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COMPREHENSIVE PLAN ADDENDUM
Mount Joy Township — Lancaster County, PA

Zoning Considerations

Zoning Ordinance Amendments that pertain to the Interchange Development Districts are
included as a companion document to this Comprehensive Plan Addendum. The physical
extent of the areas to be rezoned match the areas shown on the Conceptual Future Land Use
Plans.

Each of the future land use categories depicted on the plans on pages 3-7 and 3-8 will be
governed by transportation improvements shown in the Comprehensive Plan Addendum to
support future development, and the special design and development regulations set forth in the
Zoning Ordinance Amendments.

In addition to the Key Design Elements on page 4-2, pages 4-25, 4-26, and 4-27 provide some
images on how to think about and design large scale buildings and retail environments.
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tHink smallmart...

(on the “downsizing” and repositioning of large scale retail)

Mashpee Commons—Smaller footprint buildings (less than 50,000
square feet) forming a new “Main Street” environment.

The next time that Walmart, or Target, or
other like-type large scale retail store, comes
to town, ask them to “tHink smallmart.” Large
scale retail units can be sized and positioned
to create attractive and desirable “Main Street
Environments.”

“Main Street Environments” are typically
formed by the placement of Street Walls on
both sides of a street, approximately 60 to 85
feet apart.

Two-Story Target and Streetscape at Washingtonian Center:
Gaithersburg, Maryland

Prapared by
Thomas Comilta Associates, Inc.
Town Planners & Landscape Architects

Mashpee Commons—Streetscape:
“Bookend Buildings” along street, forms “Outdoor Room”

Square footages in the range of 50,000 to
65,000 square feet on the ground floor can be
positioned in an urban context, without being
offensive or ugly.

Large scale retail can add value to a Town or
Neighborhood and respect local character.
The large scale retail building type can be
edged with Liner Shops.

THE ™1™ MODES
Juagram et 3 40,00 1

»re T tenand with lines Sy and

P - i hree ca-streat cotram,

Big Box Commercial Buildings as a possible Infill opportunity, if
“edged” by Liner Shops.

Fabruary 2006
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Disaggregate the big box...

(the articulation of large scale retail buildings)

Lowe’s in Morrisville, North Carolina (as viewed from frontage street)

This Lowe’s big-box, located near the Raleigh-
Durham airport in North Carolina has two
noteable facades, one towards the frontage
street and one towards the parking lot.

Although Lowe’s is one use, it appears as a
muitiple-use group of buildings. The massive
scale of the building is toned down through the
articulation.

Lowe's: Parking Lot Frontage

Lowe's Articulated Facade

Amore attractive architectural statementis made,
through such design features as. articulation of
the facade; two-story construction; recesses and
projections to the facade; varied roof design;
varied building materials; and varied massing of
the building parts.

Lowe's Articulated Facade

Prepared By:
Thomas Comitta Associates, Inc.
Town Planners & Landscape Archilects

March 2006



Disaggregate the big box...

(the articulation of large scale retail buildings)

aImartEntry & Forcourt

This Walmart located on Hilton Head Island,
South Carolina, is articulated with sloped roofs
and a projected roof and portico.

In contrast with the conventional Walmart store
that projects a stark big-box appearance, the
careful design and articulation of the building,
the front yard, the parking lot, and the overall
landscape, results in a more attractive and user-
friendly environment.

Walmart Garden Center

Walmart Roof Projection & Portico

Varied building materials, roof projections, the
portico, varied colors, generous landscaping,
and pedestrian amenities, collectively proivde
a distinctive streetscape character, not typically
found at big-box store locations.

Prepared By:
Thomas Comitta Associates. Inc
Town Planners & Landscape Architects

March 2006



COMPREHENSIVE PLAN ADDENDUM
Mount Joy Township — Lancaster County, PA

Implementation Strategies

Short-Term

The short-term implementation strategies that flow from this Comprehensive Plan Addendum
are:

+ to enact the Zoning Ordinance Amendments that are the companion document to
this Plan;

+ to enact related Subdivision and Land Development Ordinance Amendments that
pertain to both the Key Design Elements on page 4-2, as well as the Access
Management Tools and Techniques from pages 4-3 to 4-16; and

« o require the planned improvements to the transportation infrastructure to support
future land development, as shown on pages 4-18 through 4-23.

The short-term implementation strategies should be addressed in 2006, 2007 and 2008. The
Zoning Ordinance Amendments should be enacted in 2006.

Long-Term

The long-term implementation strategies that should be addressed from 2009 to 2015 pertain to
those topics covered in Chapter 2 as goals, beyond the short-term subjects mentioned above.

in 2016, this Plan should be further updated to reflect conditions and considerations at that time.

Short-Term and Long-Term Implementation Strategies

The goals from pages 2-2 through 2-5 are “revisited” on pages 5-2 through 5-5. A Timeframe is
noted for each as being Short-Term, Long-Term or On-Going. 1n addition, the most responsibie
Agency is listed. The Agency key is as follows:

BOS = Board of Supervisors

PC = Planning Commission

PADOT = PennDOT

D = Developer

EAPA = Elizabethtown Area Park Authority
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COMPREHENSIVE PLAN ADDENDUM
Mount Joy Township — Lancaster County, PA

Short-Term and Long-Term Implementation Strategies

for the Rt. 283/Hershey-Elizabethtown Interchange Responsible

Development District Timeframe Agency

H-E.1. Create an interconnected system of roads, lanes .
and service drives. Y On-Going D

H-E.2. Strictly limit and minimize all single-access roads, On-Going BOS
suich as cul-de-sacs, within the study areas. PC

H-E.3. Focus on Access Management within the study BOS
areas, especially along roads that are in closer On-Going PC
proximity to the two interchanges/exits.

