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 313.11. Schedule of Off-Street Loading Spaces Required 

 

 Type of Use Number Spaces Per  Gross Floor Area/Dwelling Units 

Hospital or other institution None First 10,000 square feet 

  1.0 10,000 to 100,000 square feet 

 +1.0 Each additional 100,000 square feet 
(or fraction) 

Hotel, motel or other similar 
lodging facilities 

None First 10,000 square feet 

  1.0 10,000 to 100,000 square feet 

 +1.0 Each additional 100,000 square feet 
(or fraction) 

Industry or manufacturing None First 2,000 square feet 

  1.0 2,000 to 25,000 square feet 

 +1.0 Each additional 40,000 square feet 
(or fraction) 

Multi-family dwelling None Less than 100 dwelling units 

  1.0 100 to 300 dwelling units 

 +1.0 Each additional 200 dwelling units 
(or fraction) 

Office building, including 
banks 

None First 10,000 square feet 

  1.0 10,000 to 100,000 square feet 

 +1.0 Each additional 100,000 square feet 
(or fraction) 

Retail sales and services, per 
store 

None First 2,000 square feet 

  1.0 2,000 to 10,000 square feet 

  2.0 10,000 to 40,000 square feet 

 +1.0 Each additional 100,000 square feet 
(or fraction) 

Shopping centers (integrated 
shopping centers, malls and 
plazas) having at least 
25,000 square feet 

 1.0 
 

+1.0 

25,000 square feet up to 100,000 
square feet 
 
Each additional 100,000 square feet 

Theater, auditorium, bowling 
alley, or other recreational 
establishment 

None First 10,000 square feet 

  1.0 10,000 to 100,000 square feet 

 +1.0 Each additional 100,000 square feet 
(or fraction) 



Article 3 Zoning Ordinance 

  

 

 

___________________________________________________________________________________________________________ 

118  Manor Township Zoning Ordinance (Amended through December 1, 2008) 

 

 Type of Use Number Spaces Per  Gross Floor Area/Dwelling Units 

Undertaking establishment or 
funeral parlor 

None First 3,000 square feet 

  1.0 3,000 to 5,000 square feet 

 +1.0 Each additional 10,000 square feet 
(or fraction) 

Wholesale or warehousing 
(except mini-warehousing) 

None First 1,500 square feet 

  1.0 1,500 to 10,000 square feet 

 +1.0 Each additional 40,000 square feet 
(or fraction) 

 

 

 

Section 314 Screening and Landscaping Requirements 

 

 314.1. Yard Ground Cover - Any part of the site which is not used for buildings, other structures, 

loading or parking spaces and aisles, sidewalks, and designated storage areas shall be 

planted with an all-season ground cover approved by the Board of Supervisors (e.g., grass, 

ivy, vetch, pachysandra, etc.).  In addition, gravel can be substituted if done in a manner to 

compliment other vegetative materials.  It shall be maintained to provide an attractive ap-

pearance, and all non-surviving plants shall be replaced promptly; 

 

 314.2. Landscaping Requirements - Any required landscaping (landscape strips and interior 

landscaping) shall include a combination of the following elements: deciduous trees, ground 

covers, evergreens, shrubs, vines, flowers, rocks, gravel, earth mounds, berms, walls, fences, 

screens, sculptures, fountains, sidewalk furniture, or other approved materials.  Artificial 

plants, trees, and shrubs may not be used to satisfy any requirement for landscaping or 

screening.  No less than eighty percent (80%) of the required landscape area shall be 

vegetative in composition, and no outdoor storage shall be permitted within required 

landscape areas. 

 

   For each seven hundred fifty (750) square feet of required area for landscape strips, one 

shade/ornamental tree shall be provided.  For every three hundred (300) square feet of 

interior landscaping required (parking lots), one shade tree shall be provided.  If deciduous, 

these trees shall have a clear trunk at least five feet (5') above finished grade; if evergreen, 

these trees shall have a minimum height of six feet (6').  All required landscape strips shall 

have landscaping materials distributed along the entire length of the lot line abutting the 

yard; 

 

 314.3. Screening - The following materials may be used:  evergreens (trees, hedges, or shrubs), 

walls, fences, earth berms, or other approved similar materials.  Any wall or fence shall not 

be constructed of corrugated metal, corrugated fiberglass, or sheet metal.  Screening shall be 

arranged so as to block the ground level views between grade, and a height of six feet (6').  

Landscape screens must achieve this visual blockage within two (2) years of installation; 

and, 

 

 314.4. Selection of Plant Materials - Trees and shrubs shall be typical of their species and variety; 

have normal growth habits, well-developed branches, densely foliated, vigorous, fibrous  
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root systems.  They shall have been grown under climatic conditions similar to those in the 

locality of the project or properly acclimated to conditions of the locality of the project. 

 

   Any tree or shrub that dies shall be replaced.  All landscaping and screening treatments shall 

be properly maintained. 
 

 

Section 315 Signs 

 

 315.1. Statement of Purpose - The purposes of this section are as follows: 

 

   1. To provide for signs as a means of effective visual communication; 

 

   2. To promote adopted comprehensive planning and zoning objectives; 

 

   3. To assure compatibility of signs with land uses and buildings in the vicinity of the 

signs and in the community as a whole; 

 

   4. To improve the safety of pedestrians, vehicular traffic and property; 

 

   5. To enhance the economic value of the community; 

 

   6. To enhance the aesthetic environment; 

 

   7. To minimize adverse effects of signs on nearby property; 

 

   8. To otherwise promote the public health, safety, morals, and general welfare of the 

community; 

 

   9. To regulate the use of signs through a sign permitting process;  

 

   10. To enable the fair and consistent enforcement of these sign regulations. 

 

 315.2. Definitions - The following definitions of “sign” and kinds of signs shall apply to those 

terms whenever they appear in this section: 

 

   1. Sign:  A device for visual communication that is used to bring the subject to the 

attention of the public.  Signs do include lettering, logos, trademarks, or other 

symbols that are an integral part of the architectural design of a building, that are 

applied to a building, or that are located elsewhere on the premises; signs affixed to 

windows or glass doors or otherwise internally mounted such that they are obviously 

intended to be seen and understood by vehicular or pedestrian traffic outside the 

building; flags and insignia of civic, charitable, religious, fraternal, patriotic, or 

similar organizations; insignia of governments or government agencies; banners, 

streamers, pennants, spinners, reflectors, ribbons, tinsel, and similar materials; and 

inflatable objects.  Signs do not include architectural features that may be identified 

with a particular business; backlit awnings that include no lettering, logos, or other 

symbols; signs within a building that are obviously intended to be seen primarily from 

within the building; outdoor signs intended for use within a property, such as menu 

signs by fast-food restaurant drive-thru lanes, signs with regulations within a park, and 

building identification signs within a campus; flags of governments or government 

agencies; decorative seasonal and holiday banners on residential properties; and 

displays of merchandise either behind store windows or outdoors; 
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   2. Billboard:  An off-premise, permanent sign that directs attention to a product, service, 

business, or cause; 

 

   3. Building Sign: A sign attached to or painted on a building that has a use in addition to 

supporting the sign; this includes wall signs and roof signs; 
 

   4. Business Sign: A sign that directs attention to any business, professional, commercial, 

or industrial activity occurring on the premises on which the sign is located, but not 

including a home occupation sign.  (Also see “Center Sign.”) 
 

   5. Center Sign: A business sign that provides identification at the entrance to a center, 

such as a shopping center, office complex, or industrial park.   
 

   6. Contractor Sign: A temporary sign that carries the name and information about a 

contractor who is involved in construction work occurring on the premises on which 

the sign is located; 
 

   7. Development Sign: An identification sign at the entrance to a residential 
development;   

 

   8. Election Sign: A temporary sign that directs attention to a candidate or candidates for 
public office, a political party, or a ballot issue; 

 

   9. Freestanding Sign: A sign not attached to or painted on a building, or a sign attached 
to or painted on a building that has no use in addition to supporting the sign; 

 

   10. Garage/Yard Sale Sign: A temporary sign that directs attention to the sale of personal 
goods on the premises on which the sign is located; 

 

   11. Government Sign: An off-premise sign placed by a governmental unit, such as a 
traffic, directional, informational, or street name sign, or an historical marker; 

 

   12. Home Occupation Sign: A sign providing information about a business activity 
conducted within a dwelling unit on the premises on which the sign is located; 

 

   13. Identification Sign: A sign used to identify the name and display information about 
the individual, organization, agency, institution, facility, or development located on 
the premises on which the sign is located, but not including a business sign.  (Also see 
“Development Sign” and “Public Use Sign.”) 

 

   14. Incidental Sign: An informational sign, no more than 2 square feet in size that carries 

a message, such as “enter,” “open,” “telephone,” “rest rooms,” “no parking,” “no 
trespassing,” “warning,” a listing of hours when open, an on-site direction, or 
anything similar. Incidental signs may not include any commercial message or logo, 

except that one “enter” sign per entrance may include a logo or business name, as 

long as the entrance is exclusively for that business and the logo or business name is 
subordinate to the word “Enter”; 

 

   15. Issue Sign: A temporary sign that directs attention to an opinion of a public or private 
nature, such as, but not limited to, a community, social, or religious issue; 

 

   16. Lot:  When used in Section 315 - Signs, the word “lot” shall mean a designated 
parcel, tract or area of land established by a plat or otherwise as permitted by law and 
to be used, developed or built upon as a unit (e.g., (1) the area used by a dwelling unit 

in a townhouse structure or (2) a tenant space in a multiple tenant building); 
 

   17. Non Profit Organization Sign: An off-premise sign displaying information about a 
church, service club, or other organization that does not operate for the purpose of 

making a profit; 
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   18. Off-Premise Sign: A sign that does not apply to the property on which it is displayed; 
 

   19. On-Premise Sign: A sign that applies to the property on which it is displayed; 
 

   20. Open House Sign: A temporary sign that provides information about a real estate 

open house, including the words “Open House,” the day and time of the open house, 

and the name of the realtor; 
 

   21. Overhead Sign: A sign located such that pedestrian or vehicular traffic might pass 

beneath any part of it; 
 

   22. Permanent Sign: A sign intended to be displayed for an unlimited period of time; 
 

   23. Public Use Sign: An identification sign used to identify the name and display 

information about a public use, such as a government building, school, park, 

firehouse, or church;   
 

   24. Public Utility Sign: A sign with a message relating to a business organization 
performing a public service and subject to special governmental regulations (e.g., an 
electric company, sewer authority, or telephone company); 

 

   25. Real Estate Sign: A temporary sign that provides information about a real estate 
activity on the premises on which the sign is located, such as a sign advertising a sale, 
rental, or property available for or in the process of development, but not including an 
open house sign; 

 

   26. Roof Sign: A sign attached to or painted on a roof; 
 

   27. Sidewalk Sign: A temporary sign placed on the sidewalk adjacent to the commercial 
activity it advertises, but not including a contractor sign, a garage/yard sale sign, a 
home occupation sign, an open house sign, a real estate sign, or a special event sign; 

 

   28. Special Event Sign: A temporary sign that carries information about a special event, 
such as an auction, flea market, festival, carnival, meal, or fund-raising event, but not 
including any business sign, such as a “sale” sign at a store; 

 

   29. Temporary Sign: A sign that is displayed for no more than 3 months in any year, 
unless stated otherwise in this Ordinance; 

 

   30. Wall Sign: A sign attached to or painted on the wall of a building; 
 

   31. Window Display: An exhibit behind a window that is intended to draw attention to a 
product, service, business, or cause. 

 

 315.3. Sign Area and Height - The following guidelines shall apply when interpreting area and 

height regulations in this Article: 
 

   1. Area:  The area of a sign shall be the area of the smallest rectangle, triangle, or circle 

that will encompass all elements of the sign, such as letters, figures, symbols, designs, 

or other display. 
 

     A. When the sign is a separate unit, the area shall include any borders, framing, 

trim, decorative attachments, background, and space between elements; it shall 

not include any supporting structure, unless that structure is illuminated, is in 

the form of a symbol, or contains advertising elements; 
 

     B.. When the sign is applied to a wall or otherwise has no definable edges, the area 
shall include all color, artwork, or other means used to differentiate the sign 

from the surface upon which it is placed; 
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     C. When a single sign structure has more than one face with the same message, 

and no two sign faces are more than 3' apart at any point, the area shall be 

computed by determining the greatest total area of all sign faces visible from 

any single location; 
 

   2. Height:  The height of a sign shall be measured from the average ground level 

beneath the sign to the highest point of the sign.  The ground level shall be the lower 

of the ground level existing at the time of construction or the ground level existing 

prior to construction and prior to any earth disturbance at the site.  This prior ground 

level may be established by any reliable source, including, without limitation, existing 

topographic maps, aerial photographs, photographs of the site, or affidavits of people 

who are personally familiar with the site.  No person(s) shall artificially increase the 

maximum height of a sign by altering the grade at the base of the sign by any means. 
 

     A. No sign shall be higher than the height limitation of the district in which it is 

located; 
 

     B. The height of freestanding signs shall be controlled by the regulations in Tables 
1 and 2; 

 

     C. Wall signs may be at any height on the wall to which they are attached, except 
that they may not extend higher than the top of the wall; 

 

     D. Roof signs may extend no more than 5' above the lowest point where they are 
attached to the building and may not extend above the highest point of the roof. 

