. Many of these
properties offer opportunities to grow and expand over
time in order to more fully utilize the available land. As
the Township grows, a more urban form is desirable with
buildings that address the street more directly, are sited
closer to the road, and incorporate more public amenities
including sidewalks and street trees.
Although Walnut Bottom Road was developed without
continuous sidewalks or tree plantings, there is enough
available land to retrofit the corridor as a Complete Street.
Some of this can be accommodated by redesigning within
the public right-of-way, but in some blocks the limited
space would benefit from partnerships with private
owners. The large setbacks present along the corridor and
predominance of parking areas between the street and
building result in ample room to grow. As this is a longrange vision encompassing private property, the infill
development concepts depicted here are merely examples
of possible approaches. These may be implemented on
any property interested in attracting and retaining
customers along the corridor. Possible infill approaches
include:
Streetscapes to include sidewalks, landscaping, lighting,
and benches.
Create a continuous sidewalk network outfitted with
attractive landscaping, lighting, and benches along the
sidewalk.

35

Infill Redevelopment Along Walnut Bottom Corridor (continued)

Bicycle infrastructure.
The Township’s Active Transportation goals include the
addition of bike paths, which will increase bike traffic along the
corridor. Businesses can attract these commuters to stop by
adding bike racks, seating, and related amenities.
Parklets in residual or underutilized areas.
Creating parklets in open areas between buildings and the street
or converting parking lots into shared terraces, especially in
proximity to destinations such as churches or near trail access
points.
Infill development.
On many lots, the large setbacks provide enough room for
entirely new liner buildings that can be situated close to the
sidewalk and accommodate small retail and dining uses.
Infill expansion.
Existing buildings may also choose to expand their operations
towards the street by building additions. Alternately, paved
courtyards, terraces, and porticoes create inviting open-air
spaces that bring the buildings’ functions and front door closer
to the street, increasing visibility from the street and expanding
the tenant’s usable space while improving the urban form.
Internal courtyards.
Large lots with substantial parking space may support a first and
second tier of retail spaces. The first tier along the sidewalk has
high visibility. The second tier retains the existing footprint
behind the parking lot. Pedestrian walkways draw customers
through the site. Treating the parking lot as a courtyard
establishes a continuous connection for pedestrians. The
courtyard space may be drivable to connect with parking areas
while prioritizing the customer experience.
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Public Space Improvements
Public Space Improvements

Public space improvements can be applied in a variety of
ways to available land, either as a complement to infill
development or as a low-cost alternative that increases the
public frontage and visibility of existing properties. A
traditional main street character is created by compact,
walkable urban patterns with shops close to the street. The
existing buildings with large setbacks along Walnut Bottom
Road do not indicate a town center character, but their large
front setbacks allow the opportunity to enhance usage of this
space and more fully occupy each lot’s street frontage.
Key principles of developing open space with a town center
character include:
• Windows and doors face the sidewalk;
• Storefronts and signage are visible from a distance;
• Parking is located behind buildings or landscaping and
people are prioritized over cars;
• Pedestrian-scaled amenities are provided (e.g., seating,
street lighting, bike racks, shade elements, etc.); and
• Paving, landscaping, signage, and architecture are
visually interesting.
The diagram to the right illustrates how various public space
improvements can be applied throughout the corridor:
• Create small spaces along the sidewalk with seating
and signage that visually connect buildings with large
setbacks to the street;
• Transform large setbacks into landscaped parklets,
where possible;
• Use attractive pavers on parking areas near the street to
create a space that doubles as both parking and a plaza;
and
• Incorporate public art.
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Public Space Improvements (continued)
Illustration of Parklets

This example illustrates how a prominent corner lot with
a large setback can be transformed into a parklet that more
fully utilizes the available land while also serving the
existing tenant on-site. In the location shown here, the
tenant is a church with a regular flow of people attending
events on-site each week. The façade includes windows
and doors that face Walnut Bottom Road.
Public space improvements that add a sidewalk and bike
lane along the front edge of the property would allow
pedestrians to walk by. Adding an internal sidewalk that
approaches the church and opens into a courtyard with
landscaping and benches would transform the wide lawn
into usable gathering space for weddings, casual
gatherings for snacks and coffee, lunch meetings, and
family activities. By opening this space to the public, the
building activates its front façade and creates a space that
invites people to visit and stay.
Two sketches show how design may vary while
accomplishing the same goal. Parklets may be appropriate
to civic and institutional uses such as churches, but also
benefit commercial uses. Outdoor dining, garden meeting
space, lunch terraces, and courtyards that allow seasonal
uses offer businesses usable space to engage customers
while also creating publicly accessible open space. Play
areas, water features, murals, and sculpture are other
features that may both enhance a building’s use and
animate public space.
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Project Goals and
Recommendations