H-E.4. Consider multiple modes of transportation
involving: vehicular circutation, pedestrian BOS
circulation, and bicycle circulation, both within the On-Going PO
study areas and with linkages beyond the study
areas.

H-E.5. Promote mass transportation opportunities at both BOS
Interchanges to accommodate buses, jitheys, and Long-Term PG
possibly light rail.

H-E.6. Provide well designed park and ride parking lots. Short-Term PA DOT

H-E.7. Foster a commercial village type of environment, On-Going BOS
and not strip commercial development. PC

H-E.8. Promote mixed uses: commercial, recreational, On-Goin BOS
residential and institutional. S PC

H-E.9. Devise techniques to limit and/or tame “Big-Box” On-Goin BOS
stores, so they do not dominate the Interchanges. d PC

H-E.10. Minimize signage clutter. On-Going BP%S

H-E.11. Maintain a visually appealing environment. On-Going D

H-E.12. Promote hospitality uses for lodging. On-Going BF%S

H-E.13. Strive to create a balanced pattern of BOS
development, with a more campus-type On-Going PC
atmosphere. :

H-E.14. Promote a neighborhood type character of . BOS
development. | On-Going PC

H-E.15. Minimize the number of new intersections (new
driveways and associated “curb cuts”) along Rt. On-Going D
743.

H-E.16. Create new collector roads to create better .
linkages. On-Going D

H-E.17. Create landscaped buffers to screen large-scale On-Goin D
commercial development and parking. g

H-E.18. Encourage the development of pedestrian and On-Goin BOS
bicycle paths. 9 PC
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COMPREHENSIVE PLAN ADDENDUM
Mount Joy Township — Lancaster County, PA

Short-Term and Long-Term Implementation Strategies

area.

for the Rt. 283/Hershey-Elizabethtown Interchange Responsible
Development District Timeframe Agency
H-E.19. Protect the Conewago Trail, and create On-Goin BOS
pedestrian accessways to ink to the trail. 9 D
H-E.20. Create a new regional recreational park site. Long-Term EAPA
H-E.21. Consider gateway enhancements to improve the On-Goin PA DOT
~ - attractiveness of the area. g BOS
'H-E.22. Make accommodations for horse-drawn carriages PA DOT
along the local collector roads within the study On-Going BOS




COMPREHENSIVE PLAN ADDENDUM
Mount Joy Township — Lancaster County, PA

Short-Term and Long-Term implementation Strategies

for the Rt. 283/Rheems Interchange Development Responsible

District Timeframe Agency

R.1. Create an interconnected system of roads, lanes On-Goin D
and service drives. g

R.2. Strictly limit and minimize all single-access roads, On-Going BOS
such as cul-de-sacs, within the study areas. PC

R.3. Focus on Access Management within the study BOS
areas, especially along roads that are in closer On-Going PG
proximity to the two interchanges/exits.

R.4. Consider multiple modes of transportation
involving: vehicular circulation, pedestrian BOS
circulation, and bicycle circulation, both within the On-Going PC
study areas and with linkages beyond the study
areas.

R.5. Promote mass transportation opportunities at both BOS
Interchanges to accommodate buses, jitneys, and Long-Term PC
possibly light rail.

R.6. . Provide welil designed park and ride parking lots. Short-Term PA DOT

R.7. Foster a commercial village type of environment, On-Going BOS
and not strip commercial development. PC

R.8. Promote mixed uses: commercial, recreational, On-Goin BOS
residential and institutional. g PC

R.9.  Devise techniques to limit and/or tame “Big-Box” On-Goin BOS
stores, so they do not dominate the Interchanges. 9 PC

R.10.  Minimize signage clutter. On-Going BP%S

R.11.  Maintain a visually appealing environment. On-Going D

R.12.  Promote hospitality uses for lodging. On-Going BI%S

R.13.  Strive to create a balanced pattern of BOS
development, with a more campus-type On-Going PG
atmosphere. -

R.14. Promote a mixed-use, neighborhood type On-Goin BOS
character of development. 9 PC

R.15.  Minimize the number of new intersections (new
driveways and associated “curb cuts™) along On-Going D
Cloverleaf Road.

R.16. Create new collector roads to create better .
linkages. On-Going D

R.17. Improve traffic flow and lessen traffic congestion D
through the installation and maintenance of traffic On-Going PA DOT
lights in appropriate locations.
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COMPREHENSIVE PLAN ADDENDUM

Mount Joy Township — Lancaster County, PA"

Short-Term and Long-Term implementation Strategies

for the Rt. 283/Hershey-Elizabethtown Interchange Responsible

Development District Timeframe Agency

R.18. Enhance the appearance of the roadside D
environment with increased landscaping, fencing On-Going PA DOT
of outdoor storage areas, and the like.

19. Consider a phased or staged approach to
transition major collector roads, over time, from Long-Term PA DOT
two-lane to four-lane.

R.20.  Consider the potential for redevelopment of
selected properties, whereby the existing use(s) On-Going D
are changed in the future to new/different uses.

R.21. D;‘I)L?ér:.lze conflicting left turns along higher speed On-Going PA DOT

R.22. Consider road safety techniques and measures On-Goin PA DOT
{o address truck traffic. 9 BOS
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