 

 315.4. General Regulations - The following regulations shall apply to all signs, in addition to the 
specific regulations and supplemental regulations contained in the following provisions of 
this article.  Where the general regulations are contradicted by a specific regulation, the 
specific regulation shall control: 

 

   1. All signs shall reflect the general character of the neighborhood; 
 

   2. All signs shall be constructed of durable materials, maintained in good condition and 
secured in a safe manner; 

 

   3. When a sign becomes unsafe, the Zoning Officer shall give written notice to the 
owner of the premises on which the sign is located that the sign must be made safe or 
removed immediately; 

 

   4. The areas surrounding all signs shall be maintained in a neat, clean and attractive 

condition; 
 

   5. All signs shall be removed within 3 months if the purpose for which they were erected 

no longer exists; 
 

   6. Each property that displays one or more permanent freestanding signs and that is in an 
area where street addresses have been assigned, must prominently display the address 

on one permanent freestanding sign visible from the street.  The address must include 
the street number; the street name is optional.  The address must be of a size and 

design that is easily identifiable and legible from moving traffic in the street at a 
distance of 100' (3” high lettering/numerals with a 3/4" stroke).  The area taken up by 

the address does not count as part of the sign area.  Center signs are exempt from this 
requirement; 

 

   7. No temporary signs shall be permitted, except as authorized elsewhere in this Article; 
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   8. No sign shall be located within a street right-of-way, except a government sign, a 

public utility sign, a sidewalk sign, a nonprofit organization sign, or another sign 

approved by the governing body or the Pennsylvania Department of Transportation; 
 

   9. No sign within the clear sight triangle should obstruct vision between the heights of 

30" and 8' above the elevation of the centerline of the street; 
 

   10. No signs shall be painted, pasted, nailed, stapled, or otherwise attached to utility 

poles, trees, fences, fire hydrants, or in an unauthorized manner to walls or other 

signs, except insofar as such signs comply with generally applicable rules, 

regulations, or policies formally adopted by the governing body; 
 

   11. Any freestanding sign within a floodplain must receive approval as a special 

exception; 
 

   12. No sign shall be placed so as to obstruct any door, stairway, window, fire escape, or 

other means of egress or ingress; 
 

   13. No sign shall be placed so as to obstruct ventilation or light from a building; 
 

   14. No overhead sign shall have a clearance of (1) less than 8' between any pedestrian 
walk and the lowest part of the sign and (2) less than 17’6” between any roadway and 
the lowest part of the sign; 

 

   15. No sign that is parallel to and attached to the face of a building shall project more 
than 18" over a public sidewalk; 

 

   16. No sign that is perpendicular to and attached to the face of a building shall project 
more than 48" from the building; 

 

   17. No sign shall have lights or other illuminating devices that constitute a public safety 
or traffic hazard; 

 

   18. No sign shall be permitted that imitates or that might be confused with an official 
traffic sign or signal, such as (1) by containing the words “STOP” or “DANGER” or 
(2) by including red, green or yellow lights; 

 

   19. No sign or window display shall include a revolving beam or beacon of light 
resembling an emergency vehicle or facility; 

 

   20. No sign shall advertise activities or products that are illegal under Federal, State, or 

local municipal laws or regulations; 
 

   21. No sign shall include statements, words or pictures that are considered to be vulgar, 

obscene or pornographic; 
 

   22. No streamers, pennants, spinners, reflectors, ribbons, tinsel, balloons or similar 

materials shall be displayed outside a building.  (See “Special Event Sign” in Table 2 

for regulations that apply to banners used as special events signs.) 
 

   23. In addition to any other signage permitted by this Article, each commercial or 

industrial property may display one flag not to exceed 35 square feet with a company 
or corporate identification logo on premise on an approved, standard flagpole; 

 

   24. No animated, sequential, intermittent, flashing, rotating, or oscillating signs shall be 

permitted, except for time and temperature signs; 
 

   25. No sign shall emit smoke, visible vapors, particles, sound, or odor; 
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   26. No sign shall be placed on an automobile, truck or other vehicle if that vehicle is 

being used primarily for displaying such sign; 

 

   27. No inflatable signs shall be permitted; 
 

   28. No open flames shall be permitted as part of a sign or in any other way to attract 

attention; 
 

   29. Advertising painted upon or displayed upon a barn or other structure shall be 

considered a sign and shall comply with the regulations of this Article; 
 

   30. Any sign which has been authenticated as historically significant and accurate for its 

specific location, whether original or a replica, may be exempted from the regulations 

of this Article as a special exception; 
 

   31. Signs may be interior lighted with non-glaring lights; signs may be externally lighted 

by lights that are shielded so there is no direct light transmitted to other properties or 

public rights-of-way; 
 

   32. The light from any illuminated sign shall not adversely affect (1) safe vision of 
operators of vehicles moving on public or private streets or parking areas, (2) any 
residential district, or (3) any part of a building or property used for residential 
purposes; 

 

   33. No lighting shall be permitted to outline buildings or structures or parts thereof 
through the use of exposed neon tubing, strings or lights, or other means, with the 
exception of customary holiday decorations, which may be installed 30 days prior to 
and removed not later than 21 days after the holiday; 

 

   34. Business signs in other than commercial and industrial districts shall not be 
illuminated when the business is closed;  

 

   35. All electrically illuminated signs shall be constructed to the standards/listing of the 
Underwriters Laboratories, Inc. and the latest edition of the National Electrical Code; 

 

 315.5. Specific Regulations - Tables 1 and 2 provide regulations for specific kinds of signs in each 
zoning district.  Table 1 provides regulations for permanent signs; Table 2 provides 
regulations for temporary signs. Kinds of signs not provided for in Tables 1 or 2 or 
anywhere else in this Article shall not be allowed. 

 

 315.6. Permitting Procedures and Fees – Permits for the placement of signs are required as 

indicated by the last column in Tables 1 and 2.  Sign permit application requirements, such 

as forms, plans and fees shall be established by the governing body; and, 
 

315.7. Nonconforming Signs - Nonconforming signs may continue to be displayed, as long as there 

is compliance with the following limitations and conditions:  (1) There may be no expansion 

or increase in the nonconformity in any way.  (2) Maintenance and repair of the sign is 

permitted; if necessary, up to 50% of the entire area of a sign and its supporting structure 

may be replaced in the event of damage; any such replacement must be completed within 6 

months of the damage occurring.  (3) The sign must be brought into conformity if, for a 

period of at least 3 months, the message has no longer applied to an activity on the premises 

(this does not apply to billboards).     
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TABLE 1 - REGULATIONS FOR PERMANENT SIGNS 

KIND OF SIGN DISTRICT TOTAL SIGNS ON LOT FREESTANDING SIGNS BUILDING SIGNS OTHER REQUIREMENTS 
PERMIT 

REQUIRED 

  MAXIMUM 

PERMITTED 

NUMBER 

MAXIMUM 

PERMITTED 

AREA 

MAXIMUM 

PERMITTED 

NUMBER 

MAXIMUM 

PERMITTED 

AREA 

MAXIMUM 

PERMITTED 

HEIGHT 

MINIMUM 

REQUIRED 

SETBACK 

FROM STREET 

RIGHT-OF-

WAY 

MAXIMUM 

PERMITTED 

NUMBER 

MAXIMUM 

PERMITTED 

AREA 

  

 

BUSINESS  

SIGN  

(EXCEPT 

CENTER  

SIGNS), 

 

 

HOME 

OCCUPATION 

SIGN, 

 

 

& 

 

 

IDENTIFICATION 

SIGN  

(EXCEPT 

DEVELOPMENT 

SIGNS  

AND  

PUBLIC  

USE  

SIGNS) 

 

 

 

 

C, R, V,  

RL, RL1, 

RM, RM1, 

RH, RH1 

E 

  

 

2 per lot 

 

2 sq. ft. 

 

1 per lot 

 

2 sq. ft. 

 

6 ft. 

 

10 ft. 

 

2 per lot 

 

2 sq. ft 

 

Business signs for individual 

businesses must be located so 

they are identified with 

individual businesses, i.e. rather 

than being at the street frontage 

of a large center, away from the 

business they are identifying. 

 

 

A home occupation sign may 

include a name, an address, an 

occupation or activity, and a 

logo or trademark; there may be 

no illumination, except that a 

sign for a medical office or 

emergency service may be 

illuminated when the business 

is open. 

 

Yes 

 

A 

 

 

 

 

 

2 per lot 

 

12 sq. ft. 

 

1 per lot 

 

8 sq. ft. 

 

6 ft. 

 

10 ft. 

 

2 per lot 

 

8 sq. ft. 

 

Yes 

 

LC, CO, 

LTD 

 

 

 

 

 

No limit 

 

200 sq. ft. 

 

1 per street 

frontage, except 

that in a structure 

with multiple 

businesses the 

individual 

businesses may 

not have their own 

freestanding signs. 

 

40 sq. ft. on 

each street 

frontage 

 

20 ft. 

 

10 ft. 

 

No limit 

 

1½ sq. ft. per linear 

foot of facade to 

which sign is 

attached, up to 

maximum of 200 sq. 

ft. of signage per lot. 

Also see Note 3. 

 

Yes 

 

GC, I, 

MRC 

 

 

 

 

No limit 

 

280 sq. ft. 

Also see Note 

1. 

 

 

See Note 2. 

 

20 ft. 

 

10 ft. 

 

No limit 

 

Yes 

 

Notes:  

1 - An additional freestanding sign is permitted for each additional street frontage, with the area to be calculated as indicated in Note 2, and with no freestanding sign to exceed 80 square feet. 

2 - The area permitted on each street frontage is 40 square feet for street frontage up to 80 feet, plus 1 square foot per 2 feet of street frontage over 80 feet, up to a maximum of 80 square feet. 

3 - The length of the facade of an irregularly shaped building (e.g. a circular building, an "S" shaped building, or a building with one or more ells on the side in question) is the straight line distance between the two ends of the building. 
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TABLE 1 - REGULATIONS FOR PERMANENT SIGNS (CONTINUED) 
KIND OF SIGN MAXIMUM PERMITTED 

NUMBER 

MAXIMUM 

PERMITTED AREA 

MAXIMUM PERMITTED 

HEIGHT FOR 

FREESTANDING SIGNS 

MINIMUM REQUIRED 

SETBACK FROM 

STREET RIGHT-OF-

WAY FOR 

FREESTANDING SIGNS 

OTHER REQUIREMENTS PERMIT 

REQUIRED 

BILLBOARD 

(ALLOWED 

ONLY IN LC, CO, 

LTD, GC, I & 

MRC DISTRICTS) 

See "Other Requirements" 300 sq. ft. per surface, 

whether or not messages 

are the same 

25 ft. 30 ft. No more than 1 billboard structure at any point; it may have 2 surfaces with 

total of 2 messages, as long as surfaces are back-to-back or at angle of 

#45E.  Must have setback of 15' or the minimum building setback line, 

whichever is greater, from property lines other than street.  Each billboard 

structure must be at 1200' from any other and at least 300' from any 

residential, rural, agricultural, or open space zoning district. 

Yes 

CENTER SIGN For each center, 1 per principal 

entrance, up to maximum of 2, 

except there may be more than 2 

if all entrances are at least 1200' 

apart 

20 sq. ft. in E, C, A, R, 

RL, V, RM, RH, RL1, 

RM1, RH1 districts; 80 

sq. ft. in LC, GC, I , 

MRC, CO, LTD districts 

6 ft. in E, C, A, R, RL, V, 

RM, RH, RL1, RM1, RH1 

districts; 20 ft. in LC, GC, 

I, MRC, CO, LTD districts 

10 ft. Center signs are allowed only for centers such as shopping centers, office 

complexes, and industrial parks which meet at least 2 of the following 3 

minimums: (1) 5 units, (2) 20,000 square feet of building area, and (3) 5 

acres of land. 

Yes 

DEVELOPMENT 

SIGN 

For each residential 

development, 1 per principal 

entrance, up to maximum of 2 

entrances 

20 sq. ft. 6 ft. in E, C, A, R, RL, V, 

RM, RH, RL1, RM1, RH1 

districts; 20 ft. in LC, GC, 

I, MRC, CO, LTD districts 

10 ft. Development signs are allowed only for residential developments.  They 

may include only the name of the development and may not include any 

commercial advertising. 

Yes 

GOVERNMENT 

SIGN 

Placed within rights-of-way; generally not regulated by this Article.  

INCIDENTAL 

SIGN 

No limit 2 sq. ft. 6 ft. 10 ft., except no setback is 

required if sign is no more 

than 30" high 

 No 

NON PROFIT 

ORGANIZATION 

SIGN 

As approved by governing body 4 sq. ft. 6 ft. Not applicable May be placed in street rights-of-way with the approval of the governing 

body.  The governing body may require that they be placed at designated 

entrances to the community or on common display panels. 

 

PUBLIC USE 

SIGN 

1 building sign per lot and 1 

freestanding sign per principal 

entrance 

40 sq. ft. 6 ft. in E, C, A, R, RL, V, 

RM, RH, RL1, RM1, RH1 

districts; 10 ft. in LC, GC, 

I, MRC, CO, LTD districts 

10 ft.  Yes 
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TABLE 2 - REGULATIONS FOR TEMPORARY SIGNS 
KIND OF SIGN PERMITTED TIME FOR 

DISPLAY 

MAXIMUM PERMITTED 

NUMBER 

MAXIMUM 

PERMITTED 

AREA 

MAXIMUM 

PERMITTED 

HEIGHT FOR 

FREE-

STANDING 

SIGNS 

MINIMUM REQUIRED 

SETBACK FROM STREET 

RIGHT-OF-WAY FOR 

FREESTANDING SIGNS 

OTHER REQUIREMENTS PERMIT 

REQUIRED 

CONTRACTOR SIGN During construction. 1 per contractor per lot 6 sq. ft. 6 ft. See "Other Requirements" Must be set back at least 10' from cartway or at building face, whichever is less; 

may not be in side yard setback.  May not be illuminated.  Not permitted off 

premise.  If there are 4 or more on a lot, they must be combined in a single 

display by attaching them to a single background panel or frame.  The background 

is not included in calculating the sign area, the height of the display may not 

exceed 10', and the display may project a maximum of 12" from the wall if 

attached parallel to the building.  Also see Note 1. 

No 

ELECTION SIGN From 60 days prior to 

election to 7 days after 

election. 

1 per candidate per street 

frontage, up to 2 per 

candidate per lot, in LC, 

GC, & I districts; no limit in 

other districts 

32 sq. ft. in GC, I 

& MRC districts; 6 

sq. ft. in other 

districts 

10 ft. in GC, I & 

MRC districts; 6 ft. 

in other districts 

10 ft. See Note 2. No 

GARAGE/YARD SALE 

SIGN 

From 48 hours before sale 

to end of day of sale. 

1 per sale per lot 6 sq. ft. 6 ft. 10 ft. Not permitted off-premise.  Also see Note 1. No 

ISSUE SIGN No limit 1 per street frontage, up to 

2 per lot 

32 sq. ft. in GC, I 

& MRC districts; 6 

sq. ft. in other 

districts 

10 ft. in GC, I & 

MRC districts; 6 ft. 

in other districts 

10 ft.  No 

OPEN HOUSE SIGN From 3 days before open 

house to 2 hours after open 

house. Display may not 

exceed 6 days per month 

per lot. 