Three primary goals have been established as part of the Walnut Bottom Corridor Master
Plan and serve as the building blocks for successful implementation.
Goal A: Achieve the Sustainable Reuse and
Redevelopment of Sites Along Walnut Bottom Road
Recommendation #1: Amend South Middleton Township’s Zoning Ordinance,

Recommendation #7: Promote the development of public spaces throughout the
Study Area, including parks, trails, and public plazas.
Recommendation #8: Protect the Study Area’s cultural and environmental resources.

Goal C: Ensure the Successful Implementation of the
Master Plan through Partnerships and Funding
Recommendation #9: Continue the collaboration with public and private partners to
advance the Master Plan through a phased implementation process.
Recommendation #10: Develop and implement a funding strategy to support public
and private investments in redevelopment.

Zoning Map, and Subdivision and Land Development Ordinance to permit a well-designed
and sustainable mixed-use town center of the catalyst sites and appropriate infill
redevelopment of existing sites within the Study Area.
Recommendation #2: Ensure the Master Plan is included as a neighborhood specific
element of the Township’s future Comprehensive Plan Update.
Recommendation #3: Consider other appropriate amendments to the Zoning
Ordinance and Subdivision and Land Development Ordinance (SALDO) during the
Township’s update to these respective ordinances.
Goal B: Improve Public Infrastructure within the Study
Area

Recommendation #4: Implement proposed traffic improvements, consider proposed
rights-of-way for new streets for inclusion in the Township’s Official Map, and dedicate
new streets to the Township upon completion.
Recommendation #5: Complete an Active Transportation Plan to identify projects
and confirm where investments in obtaining land rights or easements may be warranted.
Recommendation #6: In accordance with the Active Transportation Plan, implement
Complete Street improvements to enhance multimodal accessibility and connectivity
throughout the Walnut Bottom corridor and with Downtown Carlisle.
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Phase 1 Development

40

Phase 2 Development

41

Phase 3 Development
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Goal A: Achieve the Sustainable Reuse and
Redevelopment of Sites Along Walnut Bottom Road
Recommendation #1: Amend South Middleton Township’s Zoning
Ordinance, Zoning Map, and Subdivision and Land Development
Ordinance to permit a well-designed and sustainable mixed-use town
center of the catalyst sites and appropriate infill redevelopment of
existing sites within the Study Area.

Goal A recognizes that South Middleton Township will play a critical role in shepherding
the process for the implementation of Goals B and C. Zoning changes are necessary to
legally enable the type of well-designed, mixed-use development envisioned and
recommended from this planning effort. Accordingly, Recommendation #1 is to amend the
Township’s Zoning Ordinance and Zoning Map to permit mixed-uses. In addition,
Recommendation #1 sets the foundation for the Township to consider adopting design
standards, which would require future development to follow set parameters for the
thoughtful placement and design of each building, plaza, and storefront to collectively
create a cohesive sense of place.
Recommendation #2: Ensure the Master Plan is included as a
neighborhood specific element of the Township’s future
Comprehensive Plan Update.

South Middleton Township’s most recent Comprehensive Plan was completed in June
2007 and is scheduled for an update in the near future. As the official land use guide for
the Township, it is critical that the new Comprehensive Plan recognizes the Walnut Bottom
Corridor Master Plan and, further, adopts the Master Plan as a neighborhood specific
element. In doing so, the Township will continue to create a cohesive vision for the
Township that builds upon this planning effort.
Recommendation #3: Consider other appropriate amendments to the
Zoning Ordinance and Subdivision and Land Development Ordinance
(SALDO) during the Township’s update to these respective
ordinances.