1 on-premise; 2 off-

premise, with no more than 

1 per intersection 

6 sq. ft. 6 ft. in E, C, A, R, 

RL, V, RM, RH, 

RL1, RM1, RH1 

districts; 10 ft. in 

LC, GC, I, MRC, 

CO, LTD districts 

Not applicable Must include the words "Open House", day and time of open house, and name of 

realtor.  Open house must be attended by the seller or the seller's representative 

during entire advertised time of open house.  Must not interfere with pedestrian or 

vehicular traffic.  Also see Note 1. 

No 

REAL ESTATE SIGN (in 

E, C, A, R, RL, V, RM, 

RH, RL1, RM1, RH1 

districts) 

Until 5 days after 

completion of activity they 

advertise. 

1 per street frontage, up to 

2 per lot 

6 sq. ft. 6 ft. 10 ft. Not permitted off-premise.  Also see Note 1. No 

REAL ESTATE SIGN (in 

LC, GC, I, MRC, CO, 

LTD districts) 

Until 5 days after 

completion of activity they 

advertise. 

1 per street frontage, up to 

2 per lot 

32 sq. ft. 10 ft. 10 ft. Not permitted off-premise.  Also see Note 1. No 

SIDEWALK SIGN No limit 1 per street frontage, up to 

2 per lot 

See "Other 

Requirements" 

See "Other 

Requirements" 

Not applicable Shall not be more than 24" wide and 48" high if placed next to curb; if placed 

next to buildings having obstructions such as steps, shall not be more than 42" 

wide and 72" high.  Distance between sidewalk signs shall be at least 15'.  

Minimum of 4' of unobstructed walkway shall be maintained. 

No 

SPECIAL EVENT SIGN If event has specific date, 

from 21 days before event 

to 5 days after event. See 

also "Other Requirements". 

1 per lot per event 16 sq. ft. 6 ft. 10 ft. An on-premise auction sign advertising the auctioning of real estate only may be 

displayed more than 21 days in advance of the auction if it follows all real estate 

sign standards. Off-premise special event signs are allowed only in GC, MRC & I 

districts.  Also see Note 1. 

No 

Notes: 

1 - Signs which are not removed within the time limits may be removed and impounded by the municipality, and the municipality may recover a fee equal to the cost of removal and storage.  

2 - Signs which are not removed within the time limits may be removed and discarded by the municipality, and the municipality may recover a fee equal to the cost of removal, storage, and disposal. 
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Section 316 Roadway Classifications 

 

 For the purposes of this Ordinance, the Township's roads shall be classified in the following categories: 

 

Arterial Roads Collector Roads Local Roads 

  PA 462 (Columbia Avenue) 

  PA 741 (Millersville Road) 

  PA 999 (Blue Rock Road - Millersville     

Borough Line west to South Donnerville 

Road) 

 

  PA 441 (Water Street) 

  PA 999 (Penn Street/Blue Rock Road –

South Donnerville Road west to PA 441) 

  SR3017 (Central Manor Road) 

  SR3017 (Safe Harbor  Road from Letort 

Road to River Road) 

  SR 3030 (River Road - from PA999 to 

Conestoga Township Line) 

  SR3031 (Donnerville Road - from 

Columbia Avenue to Letort Road) 

  SR3032 (Letort Road - from Millersville 

Borough Line to River Road) 

  SR3032 (South Duke Street/Slackwater 

Road - from Millersville Borough Line to 

Conestoga Township Line) 

  T-408 (South Centerville Road) 

  T-408 (North Duke Street - from PA999 to 

Millersville Borough Line)  

  T-418 (Stonemill Road) 

  T-595 (Charlestown Road - from PA 741 to 

Donnerville Road) 

  T-764 (Crossland Pass) 

 

  All roads not listed as 

arterials or collectors  

 

 

 

Section 317 Cluster Development  (Vested Protection) 

 

 In order to vest the future implementation of large cluster development proposals that may take more than five 

(5) years to build-out, the following procedures are provided.  If used, these procedures shall specifically 

protect the future development rights of any approved cluster development proposal involving one hundred 

(100) or more dwelling units from any subsequent amendments to the Zoning Ordinance or Map for a period 

of up to ten (10) years from the date of Concept Plan approval, as described below. 

 

 317.1. Concept Plan - Prior to, or coincidental with, the approval of a special exception for a cluster 

development under Sections 415, 416, or 417 of this Ordinance, an applicant may submit a 

concept plan for approval by the Township.  The Zoning Hearing Board shall approve 

concept plans after review by the Township Planning Commission.  The Township Planning 

Commission shall provide its recommendation to the Zoning Hearing Board within thirty 

(30) days after receipt of the submission of the concept plan application; should the 

Township Planning Commission fail to make such recommendations within this time frame, 

the Zoning Hearing Board may render its decision without receipt of the Planning 

Commission's recommendations.  Such concept plan shall be submitted by the applicant and 

shall include a textual and/or graphic description of the following items: 
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   1. The location, boundaries, dimensions, acreage, and ownership of the land to be 

included within the proposed use; 

 

   2. The zoning and existing use of properties adjoining the site; 

 

   3. The name, location, centerline and present right-of-way width of all abutting streets; 

 

   4. Physical characteristics of the site including slopes exceeding fifteen percent (15%), 

areas within the Floodplain Zone as described in Section 211.2. of this Ordinance, 

wetlands, historic and/or archaeological sites, endangered or threatened species 

habitats, and significant stands of mature trees; 

 

   5. A description of the types, mixture and densities of proposed dwellings along with a 

schematic drawing showing their general locations; 

 

   6. A description and schematic drawing showing the various phases of the cluster 

development including an anticipated build-out schedule, a general description of the 

public improvements that would be tied to each phase, and a calculation of proposed 

versus permitted densities for each phase; 

 

   7. The existing and proposed road network contained on the site including major points 

of access, intersections, and a general description of any traffic improvements 

proposed to accommodate the cluster development; 

 

   8. Any public improvements that are proposed to serve more than one phase of the 

cluster development including, but not limited to, storm water management devices, 

common open spaces, dedicated parklands and park improvements, pedestrian or bike 

paths, utility rights-of-way or easements, etc.; 

 

   9. Certified statement by qualified design professionals that the basic design of the 

concept plan incorporates the following: 

 

     A.. Acknowledgment and minimal disturbance of important natural and cultural 

resources as listed in subsection d.; 

     B. Proposed types and densities of residential uses that comply with this 

Ordinance; and, 

     C. A basic design that is well integrated, functional, efficient and attractive. 

 

 317.2. Specific Phase Plan - As part of the review of any special exception application for a cluster 

development for which a concept plan has been approved, a specific phase plan shall be 

submitted by the applicant for approval by the Township.  Such specific phase plan shall 

include: 

 

   1. Any information necessary to demonstrate compliance with all applicable regulations 

contained within the Zoning Ordinance as it exists or existed on the approval date of 

the concept plan; and, 

 

   2. A textual and graphic description of how the proposed use complies with the concept 

plan approved for the cluster development. 
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   Should the Township determine that a specific phase plan fails to comply with any 

applicable provisions of this Ordinance or the approved Master Plan, the Zoning Hearing 

Board may: 

 

   • Deny the special exception; 

 

   • Approve the special exception and attach conditions that would, if implemented, bring 

the specific phase plan into compliance with approved concept plan and zoning 

regulations that were in effect at that time or, 

 

   • Approve the special exception and amend the concept plan if both the specific phase 

plan and the concept plan comply with all current applicable zoning provisions. 

 

 

Section 318 Flag Lots 
 

318.1.  Within all Zones, the use of flag lots is permitted by right, subject to the following 

standards: 

 

318.2.  For the purposes of this section, a flag lot shall be described as containing two parts: (1) 

The "flag" shall include that portion of the lot that is the location of the principal and 

accessory buildings; and (2) The "pole" shall be considered that portion of the site that is 

used for vehicular access between the site and its adjoining road. 

 

 

 

 
 

 

 

 318.3.   Requirements for the Flag: 

 

   1.  The minimum lot area and lot width requirements of the Township Zoning 

Ordinance shall be measured exclusively upon the flag. 

 

   2.  For purposes of determining required yards and setbacks, the following shall 

apply: 
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    A. Front yard - The area between the principal structure and that lot line of 

the flag which is most parallel to the street providing vehicular access to 

the site. Additionally, all areas of the pole shall be considered to be 

within the front yard. 

 

    B. Rear yard - The area between the principal structure and that lot line of 

the flag that is directly opposite the front yard, as described above. 

 

    C. Side yards - The area between the principal structure and that one (1) 

outermost lot line which forms the flag and pole, plus the area on the 

opposite side of the principal structure. (See the preceding Flag-Lot 

Diagram for a graphic depiction of the yard locations.) 

 

 318.4.  The flag lot shall contain adequate driveway dimension for vehicular backup so that 

ingress to, and egress from the lot is in the forward direction. 

 

 318.5.  Requirements for the Pole: 

 

   1. The pole shall maintain a minimum width of twenty-five (25) feet. 

 

   2. The pole shall not exceed six hundred (600) feet in length, unless additional 

length is needed to (1) avoid the disturbance of productive farmlands or some 

other significant natural or cultural feature, or (2) avoid disruption of efficient 

agricultural operations. 

 

   3. No part of the pole shall be used for any portion of an on-lot sewage disposal 

system, nor any other improvement except a driveway and other permitted 

improvements, such as landscaping, fencing, utility connections to off-site 

facilities, mailboxes, and signs. 

 

   4. The cartway contained within the pole shall be located at least three (3) feet from 

any adjoining property line, and twenty (20) feet from any existing structures on 

the site or any adjoining property. 

 

   5. No pole shall be located within two hundred (200) feet of another on the same 

side of the street, unless an adjoining pole utilizes a joint-use driveway.  

 

 318.6.  Joint-Use Driveways: 

 

   1. When one or more flag lots are proposed, such lots may rely upon a joint-use 

driveway for vehicular access. 

 

   2. A joint-use driveway must serve at least one flag lot, but may also serve 

conventional lots, up to a maximum of four (4) total lots. 

 

   3. All joint-use driveways shall have a minimum cartway width of sixteen (16) feet. 

 

   4. A cross access easement agreement, in a form acceptable to the Township, that 

ensures common use of, access to, and maintenance of, the joint-use driveway 

shall be recorded.  
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 Article 4 

 
 Specific  Criteria 

 

 

Section 401 Specific Standards for Special Exceptions, Conditional 

Uses and Other Selected Uses 
 

401.1 It is the intent of this Article to provide special controls and regulations for particular uses that may be 

permitted by right, or by special exception, or by conditional use within the various Zones established 

in This Ordinance.  

 

401.2 For uses permitted by right, these standards must be satisfied prior to approval of any application for a 

zoning permit by the Zoning Officer. All uses must comply with the standards expressed within the 

underlying zone and all other applicable sections of this Ordinance, unless those standards within this 

Article differ; in such case, the specific standards listed within this Article shall apply. The applicant 

shall be required to demonstrate compliance with these standards and must furnish whatever evidence 

is necessary to demonstrate such compliance.   

 

401.3 For uses permitted by special exception, in addition to the general criteria listed in Section 605.3.2., 

this Article sets forth standards that shall be applied to each respective special exception. These 

standards must be satisfied prior to approval of any application for a special exception by the Zoning 

Hearing Board. All uses must comply with the standards expressed within the underlying zone, unless 

those standards expressed for the special exception within this Article differ; in such case, the specific 

special exception standards shall apply. The applicant shall be required to demonstrate compliance 

with these standards and must furnish whatever evidence is necessary to demonstrate such 

compliance.   

 

401.4 For uses permitted by conditional use, in addition to the general criteria listed in Section 705.2., this 

Article sets forth standards that shall be applied to each respective conditional use. These standards 

must be satisfied prior to approval of any application for a conditional use by the Board of 

Supervisors. All uses must comply with the standards expressed within the underlying zone, unless 

those standards expressed for the conditional use within this Article differ; in such case, the specific 

conditional use standards shall apply. The applicant shall be required to demonstrate compliance with 

these standards and must furnish whatever evidence is necessary to demonstrate such compliance.  

 

401.5. For the purposes of this Article 4, any required setbacks imposed upon any use, building and/or 

structure, shall be measured from the boundary line of the site for which the proposed use, building 

and/or structure is requested, regardless of whether or not this line corresponds to a property line 

or a lease line. 

 

 

Section 402 Adult-Related Facilities 

 

 402.1. Within the (GC) Zone, adult-related facilities are permitted by special exception, subject to 

the following criteria: 
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 402.2. An adult-related facility shall not be permitted to be located within one thousand feet 

(1,000') of any other adult related facility; 

 

 402.3. No adult-related facility shall be located within five hundred feet (500') of any residentially 

zoned land; 

 

 402.4. No establishment shall be located within one thousand feet (1,000') of any parcel of land that 

contains any one or more of the following specified land uses: 

 

   1. Amusement park; 

   2. Camp (for minors' activity); 

   3. Child care facility; 

   4. Church or other similar religious facility; 

   5. Community center; 

   6. Museum; 

   7. Park; 

   8. Playground; 

   9. School; or 

   10. Other lands where minors congregate. 

 

 402.5. The distance between any two adult related facilities shall be measured in a straight line, 

without regard to intervening structures, from the closest point on the exterior parcel line of 

each establishment.  The distance between any adult related facilities and any Zone and/or 

land use specified above shall be measured in a straight line, without regard to intervening 

structures, from the closest point on the exterior parcel line of the adult related facility to the 

closest point on the property line of said land use; 

 

 402.6. No materials, merchandise, or film offered for sale, rent, lease, loan or for view upon the 

premises shall be exhibited or displayed outside of a building or structure; 

 

 402.7. Any building or structure used and occupied as an adult-related facility shall be windowless, 

or have an opaque covering over all windows or doors of any area in which materials, 

merchandise, or film are exhibited or displayed and no sale materials, merchandise or film 

shall be visible from outside of the building or structure; 

 

 402.8. No sign shall be erected upon the premises depicting or giving a visual representation of the 

type of materials, merchandise or film offered therein; 

 

 402.9. Each entrance to the premises shall be posted with a notice specifying that persons under the 

age of seventeen (17) years are not permitted to enter therein and warning all other persons 

that they may be offended upon entry; 

 

 402.10. No adult-related facility may change to another adult-related facility, except upon approval 

of an additional conditional use; 

 

 402.11. The use shall not create an enticement for minors because of its proximity to nearby uses 

where minors may congregate; 

 

 402.12. No unlawful sexual activity or conduct shall be permitted; and, 

 

 402.13. No more than one adult-related facility may be located within one building or shopping 

center. 
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Section 403 Airports/Heliports 

 

 403.1. Within the (R) Zone, airports/heliports are permitted by conditional use, subject to the 

following criteria: 

 

 403.2. Minimum Lot Area - Thirty (30) acres; 

 

 403.3. All facilities shall be designed and operated in strict compliance with all applicable State and 

Federal laws and regulations; 

 

 403.4. The applicant shall furnish evidence of the obtainment of a license from the Pennsylvania 

Department of Transportation Bureau of Aviation prior to the approval of the conditional 

use application; and, 

 

 403.5. No part of the take-off/landing strip and/or pad shall be located nearer than five hundred feet 

(500') from any property line. 

 

 

Section 404 Amusement Arcades 

 

 404.1. Within the (GC) Zone, amusement arcades are permitted by special exception, subject to the 

following criteria: 

 

 404.2. All activities shall take place within a wholly-enclosed building; 

 

 404.3. The applicant must furnish evidence as to how the use will be controlled so as not to consti-

tute a nuisance due to noise or loitering outside of the arcade; 

 

 404.4. A minimum of one parking space for each eighty (80) square feet of gross leasable floor area 

shall be provided.  In addition, any accessory uses (e.g., snack bar) shall also require parking 

to be provided in accordance with the schedule listed in Section 312.19. of this Ordinance; 

and, 

 

 404.5. A working plan for the clean-up of litter shall be furnished and implemented by the 

applicant. 

 

 

Section 405 Animal Hospitals, Veterinary Facilities and Kennels 

 

405.1. Within the (R) Zone, animal hospitals, veterinary facilities and kennels are permitted by 

special exception, either as a principal use or as an accessory use to a permitted principal use 

on the same lot, subject to the following criteria: 

 

405.2. The minimum lot area requirement for a kennel shall be two (2) acres. 

 

405.3. Animal boarding buildings that are not wholly enclosed and any outdoor animal pens, stalls, 

or runways shall be located within the rear yard. 
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405.4. Animal boarding buildings that are not wholly enclosed and any outdoor animal pens, stalls 

or runways shall be a minimum of one-hundred (100) feet from all property lines. 

 

405.5. All pasture and outdoor recreation areas shall be fenced to prevent the escape of animals, 

with such fencing having a setback of at least fifty (50) feet from all property lines. 

 

405.6. All animal wastes shall be regularly removed and disposed from the premises. 

 

405.7. The owner/operator of the kennel shall be responsible to exercise suitable control over the 

animals and shall not allow a nuisance condition to be created in terms of excessive noise, 

dirt, or odor. 

 

 

Section 406 Automobile Filling Stations  (Including Minor Incidental 
Repair) 

 
 406.1. Within the (LC and GC) Zones, automobile filling stations, (including minor incidental 

repair) are permitted by special exception, subject to the following criteria: 
 
 406.2. The subject property shall have a minimum width of one-hundred and twenty-five feet 

(125'); 
 
 406.3. The subject property shall front on an arterial or collector road as defined on the Official 

Zoning Map; 
 
 406.4. The subject property shall be set back at least three hundred feet (300') from any lot 

containing a school, day-care facility, playground, library, hospital or nursing, rest or 
retirement home; 

 
 406.5. The outdoor storage of motor vehicles (whether capable of movement or not) for more than 

thirty (30) days is prohibited; 
 
 406.6. All structures (including gasoline pump islands but not permitted signs) shall be set back at 

least thirty feet (30') from any street right-of-way line; 
 
 406.7. No outdoor storage of automobile parts (new or used) shall be permitted.  No discarded 

automobile parts shall remain on the site for more than thirty (30) days from when they are 

removed from the vehicle; 

 
 406.8. Access driveways shall be a minimum of thirty feet (30') wide and separated by seventy-five 

feet (75') from one another if located along the same frontage as measured from edge to 

edge; 

 
 406.9. All ventilation equipment associated with fuel storage tanks shall be set back one hundred 

feet (100') and oriented away from any adjoining residentially-zoned properties; and, 

 

 406.10. Within the LC Zone, the subject property must be set back a minimum of five hundred feet 
(500') from any existing automobile filling station, and no more than two (2) service bays 
shall be permitted. 
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Section 407 Automobile, Boat, Trailer, Truck, Farm Machinery, and 
Mobile Home Service and Repair Facilities, Including 
But Not Limited to Auto Mechanics, Drive-Thru 
Lubrication Services and Tires, Auto Paint, Brake, 
Muffler, Transmission, Windshield, Auto Body, Car 
Radio and Upholstery Shops 

 

 407.1. Within the (GC) Zone, automobile service and repair facilities, including, but not limited to, 

auto mechanics, drive-thru lubrication services and tires, auto paint, brake, muffler, 

transmission, windshield, auto body, car radio and upholstery shops are permitted by special 

exception, subject to the following criteria. Within the (V) Zone, automobile service and 

repair facilities shall be permitted by special exception, subject to the following criteria. 

Within the (LC) Zone, limited automobile, truck, trailer, and farm machinery service and 

repair facilities including, but not limited to, auto mechanics, lubrication services and tires, 

brake, muffler, transmission, and car radio shall be permitted by special exception, subject to 
the following criteria: 

 

 407.2. All service and/or repair activities shall be conducted within a wholly enclosed building; 

 

 407.3. All uses involving drive-thru service shall provide sufficient on-site stacking lanes to prevent 

vehicle back-ups on adjoining roads; 

 

 407.4. No outdoor storage of parts, equipment, lubricants, fuel or other materials used or discarded, 

as part of the service or repair operation, shall be permitted; 

 

 407.5. All exterior vehicle storage areas shall be screened from adjoining residentially zoned 

properties and roads; 

 

 407.6. The storage of unlicensed vehicles for more than sixty (60) days is prohibited; 

 

 407.7. Any ventilation equipment outlets associated with the service/repair work area(s) shall not be 

directed towards any adjoining residentially-zoned or used property. Within the (V) Zone, 

such ventilation outlets shall only be directed upwards from the roof; 

 

 407.8. All vehicles shall be repaired and removed from the premises promptly; 

 

 407.9. The demolition or junking of vehicles, trailers, boats and other machinery is prohibited; and, 

 

 407.10. Within the (V) Zone, such operations shall only be conducted as an accessory use to a 

principal residence by an occupant of such residence. 

 

 

Section 408 Bed and Breakfasts 

 

 408.1. Within the (A, R and MRC) Zones, bed and breakfasts are permitted by right and within the 

(V) Zone bed and breakfasts are permitted by special exception. All bed and breakfasts shall 

be subject to the following criteria: 

 

 408.2. For the purposes of this Ordinance, a bed and breakfast shall be defined as a single-family 

detached dwelling, where between one and five rooms are rented to overnight guests on a 

daily basis for periods not exceeding two weeks.  Meals may be offered only to registered 

overnight guests; 
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 408.3. Within the (R) Zone bed and breakfasts may only be established in structures that are or 

have been identified as having historical significance by the Historic Preservation Trust of 

Lancaster County; 

 

 408.4. No modifications to the external appearance of the building (except fire escapes) which 

would alter its residential character shall be permitted; 

 

 408.5. All floors above-grade shall have direct means of escape to ground level; 

 

 408.6. One (1) off-street parking space shall be provided for each room available for rent, in 

addition to those required for the dwelling unit; 

 

 408.7. All parking areas shall be screened from adjoining residentially-zoned properties; and, 

 

 408.8. A bed and breakfast may erect sign(s) in accordance with Section 315 of this Ordinance. 

 

 

Section 409 Funeral Homes 

 

 409.1. Within the (V) Zone, funeral homes are permitted by special exception, subject to the 

following standards: 

 

 409.2. Public sewer facilities shall be utilized; 

 

 409.3. Sufficient off-street parking shall be provided to prevent back-ups onto adjoining roads; the 

applicant shall describe what measure will be used to prevent back-ups (e.g., overflow 

parking, parking attendants, etc.) to prevent such back-ups; 

 

 409.4. All parking areas shall be set back at least five feet (5') from adjoining lot lines, and no 

parking areas shall be permitted within the front yard; and, 

 

 409.5. No direct vehicular access shall be permitted to Water Street from the site. 

 

 

Section 410 Boarding Houses 

 

 410.1. Within the (RM, RM1, RH, RH1 and V) Zones, boarding houses are permitted by special 

exception, subject to the following criteria: 

 

 410.2. The applicant shall furnish evidence that approved systems for sewage disposal and water 

supply shall be used; 

 

 410.3. No modifications to the external appearance of the building (except fire escapes) which 

would alter its residential character shall be permitted; 

 

 410.4. All floors above-grade shall have direct means of escape to ground level; 

 

 410.5. One off-street parking space shall be provided for each room available for rent, in addition 

to those required for the dwelling unit; 

 

 410.6. All parking areas shall be screened from adjoining properties; 

 

 410.7. Meals shall be offered only to registered tenants; and, 
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 410.8. Signs shall comply with Section 315 of this Ordinance. 

 

 

Section 411 Campgrounds 

 

 411.1. Within the (C) Zone, campgrounds are permitted by special exception, subject to the 

following criteria: 

 

 411.2. Setbacks - All campsites shall be located at least fifty feet (50') from any side or rear 

property line and at least one-hundred feet (100') from any street line; 

 

 411.3. In no case shall there be more than 20 campsites per acre within a campground; 

 

 411.4. An internal road system shall be provided.  The pavement width of one-way access drives 

shall be at least fourteen feet (14') and the pavement width of two-way access drives shall be 

at least twenty-four feet (24').  On-drive parallel parking shall not be permitted; 

 

 411.5. All outdoor play areas shall be set back one hundred feet (100') from any property line and 

screened from adjoining residentially zoned properties.  Such outdoor play areas shall be 

used exclusively by registered guests and their visitors; 

 

 411.6. All campgrounds shall furnish centralized completely-enclosed sanitary and garbage 

collection facilities that are leak proof and vector proof that shall be set back a minimum of 

one hundred feet (100') from any property line.  Such facilities shall be screened from 

adjoining residentially zoned properties; 

 

 411.7. Any accessory retail or service commercial uses shall be set back a minimum of one hundred 

feet (100') from any property line.  Such accessory commercial uses shall be solely designed 

and constructed to serve the campground's registered guests and their visitors.  Any parking 

spaces provided for these commercial uses shall have vehicular access from the 

campground's internal road rather than the public street.  All accessory commercial uses and 

related parking shall be screened from adjoining residentially zoned parcels; 

 

 411.8. All campgrounds containing more than one-hundred (100) campsites shall have vehicular 

access to an arterial or collector street as identified on the Official Zoning Map; 

 

 411.9. A campground may construct signs in accordance with Section 315 of this Ordinance; 

 

 411.10. A minimum of twenty percent (20%) of the gross area of the campground shall be devoted to 

active and passive recreational facilities.  Responsibility for maintenance of the recreation 

area shall be with the landowner.  Should the landowner neglect to maintain the recreation 

area, the Board of Supervisors shall then maintain the area and shall assess the landowner for 

any costs incurred; 

 

 411.11. Every campground shall have an office in which shall be the person responsible for 

operation of the campground; 

 

 411.12. All water facilities, sewage disposal systems, rest rooms, solid waste disposal and vector 

control shall be approved and maintained in accordance with the requirements of the 

Pennsylvania Department of Environmental Protection; and, 

 

 411.13. All lighting shall be arranged and shielded so that no glare or direct illumination shall be cast 

upon adjacent properties or public streets. 
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Section 412 Car Washes 

 

 412.1. Within the (GC) Zone, car washes are permitted by special exception, subject to the 

following criteria: 

 

 412.2. Public sewer and water facilities shall be utilized; 

 

 412.3. Each washing bay shall provide a fifty (50) foot long on-site stacking lane; 

 

 412.4. All structures housing washing apparatuses shall be set back twenty feet (20') from any side 

lot line; 

 

 412.5. Trash receptacles shall be provided and routinely emptied to prevent the scattering of litter; 

and, 

 

 412.6. The subject property shall front on an arterial or collector road, as identified on the Official 

Zoning Map. 

 

 

Section 413 Churches and Related Uses 

 

413.1.  Churches and related uses are permitted in the following zones subject to the following 

criteria.  

 

1. Within the R, RL, RL1, RM, RM1, RH, RH1 and MRC Zones,  

 

A. Churches and related uses are permitted by right - up to a maximum building 

area of 20,000 square feet. 

 

B. When located on an arterial or collector road, churches and related uses in 

excess of 20,000 square feet building area are permitted by special exception - 

up to a maximum building area of 70,000 square feet. Public water and sewer 

service is also required. 

 

2. Within the LC, GC and V Zones,  

 

A. Churches and related uses are permitted by right - up to a maximum building 

area of 70,000 square feet. Public water and sewer service is also required. 

 

 413.2. House of Worship: 

 

   1. Minimum lot area - Two (2) acres; 

 

   2. Minimum lot width - Two hundred feet (200'); 

 

   3. Side yard setback - Fifty feet (50') on each side; and, 

 

   4. All off-street parking areas shall be set back at least twenty-five feet (25') from the 

street right-of-way line; 

 

 413.3. Church-Related Residences (Rectories and Convents): 

 

   1. All residential uses shall be accessory, and located upon the same lot or directly 

adjacent to a lot containing a house of worship; and, 
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            Illustration 24- Street Section for Main Street / Village Center Street. 

 

 

 

 

 

 
 

Illustration 25- Street Section for Residential Street - Type A. 

 

 

 

 

 

 
 

Illustration 26- Street Section for Residential Street - Type B. 
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Illustration 27- Street Section for Residential Street- Type C. 

* On street parking yield condition 

 

 

 

 
 

Illustration 28- Street Section for an Alley. 

 

 

458.13  Residential Development within a Planned Neighborhood 

Development 
  

1.  The maximum allowable gross density of the PRD shall not exceed 5.5 units per gross 

acre.  

  

2.  A range of village dwelling types shall be provided in the development. The number of 

single family detached dwellings, including both large lot and small lot types, shall range 

from a minimum of thirty percent (30%) to a maximum of ninety percent (90%). Of the 

remaining number of dwellings other than single family detached dwellings, no more than 

fifty percent (50%) shall be the same type of dwelling unit (e.g. semi-attached, duplexes, 

townhouses, apartments or accessory dwellings).  