land use regulations and entitlements are in place to accommodate the master plan’s
successful implementation.
The proposed mixed used zoning is intended to achieve the following development
objectives:
•
Allow a mixture of well-designed and integrated land uses that include housing, retail,
office, commercial services, and civic uses, to create economic and social vitality, and
provides market flexibility;
•
Ensure flexibility exists in the distinction of alternative housing to meet the varied
needs of the population of the Township, including provisions for commercial,
institutional, and recreational activities;
•
Discourage sprawling suburban strip development along existing roadways by
establishing a master planned approach based on design standards that promote a more
sustainable pattern of growth and development;
•
Encourage commercial infill and the redevelopment of commercial properties already
served by existing infrastructure;
•
Develop commercial and mixed-use areas that are safe, comfortable and attractive to
pedestrians, bicyclists, and transit users of all ages and abilities;
•
Encourage efficient land use by facilitating compact development and minimizing the
amount of land that is needed for surface parking;
•
Design buildings to a human scale for aesthetic appeal, pedestrian comfort, and
computability with other land uses;
•
Reinforce streets as public places that encourage pedestrians and bicycle use; and
•
Achieve connectivity with adjacent developments and neighborhoods.
Likewise, the Township will also need to consider appropriate amendments to its
Subdivision and Land Development Ordinance to ensure the recommended Complete
Streets and Active Transportation improvements are permitted and that appropriate design
standards are included in the ordinances design standards.

To achieve the proposed Vision, South Middleton Township must consider rezoning a
particular portion of the Walnut Bottom corridor based on the illustrative concept plans
above. The rezoning would require a mixed-use zoning approach to ensure the appropriate
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Goal B: Improve Public Infrastructure within the Study
Area
Recommendation #4. Implement proposed traffic improvements,
consider proposed rights-of-way for new streets for inclusion in the
Township’s Official Map, and dedicate new streets to the Township
upon completion.

For the cost estimates, bike lanes and sidewalks were assumed along both directions of the
entire Walnut Bottom corridor within the Study Area and within the existing right-of-way.
A shared-use path was assumed along Alexander Spring Road running from Walnut
Bottom Road to the existing hospital trail.
Bicyclist Utilizing Alexander Spring Road,

Justification
Based on the existing conditions analysis for transportation infrastructure, the Master Plan
identifies four primary crash clusters in the Study Area and recommends a series of
transportation improvements to address safety concerns. The improvements include the
following.
•
•
•

Add a median along Walnut Bottom Road to improve safety at the intersection of
Garland Drive by eliminating left turns on to/off from Garland.
Remove extra driveways, where appropriate, along Walnut Bottom Drive to eliminate
additional turning movements and reduce angle crashes.
Construct roundabouts at the intersections of Eastgate Drive/Rockledge Drive and
Rockledge Drive/Oak School Road to improve safety at these intersections.

Specific Recommendations
Conceptual plans for the recommended traffic improvements are illustrated on the
following pages. In addition, order of magnitude conceptual cost estimates have been
prepared to quantify the potential investment of each proposed improvement. In total, the
traffic improvements are estimated to total approximately $6.8 million as follows:
•
•
•

*Illustrates need for bike lane/shared-use path

Left-turn Movement from Garland Drive

Walnut Bottom Corridor Improvements: Approximately $2.3 million total (including
Alexander Spring Road shared-use path)
Eastgate Dr/Marsh Dr & Rockledge Dr Roundabout: Approximately $3 million
Rockledge Dr & Oak School Rd Roundabout: Approximately $1.5 million

In addition to the above improvements, the catalyst sites will ultimately include dedicated
street rights-of-way for South Middleton Township’s ownership and maintenance. All
proposed rights-of-way should be considered for inclusion in the Township’s Official Map.
*Eliminating left-turns from Garland Drive to Walnut Bottom Road is recommended to improve safety
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Concept B4i: Proposed Street Network for Catalyst Sites
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Concept B4ii: Proposed Improvements Between Allen Road and Greenview Drive

Concept B4iii: Proposed Improvements Between Greenview Drive and Segment/Offset 0020/1028

Concept B4iv: Proposed Improvements Between Segment/Offset 0020/1028 and Sprint Drive
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Concept B4v: Proposed Improvements Between Sprint Drive and Eastgate Drive

Concept B4vi: Proposed Improvements Between Eastgate Drive and Segment/Offset 0030/2332
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Concept B4vii: Proposed Improvements Between Segment 0030/2332 and Interstate 81

Concept B4viii: Proposed Improvements Between Eastgate Drive/Marsh Drive & Rockledge Drive
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Concept B4 ix: Proposed Intersection Improlvements Rockeldge Drive & Oak School Road
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Recommendation #5: Complete an Active Transportation Plan to
identify projects and confirm where investments in obtaining land
rights or easements may be warranted.
Recommendation #6: In accordance with the Active Transportation
Plan, implement Complete Street improvements to enhance
multimodal accessibility and connectivity throughout the Walnut
Bottom corridor and with Downtown Carlisle.