 

3. Residential net density shall generally decrease from the community green towards the 

periphery of the development. A mix of dwelling unit types shall be distributed 

throughout the development. The segregation of different dwelling unit types is 

discouraged and different types of dwelling units may be mixed in any distribution within 

any single block if desired. Refer to Illustration 29.  
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Illustration 29- Residential density should generally decrease 

 from the community green towards the periphery of the neighborhoods. 

 

 

4.  Buildings containing dwelling units shall be designed to vary in appearance. 

Building designs shall vary in terms of footprint, architectural elevations, fenestration, 

type of roof, height, front entrance and porch locations. Colors, materials and 

architectural details should be limited in number, compatible, and used repeatedly 

throughout the neighborhood. 

 

5.  Accessory dwellings includes apartments integrally attached to single family detached 

dwellings, or detached accessory dwellings, such as carriage houses or agricultural-type 

outbuildings, located on the same lot as single family detached dwellings. Accessory 

dwellings shall be limited to areas specifically designated for such use accessory 

dwellings shall not affect overall density determination. There shall not be more than one 

(1) accessory dwelling located on a lot in addition to the single family detached dwelling.  

 

6.  Apartment dwellings located on upper floors above commercial uses shall be limited to 

areas designated for such use. For the purposes of calculating residential density each 

such apartment dwelling shall count as one-half (0.5) dwelling unit. Refer to Illustration 

30. 

 

 
 

 

Illustration 30- Apartment dwellings may be located 

 on the upper floors of mixed-use buildings above commercial uses. 

 



Article 4 Zoning Ordinance 

  

 

 

_________________________________________________________________________________________________________ 

208 Manor Township Zoning Ordinance (Amended through December 1, 2008) 

458.14 Commercial Development within a Planned Neighborhood 

Development  
 

 

1. The commercial density of a PRD shall range from a minimum of 25 square feet of 

commercial floor area per residential dwelling unit to a maximum of 150 square feet of 

commercial floor area per dwelling unit.  The commercial component of a PRD shall be 

mandatory unless waived by the Manor Township Supervisors.  Refer to Illustration 31. 

 

 
Illustration 31- The greatest concentration of commercial development in a neighborhood  

should be around a community green and/or within a Main Street commercial area. 

 

 

2. The commercial component shall consist of a minimum of commercial uses primarily 

oriented to serve both the residents of the development and residents of the immediately 

surrounding community.  The remaining commercial uses may consist of any permitted 

commercial uses, including other types of retail and service uses.  

 

3. Commercial uses may be contained in multistory, mixed-use structures with commercial 

uses on the ground level and apartment dwellings on the upper levels. Such buildings 

contained within any neighborhood shall vary in terms of footprint and architectural 

elevations. Storefront commercial buildings shall be designed to coordinate with the scale 

and character of the streetscape upon which it fronts. Contemporary commercial 

structures shall be detached and visually separated from the village streetscape. 

 

4.  Restaurant uses shall be permitted to operate outdoor cafes on sidewalks, including areas 

within the public right-of-way, and in courtyards, provided pedestrian circulation or 

access to store entrances shall not be impaired. Refer to Illustrations 32 and 33. The 

following standards and guidelines are applicable:  

 

A. To allow for pedestrian circulation, a minimum of 5 feet of sidewalk along the 

curb and leading to the entrance to the establishment shall be maintained free of 

tables or other encumbrances. 

 

B. Planters, posts with ropes or other removable enclosures are encouraged and 

shall be used as a way of defining the area occupied by the cafe.  

 

C. Extended awnings, canopies or large umbrellas shall be permitted and located to 

provide shade. Colors shall complement building colors.  
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D. Outdoor cafes shall be required to provide additional outdoor trash receptacles.  

 

E. Tables, chairs, planters, trash receptacles and other elements of street furniture 

shall be compatible with the architectural character of the building where the 

establishment is located. 

 

 
 

 

Illustration 32- Restaurants may have outdoor cafes on sidewalks or in courtyards. 

 

 

 
 

Illustration 33- Commercial uses may have sidewalk displays of retail merchandise. 

 

 

5. For Storefront commercial uses on street parking shall be provided as a supplement to 

off-street parking facilities to serve customers of Storefront commercial uses. The 

minimum requirement for on-street parking shall be one (1) curbside space for each 2,000 

square feet of gross floor area of Storefront commercial uses. Where the minimum on-

street parking requirement can not be completely complied with, the deficient number of 

spaces shall be provided in off-street parking lots. Commercial on-street parking shall be 

provided as curbside parallel or angle parking located along both sides of the streets on 

all blocks upon which commercial uses front. Contemporary Commercial uses shall 

provide off-street parking and loading in accordance with the off-street parking provisions 

of Sections 312 and 313 of this Ordinance. 

 

6.  Parking for all dwelling units shall be prohibited in front yard setback areas. With the 

exception of single family detached dwellings, single family semidetached dwellings and 

duplexes, driveways shall be prohibited in any front yard area. For other dwelling types 

driveway access shall be provided from lanes. 
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7.  Parking Lot Landscaping, Buffering and Screening. 

 

A. Parking lot layout, landscaping, buffering and screening shall prevent direct 

views of parked vehicles from streets and sidewalks, avoid spillover light, glare 

onto adjacent properties. 

 

B. The interior of all parking lots shall be landscaped to provide shade and visual 

relief. Parking lots with ten (10) spaces or less may not require interior 

landscaping if the applicant demonstrates to the Manor Township Supervisors 

that there is adequate perimeter landscaping. 

 

C.  Parking lot layout shall take into consideration pedestrian circulation -- 

pedestrian crosswalks shall be provided, where necessary and appropriate. 

 

458.15 Area and Bulk Guidelines 
 

The following Area and Bulk Guidelines are intended to establish a basis for evaluation and 

approval of site specific standards as proposed by the applicant. The applicant shall provide an 

equally complete set of guidelines that relate to the proposed PRD. When approved by the 

Township Supervisors, these dimensions will become the applicable standards for the project. 

 

1. Bulk Standards for Accessory Dwellings- An accessory dwelling located on the same lot 

as a large lot single family detached dwelling, whether attached or detached to same, shall 

additionally comply with the bulk standards as specified above without modification, 

except that a detached accessory dwelling shall be limited to a maximum building height 

of thirty-five (35) feet. 

 

2. Additional Standards for Accessory Dwellings- An accessory dwelling located on the 

same lot as a small lot single family detached dwelling, whether attached or detached to 

same, shall additionally comply with the standards as specified above without 

modification, except that a detached accessory dwelling shall be limited to a maximum 

building height of twenty-five (25) feet. 

 

3. Where buildings are aligned front to front, rear to rear or obliquely whether or not 

separated by property lines, the applicant shall propose, for approval by the Supervisors, 

standards which are consistent with the intended character of the neighborhood and 

demonstrate adequate provision for maintenance and the health safety and welfare of the 

Township and occupants of the community. 
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    Single 

Family- 

Detached 

Dwellings 

Single 

Family Semi- 

Detached 

Dwellings 

Duplex 

Dwellings 
Townhouse 

Dwellings 
Apartment 

Dwellings 
Commercial 

Uses And 

Mixed- 

Use 

Buildings 
Min Lot 

Area 
. 4,000 1,800 1,800 1,800 None 

required 
None 

required 
Min Lot 

Width 
 40 18 18 18 None 

required 
None 

required 
Min Lot 

Depth 
 100 100 100 100 None 

required 
None 

required 
Min Ft. Yd.  See note 3 

 
See note 3 

 
See note 3 

 
See note 3  See note 3  See note 3 

 
Max. 

Building 

Height 

 35’ 35’ 35’ 35’ 65’  65’ 

 ’       

        
Accessory 

Dwellings 
 See notes 

1&2  
See notes 

1&2 
See notes 

1&2 
See notes 

1&2  
See notes 

1&2 
See notes 

1&2  

        

        
Building 

separation 
 See note 3 

 
See  note 3  

 
See note 3 

 
See note 3  See note 3 

 
See note 3  

 

 

 

458.16 Required Loading and Service Areas 
 

1. When required, loading docks, solid waste facilities, recycling facilities and other service 

areas shall be adequately separated and/or screened from the public R.O.W. And adjacent 

properties. 

 

2. Screening and landscaping shall prevent direct views of the loading areas and their 

driveways from adjacent properties or from the public right-of-way. Screening and 

landscaping shall also prevent spillover glare, noise or. Screening and buffering shall be 

achieved through walls, fences and landscaping and shall be visually impervious. 

Recesses in the building, architectural design or depressed access ramps may also be 

used.  

 

458.17 Flood Plain Control 
 

All flood plain areas shall comply with "The requirements of the Flood Plain Zone (FP) Section 

211 of the Manor Township Zoning Ordinance.” Flood plain areas may be utilized in meeting open 

space requirements and for the computation of maximum allowed density based on gross acreage.  

 

458.18 Signs 
 

All signs located within a PRD shall comply with the Sign Regulations as delineated by the Manor 

Township Zoning Ordinance Section 315 or as approved as part of the Tentative Plan approval 

process.   
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458.19 Landscaping 
 

1.  Landscaping shall be required in accordance with a Master landscape plan. All areas of a 

site not occupied by buildings, parking lots, other improvements or textured paving shall 

be planted with trees, shrubs, hedges, ground covers and/or grasses, unless such area 

consists of existing vegetation to be retained. 

 

2.  Landscaping plans shall be prepared by a Registered Landscape Architect. 

 

458.20 Shade Trees 
 

1.  Shade trees shall be provided along streets, public or private, in accordance with the 

overall Landscape plan. 

 

458.21 Lighting 
 

1.  Streets and sites shall provide adequate lighting, while minimizing adverse impacts, such 

as glare and overhead sky glow, on adjacent properties and the public right-of-way. 

 

458.22 Street Furniture 
 

1. Elements of street furniture, such as benches, waste containers, planters, phone booths, 

bus shelters, bicycle racks and bollards should be carefully selected to ensure 

compatibility with the architecture of surrounding buildings, the character of the area and 

with other elements of street furniture.  Selection and location of the various elements of 

street furniture shall be indicated on the Master landscape plan. 

 

458.23  Architectural Design Standards and Guidelines 
 

1. Buildings shall generally relate in scale and design features to indigenous regional 

architecture. An applicant for tentative approval shall prepare an architectural design 

guide that will describe the key elements of style and design that will be employed as 

parameters for subsequent design of structures and architectural features throughout the 

life of the project.  

 

 

Section 459 Lawn Care Business 
 

 459.1.  Within the (R) Zone, lawn care businesses are permitted by special exception, but only as an 

accessory use to a residential use on the same lot, subject to the following criteria: 

 
459.2. Minimum lot areas shall be two (2) acres with the maximum lot area devoted to the lawn 

care business use being limited to ten percent (10%) of the total lot area. 
 
459.3. Structures to be used in the business shall be located at least fifty (50) feet from all property 

lines. 
 
459.4.  The maximum lot coverage shall be not greater than twenty (20) percent. 
 
459.5.  The primary economic activity of the subject tract shall be residential. 
 
459.6.  The full-time resident of the property shall conduct the occupation. 
 
459.7. No more than two (2) non-family members shall be employed in the business. 
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459.8. No commercial vehicles used in the business shall be permitted to be parked in any of the 
required yards. 

 
459.9. There shall be no outdoor storage of materials and equipment used in the business. 
 
459.10. The applicant shall demonstrate that the proposed business provides for the safe and efficient 

movement of traffic by addressing anticipated changes in vehicular movements. 
 
459.11. Screening and/or landscaping as may be determined by the Zoning Hearing Board shall be 

provided. 
 
459.12. All driveways, parking areas, and loading zones shall be surface and maintained in a manner 

prescribed by the Zoning Hearing Board.  Adequate parking and loading areas shall be 
provided and shall not be permitted on or along any public road. 

 
459.13. The owner and/or occupant of the business shall not allow a nuisance condition to be created 

in terms of excessive noise, dirt, or odor.  Additionally, the business shall be conducted in a 
manner that does not allow the accumulation of trash and debris.  

 
459.14. The applicant shall acknowledge as part of the special exception application that additional 

Township, County, Commonwealth, and Federal requirements may exist, and that it is his 
responsibility to comply with any additional requirements. 

 

 

Section 460 Agricultural Support Businesses 
 

 460.1. Within the (A) Zone, agricultural support businesses are permitted by special exception, 

subject to the following criteria: 

 

460.2. The subject tract shall front on and gain access from either an arterial or collector road as 

identified in the zoning ordinance, or a street in a proposed subdivision or land development 

plan which conforms to prevailing arterial or collector street design and improvement 

requirements. 

 

460.3. The use shall be of appropriate size and design so that vehicular and pedestrian traffic to and 

from the use will not create undue congestion or hazards within the general neighborhood.   

 

460.4. Any commercial structure in excess of thirty-five (35) feet shall be set back from all property 

lines a distance equal to the height of the structure. 

 

460.5. All driveways, parking areas, and loading zones shall be surfaced and maintained in a 

manner prescribed by the Zoning Hearing Board.  Adequate parking and loading areas shall 

be provided and shall not be permitted on or along any public road. 

 

460.6. All proposed entrances and exits to the agricultural support business shall be designed and 

improved in a manner which does not allow mud or gravel to be deposited or accumulate on 

or along abutting public streets. 

 

460.7. Screening and/or landscaping as may be determined by the Zoning Hearing Board shall be 

provided. 

 

460.8. When determined by the Zoning Hearing Board, suitable buffering shall be provided when 

any structure, access drive, and parking, loading, or unloading areas are located within one 

hundred and fifty (150) feet of adjacent residential structures. 

 

460.9. Any outdoor loudspeaker and lighting systems shall be designed, arranged, and operated to 

prevent a nuisance on adjoining properties. 
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460.10. The application for a special exception shall be accompanied by a working plan for the clean 

up and disposal of litter on the subject property. 

 

 

Section 461 Accessory Apartments 
 

 461.1. Within the (A, R, RL and RL1) Zones, Accessory Apartments are permitted by right, subject 

to the following criteria: 

 

 461.2. The habitable floor area of the accessory apartment shall conform to the minimum habitable 

floor area requirements of Section 307.2. 

 

 461.3. Only one accessory apartment may be permitted within a single-family detached dwelling or 

on a single-family detached lot. 

 

 461.4. The lot area for the principal dwelling shall meet the minimum lot area requirement for the 

applicable district where located. 

   

 461.5. The applicant shall submit a plan and supporting documentation to establish compliance 

with the dimensional requirements of the district in which the lot is located.  