Justification
Active transportation is defined by the U.S. Department of Transportation as any selfpropelled, human-powered mode of transportation, such as walking or bicycling. From a
policy perspective, both the federal and state Departments of Transportation have
continued to emphasize the critical importance of providing for active transportation in
local communities. Active transportation not only contributes to the growing public desire
for walkable communities with a sense of place, but also provides immense societal
benefits including safety, health, economic, environment, and climate improvements. The
following benefits are outlined in the Pennsylvania Department of Transportation’s draft
Statewide Active Transportation Plan.

Hand in hand with active transportation is Complete Street improvements, which refers to
streets that are designed to enable travel for individuals of all abilities regardless of their
mode of transportation. A Complete Street is easy to cross at intersections, safe to walk
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and bicycle with the provision of sidewalks and a dedicated bicycle path and provide safe
access to public transportation.
Specific Recommendations
Given the existing transportation safety concerns along the Walnut Bottom corridor,
extensive gaps in the existing sidewalk network, and public interest in establishing a
neighborhood-oriented town center, public infrastructure improvements are a critical piece
to the overall Master Plan.
The Master Plan recommends pedestrian, bicycle, and streetscape improvements to
implement a Complete Street along Walnut Bottom Road. Similar and related
recommendations have also been prepared for adjacent streets in order to establish a fully
connected network of multimodal transportation options to facilitate movement through
the corridor for all users.
The Complete Street elements proposed for Walnut Bottom Road include:
• Continuous sidewalks:
Sidewalks should be a minimum of 5’ wide, although wider sidewalks are encouraged
where possible, particularly along the front of buildings with high occupancy.
Sidewalks that allow two people to walk side by side, or to pass each other
comfortably on the sidewalk, are ideal for streets that aim to encourage walkability.
Sidewalks should be provided on both sides of the street.
• Dedicated and continuous bike path:
Bike paths should be a minimum of 5’ wide for a single lane accommodating one
direction of bike traffic. Because the existing right-of-way is constrained along Walnut
Bottom Road, it may be difficult to provide two lanes in either direction for bicycle
use. For this reason, it is recommended that at least one dedicated bike path be
provided within the existing right-of-way. By restriping the road in its current
configuration, the shoulder can be reallocated as a short-term bike lane. Additional
capacity may be achieved through expanding the right-of-way to provide a second
bike lane or a wider single bike lane that allows bidirectional traffic.
• Planted buffer zones:
Planted zones separate sidewalks from the street and may separate dedicated bike
lanes as well where space allows. A planted buffer zone includes street trees and street
lighting. These may be continuous planted strips or tree wells placed at intervals. It is
recommended that tree wells be prioritized improvements as blocks are redeveloped.

•

On-street parking:
On-street parking is not recommended along Walnut Bottom Road due to the limited
right-of-way, except for along the catalyst blocks. New development of entire blocks
should include on-street parking on one or both sides of the street. The corners of
blocks should include bump outs that remove parking near the intersection and use a
wider sidewalk to narrow the street and facilitate pedestrian crossings.

The sitewide network improvements recommended are:
• Extend sidewalk network along all streets:
Primary sidewalks being proposed are those within the three catalyst sites. Secondary
sidewalk additions are also proposed throughout the existing neighborhoods, to close
gaps that exist along certain streets.
• Extend bicycle network:
Dedicated on-street bicycle lanes are proposed throughout the Study Area. The bike
network should allow users to travel in any direction through a network of lanes,
which may include single direction and bi-directional lanes. The off-street trail
network will also include shared paths that accommodate pedestrians and bicyclists.
Bike paths will connect users to employment, residences, parks, and existing bike
routes.
• Extend trails:
Off-street trails include small paths for pedestrians as well as wider shared use
multimodal paths for pedestrians and bicyclists to share. The trails network will
connect existing trails to current and new destinations, including residential
neighborhoods, the Two Mile House, proposed new park spaces, and existing trails to
and from Carlisle such as the Le Tort Nature Trail. The recommended Active
Transportation Plan will help refine specific path types, sizes, and locations.
Some of these recommendations can be accommodated within the existing right-of-way,
but a fully connected network that implements the Vision may require public-private
partnerships. The Master Plan recommends the completion of an Active Transportation
Plan to prioritize improvements and determine specific preferences for the configuration
and design of the proposed network improvements.
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Concept B5i: Active Transportation (All Modes)
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Concept B6i: Pedestrian Network Expansion
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Concept B6ii: Bicycle Network Expansion
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Goal B: Improve Public Infrastructure within the Study
Area (continued)
Recommendation #7: Promote the development of public spaces
throughout the Study Area, including parks, trails, and public plazas.

Justification
Parks are a foundational element of a healthy community and support the health of families,
the local economy, and the environment. According to the National Recreation and Parks
Association (NRPA), public parks contribute to healthy living by offering a location for
physical activity and serving as a gathering place for all individuals regardless of age,
economic status, and ability to pay for access. In addition, parks and open space increase
the value of surrounding property, positively contribute to property selection for businesses
and homeowners, and preserve the natural environment.
As an important part of creating livable communities, municipalities should strive to
provide accessible parks and recreational facilities near all neighborhoods. As described in
the existing conditions section of the Master Plan, the Study Area is an existing “park
desert” and does not contain any Township or County owned park facilities that are open
to the public. In addition, the strip commercial nature of Walnut Bottom is void of
greenspace, creating a visually unappealing, unengaging suburban highway erroneously
designed for transient automobiles passing through.
In planning for the future, changing the entire landscape of Walnut Bottom Road and the
surrounding neighborhoods starts with reimaging the corridor from an urban design
perspective. How can the unused parcel frontage, currently paved unused parking or void
stretches of grass, be repurposed to engage the street and create an atmosphere for
pedestrians? How can the excessive width of the street network be redesigned to provide
space for sidewalks with streetscapes, including landscaping and pedestrian amenities like
benches and bicycle racks? And, finally, how can the Township work with various partners
to provide public greenspace?
The Master Plan outlines a serious of improvements that address all three questions and
begin to paint the picture of what a livable, attractive Walnut Bottom corridor looks like in
the future. Recommendation #6 focuses on the provision of parks, trails, and public plazas.

Specific Recommendations
Specific recommendations for public improvements include the following elements.
• Proposed community park:
Approximately 600,000 square feet of new park space is recommended for inclusion
in Catalyst Site #3. This community park is envisioned to contain walking trails, a
bike trail, pavilions and seating areas for picnics and gatherings, and potentially active
uses such as sports fields. The design is to be determined but the area has been
identified for public park use.
• Improvements to Rockledge Drive Fields:
The existing YMCA fields will be maintained as a community park asset and benefit
from improved multimodal access.
• Proposed southern green belt:
Publicly owned land extending south from Marsh Road and creating a loop of
connected land is recommended to be designated as a green parkway with pedestrian
and bike shared use paths included along the entire length. This green belt will connect
to the Rockledge Drive Fields and to the new proposed community park.
• Improved Two Mile House grounds and trails:
Grounds improvements are already planned, and new trails will connect existing paths
around the historic house to existing trails north of the property.
• Two Mile House green and median:
Streetscape improvements in front of the Two Mile House include a green median to
increase pedestrian safety and the site’s visibility. Furthermore, a new green parklet is
proposed directly across from the Two Mile House as a part of Catalyst Site #2. This
town green could be flanked by new small retail and animated with outdoor seating
and programming. This is an ideal location for a piece of public art or engaging active
use such as a small splash pad.
• Parklets:
Additional parklets are encouraged throughout the area. Examples of locations in new
development and infill sites that have been identified as possibilities. A parklet,
roughly 1,000 square feet or larger, should be considered within a 5-minute walk
distance of any given location.
• Second Presbyterian Church parklet:
The church has expressed interest in dedicating a part of their property to publicly
accessible parklet space for children play areas, woodland walks, and nature gardens.
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Concept B7i: Second Presbyterian Church
Second Presbyterian Church, although not located in South
Middleton Township, is within the Study Area Boundary
and has easy walkability to the Walnut Bottom corridor and
adjacent neighborhoods. The church’s leadership has
expressed a desire to create a parklet space as illustrated
during this planning and visioning process. The concept
shown illustrates how several ideas could be applied on the
property to create active park uses and use landscape and
topography to delineate several outdoor “rooms”. These
parklet spaces can be assets to the surrounding community,
destinations for residents to visit, and interesting stops for
commuters passing between Walnut Bottom Road and
Carlisle.
The church sits on a large piece of property with parking on
the southwest corner and open space at the three other
corners. This concept illustrates using each of those three
corners for a different outdoor use. The northwest corner has
a large open lawn leading to the front façade of the church.
The concept plan adds a simple stone walkway and a cluster
of benches to make this lawn easier to enjoy. The northeast
corner is heavily wooded and has some mild topography,
making this an ideal location for a woodland walkway. A
series of trails may include a more formalized and accessible
trail as well as informal footpaths with occasional stairs to
allow a variety of pathways through the trees. The southeast
corner accommodates a children’s play area with a colorful
sensory garden planted with flowers that children can smell
and touch. Other sensory items can include a sandy play
zone, small boulders and logs to climb on, and a maze
defined by shrubs. These are examples of natural
playground settings that children can enjoy. Between the
children’s area and the parking lot access road, the site
slopes uphill a bit and protects the children from traffic. On
this small hill, more colorful plants with informal trails can
make a butterfly garden for visitors to enjoy.
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Concept B7ii: Public Space Opportunities
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Goal B: Improve Public Infrastructure within the Study
Area (continued)
Recommendation #8: Protect the Study Area’s cultural and