 

 461.6. Utilities: 

 

1. For sewage disposal and water supply and all other utilities, the accessory 

apartment shall be physically connected to those systems serving the principal 

dwelling.  No separate utility systems or connections shall be constructed or used.  

All connections shall meet the applicable utility company standards. 

 

2. If on-site sewer or water systems are to be used, the applicant shall submit evidence 

showing that the total number of occupants in both the principal dwelling and the 

accessory apartment will not exceed the maximum capacities for which the on-lot 

systems were designed, unless those systems are to be expanded, in which case the 

expansion approvals are to be submitted.  Any connection to or addition to an 

existing on-site sewer system shall be subject to the review and approval of the 

sewage enforcement officer. 

 

 461.7. A minimum of two (2) all-weather off-street parking spaces, with unrestricted ingress and 

egress to the street, shall be provided for the accessory apartment, in addition to that required 

for the principal dwelling;  

 

 461.8. Except for an exterior stairway, the exterior architectural character of the principal dwelling 

shall not be altered in a manner that departs from the primary feature of the building as a 

single-family detached dwelling unit.  

   

 461.9. An accessory apartment may only be permitted and may continue in use only as long as the 

occupant(s) is a person(s) related to the occupants of the principal dwelling. The accessory 

apartment shall be discontinued from use within twelve (12) months after it is no longer 

occupied by a qualified person(s). Occupancy of a properly created accessory apartment by 

other than a person(s) who meets the qualifications of this Ordinance shall be permitted only 

in the A and R Zones and then only by a Special Exception granted by the Zoning Hearing 

Board. If approved by the Zoning Hearing Board, such occupancy shall be limited to not 

more than one non-related individual. 
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 Article 5 

 
 Nonconformities 

 

 

 

Section 501 Continuation 

 
 Except as otherwise provided in this section, any use, building, or structure existing at the time of enactment of 

this Ordinance may be continued, although it is not in conformity with the regulations specified by this 
Ordinance.   

 
 

Section 502 Abandonment 

 
 If a nonconforming use of land or of a building or structure ceases or is discontinued for a continuous period 

of two (2) years or more, subsequent use of such building, structure, or land shall be in conformity with the 
provisions of this Ordinance. 

 
 

Section 503 Extension of a Nonconforming Use of Land 

 
 Any lawful nonconforming use of land exclusive of buildings and structures and the use contained therein, 

may be extended upon the lot upon which it existed on September 19, 1990, but such extension shall conform 
to area and lot regulations and to the design standards of this Ordinance.  The extension of a nonconforming 
use on a lot shall be limited to the lot which was in existence on September 19, 1990, or any amendment 

thereto creating the nonconformity. 
 
 

Section 504 Expansion or Alteration 

 
 504.1. Nonconforming Uses - Any nonconforming use may be expanded or altered through the 

obtainment of a special exception and subject to the following criteria, and those contained 
in Section 605.3: 

 
   1. Expansion of the nonconformity shall be confined to the lot on which it was located 

on September 19, 1990, or any amendment thereto creating the nonconformity; 
 
   2. The total of all such expansions or alterations of use shall not exceed an additional 

fifty (50%) percent of the area of those buildings or structures devoted to the 
nonconforming use as they existed on the date on which such buildings or structures 

first became nonconformities.  The applicant shall furnish conclusive evidence as to 
the extend to the nonconformity when it was created; 
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   3. Provision for vehicular access, off-street parking and off-street loading shall be 

consistent with standards required by this Ordinance; 

 

   4. Provision for yards, building height and building area shall be consistent with the 

standards required for permitted uses in the zone in which the nonconformity in 

question is located; 

 

   5. Appearance should be harmonious with surrounding properties; this feature includes 

but is not limited to: landscaping, enclosure of principal and accessory uses, height 

control, sign control, architectural control and maintenance of all improvements and 

open spaces; 

 

   6. Buffers and screens shall be provided as necessary to adequately protect neighboring 

properties.  This includes but is not limited to fences, walls, plantings and open 

spaces; 

 

   7. The expansion of the nonconforming use shall not create new dimensional 

nonconformities or further increase existing dimensional nonconformities; 

 

   8. No expansion of a nonconforming use located outside of a structure existing on 

September 19, 1990 shall be permitted in the Floodplain Zone; and, 

 

   9. Excluding expansion, any modification, alteration, repair, reconstruction or 

improvement of any kind to a nonconforming use located in the Floodplain Zone shall 

be permitted when either elevated above the base flood elevation or floodproofed.  In 

no case, shall any modification, alteration, repair, reconstruction or improvement 

cause unacceptable increases in flood height, velocities or frequencies. 

 

 504.2. Nonconforming Structures - Any nonconforming structure may be expanded or altered 
through the obtainment of a special exception and subject to the following criteria, and those 
contained in Section 605.3: 

 
   1. Expansion of the nonconformity shall be confined to the lot on which it was located 

on September 19, 1990, or any amendment thereto creating the nonconformity; 
 
   2. The expansion of the buildings or structures shall not create new dimensional 

nonconformities or further increase existing dimensional nonconformities; 
 
   3. The total of all such expansions or alterations of use shall not exceed an additional 

fifty (50%) percent of the area of those buildings or structures as they existed on the 
date on which such buildings or structures first became nonconformities.  The 
applicant shall furnish conclusive evidence as to the extend to the nonconformity 

when it was created; 
 

   4. No expansion of a nonconforming structure existing on September 19, 1990 shall be 
permitted in the Floodplain Zone; and, 

 
   5. Excluding expansion, any modification, alteration, repair, reconstruction or 

improvement of any kind to a nonconforming structure located in the Floodplain 

Zone shall be permitted when either elevated above the base flood elevation or 
floodproofed.  In no case, shall any modification, alteration, repair, reconstruction or 

improvement cause unacceptable increases in flood height, velocities or frequencies. 
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Section 505 Substitution or Replacement 

 

 Any nonconforming use may be replaced or substituted by another nonconforming use by special exception, if 

the Zoning Hearing Board determines that the proposed use is at least equally compatible with the surrounding 

area, than the original nonconforming use.  In addition, the proposed nonconforming use shall not increase any 

dimensional nonconformities.  The Zoning Hearing Board may attach reasonable conditions to the special 

exception to keep the use compatible within its surroundings. 

 

 

Section 506 Restoration 

 

 Any lawful nonconforming building or other structure which has been involuntarily damaged or destroyed by 

fire, explosion, windstorm, or other similar active cause may be reconstructed in the same location, provided 

that: 

 

 506.1. Any lawful nonconforming building or other structure which has been involuntarily damaged 

or destroyed by fire, explosion, windstorm, or other similar active cause may be 

reconstructed in the same location, provided that: 

 

   1. The reconstructed building or structure shall not exceed the height, area, or volume 

of the damaged or destroyed building or structure and such reconstructed building 

or structure shall not increase any dimensional nonconformities; 

 

  2. Reconstruction shall begin within one (1) year from the date of damage or 

destruction and shall be carried on without interruption; 

 

  3. Any lawful nonconforming accessory building may be reconstructed in the same 

location, provided that: 

 

    A. The reconstructed accessory building shall not exceed the height, area or 

volume of the prior lawful nonconforming accessory building and such 

reconstructed accessory building shall not increase any dimensional 

nonconformities; and, 

 

  B. The accessory building must be reconstructed within sixty (60) days from 

the date the prior accessory building is removed. 

 

 506.2. Any lawful nonconforming building or other structure which has become deteriorated or 

dilapidated may be restored provided that the restored building or structure shall not exceed 

the height, area, or volume of the original building or structure and such restored building or 

structure shall not increase any dimensional nonconformities 

 

 

Section 507 Previously Expanded Nonconforming Uses and 

Structures 

 

 It is the express intent and purpose of this Ordinance that if a building, structure, sign or land was expanded or 

extended to the limits of expansion for a nonconforming building, structure, sign or use of land as authorized 

by a prior zoning regulation or Ordinance, no further expansion of said building, structure, sign or land shall 

be authorized.  In the event a nonconforming building, structure, sign or use of land was expanded to a portion 

of the limits of expansion authorized by a prior zoning regulation or Ordinance, additional expansion if 

permitted by this Ordinance, shall only be authorized to the amount of expansion not previously utilized 

pursuant to said prior zoning regulation or ordinance. 
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Section 508 Nonconforming Lots of Record 

 

 In any district in which single-family dwellings are permitted, a single-family dwelling may be erected on any 

lot of record in existence on September 19, 1990, provided that all setback, height and lot coverage 

requirements of the zoning district in which the nonconforming lot is located are met. 

 

 

Section 509 Expansion of Nonconforming Single-Family Detached 

Dwellings 

 

 Any single-family detached dwelling that was legally in existence as of September 19, 1990, may be expanded 

without obtaining a special exception or variance, provided that such expansion does not result in a further 

encroachment into the yard setback requirement or exceed the lot coverage requirement within the zone.  
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 Article 6 

 
 Zoning Hearing Board 

 

 

Section 601 Establishment and Membership 

 
 When used hereafter in this Article, the word “Board” shall mean the Zoning Hearing Board. 
 
 There shall be a Zoning Hearing Board that shall consist of three (3) members who shall be appointed by 

resolution by the Board of Supervisors.  However, the Board of Supervisors may, by resolution, increase the 
size of the Board to five (5) members.  All Board members must be Township residents.  Terms of the office 
shall be three (3) years for three-member Boards and five (5) years for five-member Boards.  If a three-
member Board is changed to a five-member Board, the members of the existing three-member Board shall 
continue in office until their term of office would expire under prior law.  The Board of Supervisors shall 
appoint two additional members to the Board with terms scheduled to expire in accordance with the provisions 
of this section.  The Board shall promptly notify the Board of Supervisors of any vacancies that occur.  
Appointments to fill vacancies shall be only for the unexpired portion of the term.  Members of the Board shall 
hold no other office in the Township.  Any member of the Board may be removed for malfeasance, 
misfeasance, or nonfeasance in office or for other just cause by a majority vote of the Board of Supervisors 
taken after the member has received fifteen (15) days' advance notice of the intent to take such a vote.  A 
hearing shall be held in connection with the vote if the member shall request it in writing. 

 
 The Board of Supervisors may appoint by resolution at least one but no more than three residents of the 

municipality to serve as alternate members of the board.  The term of office of an alternate member shall be 
three years.  When seated pursuant to the provisions of Section 602, an alternate shall be entitled to participate 
in all proceedings and discussions of the board to the same and full extent as provided by law for board 
members, including specifically the right to cast a vote as a voting member during the proceedings, and shall 
have all the powers and duties set forth in this Ordinance and as otherwise provided by law.  Alternates shall 
hold no other office in the municipality, including membership on the planning commission and zoning 

officer.  Any alternate may participate in any proceeding or discussion of the board but shall not be entitled to 

vote as a member of the board nor be compensated pursuant to Section 603, unless designated as a voting 
alternate member pursuant to Section 602 of this Ordinance. 

 

 

Section 602 Organization of Board 

 
 The Board shall elect from its own membership its officers, who shall serve annual terms as such and may 

succeed themselves.  For the conduct of any hearing and the taking of any action, a quorum shall be not less than 

a majority of all members of the Board, but the Board may appoint a hearing officer from its own membership to 

conduct any hearing on its behalf and the parties may waive further action by the Board as provided in Section 
604.  If, by reason of absence or disqualification of a member, a quorum is not reached, the chairman of the 
Board shall designate as many alternate members of the Board to sit on the Board as may be needed to provide a 

quorum.  Any alternate member of the Board shall continue to serve on the Board in all proceedings involving the 

matter or case for which the alternate was initially appointed until the Board has made a final determination of the 
matter or case.  Designation of an alternate pursuant to this section shall be made on a case-by-case basis in 
rotation according to declining seniority among all alternates. The Board may make, alter, and rescind rules and 
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forms for its procedure, consistent with Ordinances of the Township and laws of the Commonwealth.  The Board 

shall keep full public records of its business, which records shall be the property of the Township, and shall 

submit a report of its activities to the Board of Supervisors upon request. 

 

 

Section 603 Expenditures for Services 

 

 Within the limits of funds appropriated by the Board of Supervisors, the Board may employ or contract for 

secretaries, clerks, legal counsel, consultants and other technical and clerical services.  Members of the Board 

may receive compensation for the performance of their duties, as may be fixed by the Board of Supervisors.  

Alternate members of the Board may receive compensation, as may be fixed by the Board of Supervisors, for 

the performance of their duties when designated as alternate members pursuant to Section 602, but in no case 

shall such compensation exceed the rate of compensation authorized to be paid to the members by the Board 

of Supervisors. 