Goal C: Ensure the Successful Implementation of the
Master Plan through Partnerships and Funding
Recommendation #9: Continue the collaboration with public and

environmental resources

private partners to advance the Master Plan through a phased
implementation process.
Recommendation #10: Develop and implement a funding strategy to
support public and private investments in redevelopment.

Justification
The northwest portion of South Middleton Township contains several important cultural
and environmental resources, notably including the South Middleton Township municipal
wellhead and the historic Two Mile House.
In planning for development and redevelopment of the three catalyst sites, and infill
development throughout the corridor, it is paramount to ensure the continued preservation
and protection of the Townships cultural and environmental resources.
Specific Recommendations
In addition to the Alexanders Spring Creek and LeTort Spring Run watersheds, the
drainage area associated with the South Middleton Township municipal wellhead, located
southeast of K-mart, encompasses the majority of the Study Area. This wellhead serves as
a drinking water source for residents of South Middleton Township and is protected by the
Pennsylvania Wellhead Protection Program. Due to the municipal wellhead, stream
designations, and presence of residential and commercial groundwater wells, future
development will require coordination with jurisdictional agencies to ensure potential
mitigation measures are followed.
To integrate the Two Mile House, the Master Plan outlines pedestrian and public plaza
improvements that will significantly enhance the presence and prominent of the historical
resource. It’s a promising opportunity to better capitalize on the asset and assist the Two
Mile House with its strategic objectives for the future. Further, consideration should be
given to the historical nature of Walnut Bottom Road itself. The road is a documented as
one of the “Indian Paths of Pennsylvania”. Incorporate Heritage Trail Markers to reinforce
the importance of Walnut Bottom Road in the area’s history and heritage should be
considered.
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Justification
The Master Plan goals and recommendations were developed in close coordination with
property owners and a variety of stakeholders. As the process transitions to
implementation, continued cooperation and collaboration with all stakeholders is crucial to
a successful outcome given the private ownership of the three catalyst sites, and private
ownership of parcels throughout the Walnut Bottom corridor.
While development is ultimately lead by the private sector, the public sector plays an
important role in advancing the Master Plan by investing in necessary public infrastructure
improvements. The transportation and multimodal improvements, streetscape
enhancements,
Specific Recommendations
The Township, along with its financing consultant, should initiate contact with state and
local agencies to share the Master Plan vision and explore funding opportunities. In
addition, meetings should be held with PennDOT to proactively share the vision and
identify any challenges as it relates to compliance with PennDOT regulations and
standards. Additional pertinent meetings include Cumberland County and the Tri-County
Regional Planning Commission to seek input and explore available funding opportunities.
To help specify the roles and partners that will be responsible for implementing each
recommendation, particularly as it relates to the conceptual plans, implementation
strategies have been developed for each. Please refer to the Implementation Tables outlined
in this section of the Master Plan.

Implementation Strategy
Goals and Recommendations

Lead Entity

Partners

Timeframe

Funding Opportunities

Goal A: Achieve the Sustainable Reuse and Redevelopment of Sites Along Walnut Bottom Road

Recommendation #1: Amend South Middleton

South Middleton
Township

Cumberland County
Planning Department
Property
Owners/Developers

2nd Quarter 2020

Township General Fund
DCED Municipal Assistance
Program Grants
Cumberland County Land
Partnerships Grant

Recommendation #2: Ensure the Master Plan is

South Middleton
Township

Cumberland County
Planning Department

2020

Township General Fund
DCED Municipal Assistance
Program Grants
TCRPC Regional Connections
Grant
Cumberland County Land
Partnerships Grant

Recommendation #3: Consider other appropriate

South Middleton
Township

Cumberland County
Planning Department

2020

Township General Fund

Township’s Zoning Ordinance and zoning Map to
permit a well-designed and sustainable mixed-use town
center of the catalyst sites and appropriate infill
redevelopment of existing sites within the Study Area.
included as a neighborhood specific element of the
Township’s future Comprehensive Plan Update.

amendments to the Zoning Ordinance and Subdivision
and Land Development Ordinance (SALDO) during the
Township’s update to these respective ordinances.

Goal B: Improve Public Infrastructure within the Study Area

Recommendation #4: Implement proposed traffic

improvements, consider proposed rights-of-way for new
streets for inclusion in the Township’s Official Map, and
dedicate new streets to the Township upon completion.

South Middleton
Township

PennDOT District 8-0
2030 (in concert with
Private Property Owners / private development)
Developers
Borough of Carlisle

Multimodal Transportation Fund
(MTF) (PennDOT; DCED)
Automated Red Light
Enforcement Transportation
Enhancements Grant Program
(ARLE) (PennDOT)
Transportation Alternatives
Program (TAP) (PennDOT)
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Goals and Recommendations

Lead Entity

Partners

Timeframe

Funding Opportunities

Recommendation #5: Complete an Active

South Middleton
Township

Cumberland County
Planning Department
Borough of Carlisle

2020

Regional Connections Grant
Program (TCRPC)
WalkWorks (DOH)

Recommendation #6: In accordance with the

South Middleton Board
of Supervisors

PennDOT District 8-0
2030 (in concert with
Private Property Owners / private development)
Developers
Borough of Carlisle

Keystone Communities Program
(DCED)
Multimodal Transportation Fund
(MTF) (PennDOT; DCED)
Transportation Alternatives
Program (TAP) (PennDOT)

Recommendation #7: Promote the development of

South Middleton
Township

Cumberland County
2030
Planning Department
Cumberland County
Historical Society
LeTort Regional
Authority
Private Property Owners /
Developers
UPMC Carlisle Hospital
Second Presbyterian
Church
Borough of Carlisle

South Middleton Township
SLDO Dedication and Fee-inLieu standards
Community Conservation
Partnerships Program (C2P2)
(DCNR)
Greenways, Trails and Recreation
Program (GTRP) (DCED)

Recommendation #8: Protect the Study Area’s

South Middleton Board
of Supervisors

Cumberland County
Ongoing
Historical Society
South Middleton
Municipal Authority
Letort Regional Authority

Cumberland County Historical
Society
Chesapeake Bay Foundation

Transportation Plan to identify projects and confirm
where investments in obtaining land rights or easements
may be warranted.
Active Transportation Plan, implement Complete Street
improvements to enhance multimodal accessibility and
connectivity throughout the Walnut Bottom corridor and
with Downtown Carlisle.

public spaces (e.g., parks, trails, and public plazas)
throughout the Study Area and ensure the appropriate
publicly-owned spaces are included in the Townships’
Parks and Recreation Master Plan.

cultural and environmental resources.
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Goals and Recommendations

Lead Entity

Partners

Goal C: Ensure the Successful Implementation of the Master Plan through Partnerships and Funding

Recommendation #9: Continue the collaboration

South Middleton
Township

Recommendation #10: Develop and implement a

South Middleton
Township

with public and private partners to advance the Master
Plan through a phased implementation process.

funding strategy to support public and private
investments in redevelopment.

Timeframe

Carlisle Area Chamber of Ongoing
Commerce
PennDOT
Cumberland Area
Economic Development
Corporation
Private
Landowners/Developers
Cumberland County
Ongoing
Board of Commissioners
State and Federal
Legislators
PennDOT
HATS MPO (Tri-County
Regional Planning
Commission)
Carlisle Area Chamber of
Commerce
Cumberland Area
Economic Development
Corporation
Project Stakeholders
Private Developers

Funding Opportunities
Public Funding (See
Recommendation #10)
Private Developers’ Capital

See above funding opportunities
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