 

 

Section 604 Hearings 

 
 604.1. The Board shall conduct hearings and make decisions in accordance with the following 

requirements: 
 
   1. Public notice shall be given to the applicant, the zoning officer, such other persons as 

the Township Board of Supervisors shall designate by Ordinance and to any person 
who has made timely request for the same.  Written notices shall be given at such 
time and in such manner as shall be prescribed by Ordinance or, in the absence of 
Ordinance provision, by rules of the Board.  In addition to the written notice provided 
herein, written notice of said hearing shall be conspicuously posted on the affected 
tract of land at least one week prior to the hearing; 

 
   2. The Board of Supervisors may prescribe reasonable fees with respect to hearings 

before the Zoning Hearing Board.  Fees for said hearings may include compensation 
for the secretary and members of the Zoning Hearing Board, notice and advertising 
costs and necessary administrative overhead connected with the hearing.  The costs, 
however, shall not include legal expenses of the Zoning Hearing Board, expenses for 
engineering, architectural or other technical consultants or expert witness costs; and, 

 
   3. The hearing shall be held within sixty (60) days from the date of the applicant's 

request, unless the applicant has agreed in writing to an extension of time; 

 
 604.2. The hearings shall be conducted by the Board or the Board may appoint any member as a 

hearing officer.  The decision, or, where no decision is called for, the findings shall be made 

by the Board however, the appellant or the applicant, as the case may be, in addition to the 

municipality, may, prior to the decision of the hearing, waive decision or findings by the 
Board and accept the decision or findings of the hearing officer as final; 

 

 604.3. The parties to the hearing shall be the Township, any person affected by the application who 

has made timely appearance of record before the Board, and any other person including 
civic or community organizations permitted to appear by the Board.  The Board shall have 
power to require that all persons who wish to be considered parties enter appearances in 

writing on forms provided by the Board for that purpose; 

 
 604.4. The chairman or acting chairman of the Board or the hearing officer presiding shall have 

power to administer oaths and issue subpoenas to compel the attendance of witnesses and the 

production of relevant documents and papers, including witnesses and documents requested 

by the parties; 
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 604.5. The parties shall have the right to be represented by counsel and shall be afforded the 

opportunity to respond and present evidence and argument and cross-examine adverse 

witnesses on all relevant issues; 

 

 604.6. Formal rules of evidence shall not apply, but irrelevant, immaterial, or unduly repetitious 

evidence may be excluded; 

 

 604.7. The Board or the hearing officer, as the case may be, shall keep a stenographic record of the 

proceedings.  The appearance fee for a stenographer shall be shared equally by the applicant 

and the Board.  The cost of the original transcript shall be paid by the Board if the transcript 

is ordered by the Board or hearing officer; or shall be paid by the person appealing from the 

decision of the Board if such appeal is made, and in either event the cost of additional copies 

shall be paid by the person requesting such copy or copies.  In other cases the party 

requesting the original transcript shall bear the cost thereof; 

 

 604.8. The Board or the hearing officer shall not communicate, directly or indirectly, with any party 

or his representatives in connection with any issue involved except upon notice and 
opportunity for all parties to participate, shall not take notice of any communication, reports, 
staff memoranda, or other materials, except advice from their Solicitor, unless the parties are 
afforded an opportunity to contest the material so noticed and shall not inspect the site or its 
surroundings after the commencement of hearings with any party or his representative unless 
all parties are given an opportunity to be present; 

 
 604.9. The Board or the hearing officer, as the case may be, shall render a written decision or, when 

no decision is called for, make written findings on the application within forty-five (45) days 
after the last hearing before the Board or hearing officer.  Where the application is contested 
or denied, each decision shall be accompanied by findings of fact and conclusions based 
thereon together with the reasons therefor.  Conclusions based on any provisions of the Act 
or of this Ordinance, rule or regulation shall contain a reference to the provision relied on 
and the reasons why the conclusion is deemed appropriate in the light of the facts found.  If 
the hearing is conducted by a hearing officer, and there has been no stipulation that his 
decision or findings are final, the Board shall make his report and recommendations 
available to the parties within forty-five (45) days and the parties shall be entitled to make 
written representations thereon to the Board prior to final decision or entry of findings, and 
the Board's decision shall be entered no later than thirty (30) days after the report of the 
hearing officer.  Where the Board fails to render the decision within the period required by 
this subsection, or fails to hold the required hearing within sixty (60) days from the date of 
the applicant's request for hearing, the decision shall be deemed to have been rendered in 
favor of the applicant unless the applicant has agreed in writing or on the record to an 

extension of time.  When a decision has been rendered in favor of the applicant because of 
the failure of the Board to meet or render a decision as hereinabove provided, the Board 
shall give public notice of said decision within ten (10) days from the last day it could have 

met to render a decision in the same manner as provided in Section 604.1 of this Ordinance. 

If the Board shall fail to provide such notice, the applicant may do so.  Nothing in this 
subsection shall prejudice the right of any party opposing the application to appeal the 
decision to a court of competent jurisdiction; 

 

604.10. A copy of the final decision or, where no decision is called for, of the findings shall be 
delivered to the applicant personally or mailed to him not later than the day following its 
date. To all other persons who have filed their name and address with the Board not later 

than the last day of the hearing, the Board shall provide by mail or otherwise, brief notice of 

the decision or findings and a statement of the place at which the full decision or findings 
may be examined; and, 

 

 604.11. Effect of Board's Decision - Once the Zoning Hearing Board finally approves a variance or 

special exception, or authorizes the issuance of a permit, the applicant must secure a permit 

and begin work towards completion within six (6) months of Final Land Development 
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Plan/Final Subdivision Plan recordation.  All permitted work must be completed within 

twelve (12) months, unless the applicant applies in writing, and is granted an extension.  

Such extension shall be limited to no more than one additional twelve (12) month period.  

 

   Should the applicant fail to obtain a permit or begin work towards completion within the first 

six (6) months, it shall be presumed that the applicant has abandoned his/her application or 

appeal, and any approvals or authorizations by the Zoning Hearing Board shall be 

automatically rescinded. 

 

   Should the applicant fail to complete permitted work within twelve (12) months, or any 

specified time extension, the Zoning Hearing Board may, after ten (10) days written notice 

to the applicant, revoke any approvals or authorizations. 

 

 

Section 605  Board’s Functions 

 

 The Zoning Hearing Board shall have the exclusive jurisdiction to hear and render decisions in the following 
matters: 

 
 605.1. Substantive Challenges to the Validity of the Zoning Ordinance, except those brought before 

the Board of Supervisors pursuant to Section 704.5 of this Ordinance. 
 
   1. If a challenge heard by the Zoning Hearing Board is found to have merit, the decision 

of the Zoning Hearing Board shall include recommended amendments to the 
challenged Ordinance which will cure the defects found.  In reaching its decision, the 
Zoning Hearing Board shall consider the amendments, plans and explanatory material 
submitted by the landowner and shall also consider; 

 
    A. The impact of the proposal upon roads, sewer facilities, water supplies, schools 

and other public service facilities; 
 
    B. If the proposal is for a residential use, the impact of the proposal upon regional 

housing needs and the effectiveness of the proposal in providing housing units 
of a type actually available to and affordable by classes of persons otherwise 
unlawfully excluded by the challenged provisions of the Ordinance or Map; 

 
    C. The suitability of the site for the intensity of use proposed by the site's soils, 

slopes, woodland, wetlands, floodplains, aquifers, natural resources and other 

natural features; 
 
    D. The impact of the proposed use on the site's soils, slopes, woodlands, wetlands, 

floodplains, natural resources and natural features, the degree to which these 

are protected or destroyed, the tolerance of the resources to development and 
any adverse environmental impacts; and, 

 

    E. The impact of the proposal on the preservation of agriculture and other land 

uses which are essential to public health and welfare. 
 
   2. The Zoning Hearing Board shall render its decision within forty-five (45) days after 

the conclusion of the last hearing.  If the Board fails to act on the landowner's request 
within this time limit a denial of the request is deemed to have occurred on the 46th 
day after the close of the last hearing; 

 
   3. The Zoning Hearing Board shall commence its hearings within sixty (60) days after 

the request is filed unless the landowner requests or consents to an extension of time; 
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   4. Public notice of the hearing shall be provided as specified in Section 704.2.2. of this 
Ordinance; 

 
 605.2. Challenges to the Validity of the Zoning Ordinance, raising procedural questions or alleged 

defects in the process of enactment or adoption which challenges shall be raised by an 
appeal taken within thirty (30) days after the effective date of the Ordinance; 

 
 605.3. Application for Special Exceptions pursuant to the expressed following requirements. 
 
   1. Filing Requirements: In addition to the required zoning permit information (See 

Section 702) each special exception application shall include the following: 
 
    A. Ground floor plans and elevations of proposed structures; 
 
    B. Names and address of adjoining property owners including properties directly 

across a public right-of-way; 
 
    C. A scaled drawing (site plan) of the site with sufficient detail and accuracy to 

demonstrate compliance with all applicable provisions of this Ordinance; and, 
 
    D. A written description of the proposed use in sufficient detail to demonstrate 

compliance with all applicable provisions of this Ordinance. 
 
   2. General Criteria: Each applicant must demonstrate compliance with the following: 
 
    A. The proposed use shall be consistent with the purpose and intent of the Zoning 

Ordinance; 
 
    B. The proposed use shall not detract from the use and enjoyment of adjoining or 

nearby properties; 
 
    C. The proposed use will not substantially change the character of the subject 

property's neighborhood; 
 
    D. Adequate public facilities are available to serve the proposed use (e.g., schools, 

fire, police and ambulance protection, sewer, water and other utilities, vehicular 
access, etc.); 

 
    E. For development within the Floodplain Zone, that the application complies with 

those requirements listed in Section 211.10 of this Ordinance; 
 
    F. The proposed use shall comply with those criteria specifically listed in Article 4 

of this Ordinance.  In addition, the proposed use must comply with all other 
applicable regulations contained in this Ordinance; and, 

 
    G. The proposed use will not substantially impair the integrity of the Township's 

Comprehensive Plan; 

 

   3. Conditions:  The Zoning Hearing Board in approving special exception applications, 
may attach conditions considered necessary to protect the public welfare and the 

purposes listed above, including conditions which are more restrictive than those 
established for other uses in the same Zone.  These conditions shall be enforceable by 

the Zoning Officer and failure to comply with such conditions shall constitute a 
violation of this Ordinance and be subject to the penalties described in Article 7. 

 
   4. Site Plan Approval: Any site plan presented in support of the special exception 

pursuant to Section 605.3.1. shall become an official part of the record for said 

special exception.  Approval of any special exception will also bind the use in 
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accordance with the submitted site plan; therefore, should a change in the site plan be 

required as part of the approval of the use, the applicant shall revise the site plan prior 

to the issuance of a zoning permit.  Any subsequent change to the use on the subject 

property not reflected on the originally approved site plan, shall require the 

obtainment of another special exception approval. 

 

 605.4. Variances - The Board shall hear requests for variances where it is alleged that the 

provisions of this Ordinance inflict unnecessary hardship upon the applicant.  The Board 

may, by rule, prescribe the form of application to the Zoning Officer.  The Board may grant 

a variance, provided the following findings are made where relevant in a given case: 

 

   1. That there are unique physical circumstances or conditions, including irregularity, 

narrowness, or shallowness of lot size or shape, or exceptional topographical or other 

physical conditions peculiar to the particular property and that the unnecessary 

hardship is due to such conditions, and not the circumstances or conditions generally 

created by the provisions of this Ordinance in the neighborhood or Zone in which the 

property is located; 
 
   2. That because of such physical circumstances or conditions, there is not possibility that 

the property can be developed in strict conformity with the provisions of this 
Ordinance and that the authorization of a variance is therefore necessary to enable 
reasonable use of the property; 

 
   3. That such unnecessary hardship has not been created by the appellant; 
 
   4. That the variance, if authorized, will not alter the essential character of the Zone or 

neighborhood in which the property is located, nor substantially or permanently 
impair the appropriate use or development of adjacent property, not be detrimental to 
the public welfare; 

 
   5. That the variance, if authorized, will represent the minimum variance that will afford 

relief and will represent the least modification possible of the regulations in issue; 
 
   6. That variances within the Floodplain Zone shall require compliance with those 

regulations contained in Sections 211.7. and 211.10. of this Ordinance; and, 
 
   7. In granting any variance, the Board may attach such reasonable conditions and 

safeguards as it may deem necessary to implement the purposes of this Ordinance.  
These conditions shall be enforceable by the Zoning Officer and failure to comply 
with such conditions shall constitute a violation of this Ordinance and subject to the 

penalties described in Article 7; 

 

 605.5. Appeals from the determination of the Zoning Officer, including, but not limited to, the 

granting or denial of any permit, or failure to act on the application therefore, the issuance of 

any cease and desist order or the registration or refusal to register any nonconforming use, 

structure or lot; 

 

 605.6. Appeals from a determination by a municipal engineer or the Zoning Officer with reference 

to the administration of any provisions contained within the Floodplain Zone; 

 

 605.7. Appeals from the determination of any officer or agency charged with the administration of 

any transfers of development rights or performance density provisions of the Zoning 

Ordinance; 

 

 605.8. Appeals from the Zoning Officer's determination under Section 916.2 (and any subsequent 

amendments) of the Act; and, 
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 605.9. Appeals from the determination of the Zoning Officer or municipal engineer in the 

administration of any land use Ordinance with reference to sedimentation and erosion 

control, and/or storm water management for applications not involving a subdivision/land 

development, nor a planned residential development as regulated in Articles V and VII of 

the Act, respectively. 

 

 

Section 606 Parties Appellant Before the Board 

 

 Appeals under Sections 605.5, 605.6, 605.7, 605.8 and 605.9 and proceedings to challenge this Ordinance 

under Sections 605.1 and 605.2 may be filed with the Board in writing by the landowner affected, any officer 

or agency of the Township, or any person aggrieved.  Requests for a variance under Section 605.4. and for 

special exception under Section 605.3. may be filed with the Board by any landowner or any tenant with the 

permission of such landowner.  Any appeal shall state: 

 

 1. The name and address of the appellant and applicant; 

 

 2. The name and address of the landowner of the real estate to be affected; 

 

 3. A brief description and location of the real estate to be affected by such proposed change 

together with a plot plan drawn to scale with sufficient clarity to show the nature and 

character of the request; 

 

 4. A statement of the present zoning classification of the real estate in question, the 

improvements thereon, and the present use thereof; and, 

 

 5. A statement of the section of this Ordinance under which the request may be allowed, and 

reasons why it should, or should not be granted. 
 

 

Section 607 Time Limitations 

 

 No person shall be allowed to file any proceeding with the Board later than thirty (30) days after an application 

for development, preliminary or final, has been approved by the Zoning Officer or the agency responsible for 

granting such approval if such proceeding is designed to secure reversal or to limit the approval in any manner 

unless such person alleges and proves that he had no notice or knowledge, or reason to believe that such 

approval had been given.  If such person has succeeded to his interest after such approval, he shall be bound 

by the knowledge of his predecessor in interest. 

 

 The failure of anyone other than the landowner to appeal from an adverse decision by the Zoning Officer on a 

challenge to the validity of this Ordinance or the Official Zoning Map pursuant to Section 916.2 of the Act, as 

amended, shall preclude an appeal from a final approval except in the case where the final submission 

substantially deviates from the approved tentative preliminary approval. 

 

 

Section 608 Stay of Proceeding 

 

 Upon filing of any proceeding referred to in Section 606 and during its pendency before the Board, all land 

development pursuant to any challenged Ordinance, order or approval of the Zoning Officer or of any agency 

or body, and all official action thereunder, shall be stayed unless the Zoning Officer or any other appropriate 

agency or body certifies to the Board facts indicating that such stay would cause imminent peril to life or 

property, in which case, the development or official action shall not be stayed otherwise than by a restraining 

order, which may be granted by the Board or by the court having jurisdiction of zoning appeals on petition 

after notice to the Zoning Officer or other appropriate agency or body.  When an application for development, 
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preliminary or final, has been duly approved and proceedings designed to reverse or limit the approval are 

filed with the Board by persons other than the applicant, the applicant may petition the court having 

jurisdiction of zoning appeals to order such persons to post bond as a condition to continuing the proceedings 

before the Board.  After the petition is presented, the court shall hold a hearing to determine if the filing of the 

appeal is frivolous.  At the hearing evidence may be presented on the merits of the case.  It shall be the burden 

of the applicant for a bond to prove the appeal is frivolous.  After consideration of all evidence presented, if 

the court determines that the appeal is frivolous it shall grant the petition for a bond.  The right to petition the 

court to order the appellants to post bond may be waived by the appellee but such waiver may be revoked by 

him if an appeal is taken from a final decision of the court.  The question whether or not such petition should 

be granted and the amount of the bond shall be within the sound discretion of the court.  An order denying a 

petition for bond shall be interlocutory.  An order directing the responding party to post a bond shall be 

interlocutory. 

 

 If an appeal is taken by a respondent to the petition for a bond from an order of the court dismissing a zoning 

appeal for refusal to post a bond and the appellate court sustains the order of the court below to post a bond, 

the respondent to the petition for a bond, upon motion of the petitioner and after hearing in the court having 

jurisdiction of zoning appeals, shall be liable for all reasonable costs, expenses, and attorney fees incurred by 

the petitioner. 

 

 

Section 609 Appeal 

 

 Any person, taxpayer, or the Township aggrieved by any decision of the Board may within thirty (30) days 

after such decision of the Board seek review by the Court of Common Pleas of such decision in the manner 

provided by the laws of the Commonwealth of Pennsylvania and Article X-A of the Act as amended. 
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 Article 7 

 
 Administration 

 

 

 

Section 701 Administration and Enforcement 

 

 701.1. Administration: 

 

   1. Zoning Officer: The provisions of this Ordinance shall be enforced by an agent, to be 

appointed by the Board of Supervisors, who shall be known as the Zoning Officer.  

The Zoning Officer shall be appointed at the first meeting of the Board of Supervisors 

in January to serve until the first day of January next following, and shall thereafter be 

appointed annually to serve for a term of one (1) year and/or until his successor is 

appointed.  The Zoning Officer may succeed himself.  He/she shall receive such fees 

or compensation as the Board of Supervisors may, by resolution, provide.  The 

Zoning Officer shall not hold any elective office within the Township.  The Zoning 

Officer may designate an employee of the Township as his Deputy, subject to the 

approval of the Board of Supervisors, who shall exercise all the powers of the Zoning 

Officer during the temporary absence or disability of the Zoning Officer; 

 

   2. Duties:  The duties of the Zoning Officer shall be: 

 

    A. To receive, examine and process all applications as provided by the terms of 

this Ordinance.  The Zoning Officer shall also issue zoning permits for special 

exception and conditional uses, or for variances after the same have been 

approved; 

 

    B. To record and file all applications for zoning permits or certificates of use and 

occupancy, and accompanying plans and documents, and keep them for public 

record; 

 

    C. To inspect properties to determine compliance with all provisions of this 

Ordinance as well as conditions attached to the approval of variances, special 

exceptions, conditional uses and curative amendments; 

 

    D. Upon the request of the Board of Supervisors or the Zoning Hearing Board, 

present to such bodies facts, records, and any similar information on specific 

requests, to assist such bodies in reaching their decisions; 
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    E. To be responsible for keeping this Ordinance and the Official Zoning Map up 

to date, including any amendments thereto; 

 

    F. Upon the granting by the Zoning Hearing Board, of a variance pertaining to the 

Floodplain Zone, the Zoning Officer shall notify the applicant in writing within 

fifteen (15) days that: 

 

     (1) The granting of the variance may result increased premium rates for flood 

insurance; and, 

 

     (2) Such variances may increase the risks to life and property, pursuant to 

Section 211.7. of this Ordinance; 

 

    G. Upon the approval by the Zoning Hearing Board of a special exception, or 

upon the approval of a conditional use by the Board of Supervisors for 

development located within the Floodplain Zone, written notice of the approval 

shall be sent by registered mail from the Zoning Officer to the Pennsylvania 
Department of Community Affairs; AND 

 
    H. To render a preliminary opinion regarding a proposed land use in accordance 

with Section 916.2. of the Act. 
 
 701.2. Enforcement - This Ordinance shall be enforced by the Zoning Officer of the Township.  No 

zoning permit or certificate of use and occupancy shall be granted by him/her for any 
purpose except in compliance with the literal, provisions of this Ordinance.  The Zoning 
Officer may be authorized to institute civil enforcement proceedings as a means of 
enforcement when acting within his/her scope of employment; 

 
 701.3. Violations - Failure to secure a zoning permit prior to a change in use of land or structure, or 

the erection, construction or alteration of any structure or portion thereof, shall be a violation 
of this Ordinance.  It shall also be a violation of this Ordinance to undertake other deliberate 
actions that are contrary to the terms of the Ordinance and any conditions placed upon the 
approval of special exceptions, variances, and conditional uses.  Each day that a violation is 
continued shall constitute a separate offense. 

 
   If it appears to the Township that a violation of this Zoning Ordinance enacted under the Act 

or prior enabling laws has occurred, the Township shall initiate enforcement proceedings by 
sending an enforcement notice as provided in the following: 

 
   1. The enforcement notice shall be sent to the owner of record of the parcel on which the 

violation has occurred, to any person who has filed a written request to receive 

enforcement notices regarding that parcel, and to any other person requested in 
writing by the owner of record; 

 

   2. An enforcement notice shall state at least the following: 

 
    A. The name of the owner of record and any other person against whom the 

Township intends to take action; 

 

    B. The location of the property in violation; 
 
    C. The specific violation with a description of the requirements which have not 

been met, citing in each instance the applicable provisions of the Ordinance; 

 

    D. The date before which the steps for compliance must be commenced and the 

date before which the steps must be completed; 
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    E. That the recipient of the notice has the right to appeal to the Zoning Hearing 

Board within a prescribed period of time in accordance with procedures set 

forth in the Ordinance; and, 

 

    F. That failure to comply with the notice within the time specified, unless 

extended by appeal to the Zoning Hearing Board, constitutes a violation, with 

possible sanctions clearly described; 

 

 701.4. Enforcement Remedies - Any person, partnership or corporation who or which has violated 

or permitted the violation of the provisions of this Zoning Ordinance enacted under the Act 

or prior enables laws shall, upon being found liable therefor in a civil enforcement 

proceeding commenced by the Township, pay a judgment of not more than $500 plus all 

court costs, including reasonable attorney fees incurred by the Township as a result thereof.  

No judgment shall commence or be imposed, levied or be payable until the date of the 

determination of a violation by the district justice.  If the defendant neither pays nor timely 

appeals the judgment, the Township may enforce the judgment pursuant to the applicable 

rules of civil procedure.  Each day that a violation continues shall constitute a separate 

violation, unless the district justice determining that there has been a violation further 

determines that there was a good faith basis for the person, partnership or corporation 

violating the Ordinance to have believed that there was no such violation, in which event 

there shall be deemed to have been only one such violation until the fifth day following the 

date of the determination of a violation by the district justice and thereafter each day that a 

violation continues shall constitute a separate violation.  All judgments, costs and reasonable 

attorney fees collected for the violation of the Zoning Ordinance shall be paid over to the 

Township; and, 

 

 701.5. Causes of Action - In case any building, structure, landscaping or land is, or is proposed to 

be, erected, constructed, reconstructed, altered, converted, maintained or used in violation of 

this Ordinance enacted under the Act or prior enabling laws, the governing body or, with the 

approval of the governing body, an officer of the municipality, or any aggrieved owner or 

tenant of real property who shows that his property or person will be substantially affected 

by alleged violation, in addition to other remedies, may institute any appropriate action or 

proceeding to prevent, restrain, correct or abate such building, structure, landscaping or land, 

or to prevent, in or about such premises, any act, conduct, business or use constituting a 

violation.  When any such action is instituted by a landowner or tenant, notice of that action 

shall be served upon the municipality at least thirty (30) days prior to the time the action is 

begun by serving a copy of the complaint on the governing body of the municipality.  No 

such action may be maintained until such notice has been given. 

 

 

Section 702 Permits 

 

 702.1. General Requirements for Zoning Permits: 

 

   1. A zoning permit shall be required prior to: 

 

    A. the change in use of land or structure; 

 

    B. the erection, construction, improvement, or alteration of any structure, or part 

thereof;  

 

    C. the alteration or development of any improved or unimproved real estate, 
including but not limited to mining, dredging, filling, grading, paving, 

excavation and/or drilling operations, and excluding tilling associated with 
agricultural or horticultural uses; 
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    D. the erection or alteration of any signs listed in Section 315 of this Ordinance; 

and/or, 

 

    E. the construction or installation of manure storage facilities, lakes, ponds, dams, 

or other water retention basins. 

 

    No zoning permit shall be required for repairs or maintenance of any structure or land 

provided such repairs do not change the use or the exterior dimensions of the 

structure, or otherwise violate the provisions of this Ordinance; 

 

   2. Application for zoning permits shall be made in writing to the Zoning Officer; 

 

   3. Such zoning permits shall be granted or refused within ninety (90) days from date of 

application; 

 

   4. No zoning permit shall be issued except in conformity with the regulations of this 

Ordinance, except after written order from the Zoning Hearing Board or the Courts; 
 

   5. In all instances in which the Zoning Officer expresses a reasonable doubt as to the 

ability of a proposed use to meet all the requirements of this Ordinance, it will be 

incumbent upon the applicant to furnish adequate evidence in support of his 

application.  If such evidence is not presented, the zoning permit will be denied; 

 

   6. Application for a permit shall be made by the Owner or Lessee of any building or 

structure, or the agent of either; provided, however, that if the application is made by 

a person other than the Owner or Lessee, it shall be accompanied by a written 

authorization of the Owner or the qualified person making an application, that the 

proposed work is authorized by this Owner.  The full names and addresses of the 

Owner, Lessee, Applicant, and of the responsible officers, if the Owner or Lessee is a 

corporate body, shall be stated in the application; 

 

   7. The Zoning Officer may call upon other Township Staff and/or Township-appointed 

consultants in the review of submitted materials for applications; 

 

   8. The Zoning Officer may revoke a permit or approval issued under the provisions of 

this Ordinance in case of any false statement or misrepresentation of fact in the 

application or on the plans on which the permit or approval was based or for any 

other cause set forth in the Zoning Ordinance; 

 

   9. No permit shall be issued until the fees prescribed by the Board of Township 

Supervisors pursuant to the resolution establishing application fees shall be paid to 

the Zoning Officer.  The payment of fees under this section shall not relieve the 

applicant or holder of said permit from payment of other fees that may be required by 

this Ordinance or by any other Ordinances or law; 

 

   10. Issuance of Permits: Upon receiving the application, the Zoning Officer shall examine 

the same within a reasonable time after filing.  If the application or plans do not 

conform to the provisions of all pertinent local laws, he shall reject such application 

in writing, stating the reasons therefore.  He shall inform the applicant of his right to 

appeal to the Zoning Hearing Board in the event such application is rejected.  If 

satisfied that the proposed work and/or use conforms to the provisions of the Zoning 

Ordinance and all laws and ordinances applicable thereto, and that the certificate of 

use and occupancy as required herein has been applied for, he shall issue a permit 

therefore as soon as practical but not later than ninety (90) days from receipt of the 

application; 
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   11. Reconsideration of Application: An applicant whose request for a permit has been 

denied by the Zoning Officer may make a later application for a permit provided all 

deficiencies which were the basis for the prior denial of the permit have been 

eliminated.  The Zoning Officer shall not be required to make a new inspection of the 

application if this condition is not met; 

 

   12. Expiration of Permit: The permit shall expire after one (1) year from the date of 

issuance; provided, however, that the same may be extended every six (6) months for 

a period not to exceed an additional one (1) year; 

 

   13. Compliance with Ordinance: The permit shall be a license to proceed with the work 

and should not be construed as authority to violate, cancel, or set aside any of the 

provisions of the Zoning Ordinance, except as stipulated by the Zoning Hearing 

Board; 

 

   14. Compliance with Permit and Plot Plan: All work or uses shall conform to the 

approved application and plans for which the permit has been issued as well as the 
approved plot plan; 

 
   15. Display of Zoning Permit: All approved zoning permits shall be prominently 

displayed on the subject property during construction, renovation, reconstruction, 
repair, remodeling or the conduct of other site improvements.  Such permit displays 
shall occur within five (5) days of permit issuance, or prior to the commencement of 
actual work on the site, whichever occurs first.  Such permit display shall be 
continuous until the site receives its certificate of use and occupancy; 

 
   16. Temporary Use Permits.  It is recognized that it may be in accordance with the 

purpose of this Ordinance to permit temporary activities for a limited period of time, 
which activities may be prohibited by other provisions of this Ordinance.  If such uses 
are of such a nature and are so located that, at the time of petition of special 
exception, they will: 

 
    A. In no way exert a detrimental effect upon the uses of land and activities 

normally permitted in the Zone, or 
 
    B. Contribute materially to the welfare of the Township, particularly in a state of 

emergency, under conditions peculiar to the time and place involved, then, the 
Zoning Hearing Board may, subject to all regulations for the issuance of special 
exception elsewhere specified, direct the Zoning Officer to issue a permit for a 

period not to exceed six (6) months.  Such permits may be extended not more 

than once for an additional period of six (6) months; 
 
 702.2. Application for All Zoning Permits: 
 
   1. Applications shall contain a general description of the proposed work, development, 

use or occupancy of all parts of the structure or land and shall be accompanied by 

plans in duplicate drawn to scale and showing the following: 

 

    A. Actual dimensions and shape of lot to be developed; 

 

    B. Exact location and dimensions of any structures to be erected, constructed and 

altered; 

 

    C. Existing and proposed uses, including the number of occupied units, 

businesses, etc., all structures are designed to accommodate; 

 

    D. Off-street parking and loading spaces; 
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    E. Utility systems affected and proposed; 

 

    F. Alteration or development of any improved or unimproved real estate; 

 

    G. The size of structures and the number of employees anticipated; and, 

 

    H. Any other lawful information that may be required by the Zoning Officer to 

determine compliance with this Ordinance; 

 

   2. If the proposed development, excavation or construction is located upon a property 

that contains land within the Floodplain Zone, the following information is 

specifically required to accompany all applications: 

 

    A. The accurate location of the floodplain and floodway; 

 

    B. The elevation, in relation to the National Geodetic Vertical Datum of 1929 

(NGVD), of the lowest floor, including basements; and  

 

    C. The elevation, in relation to the NGVD, to which all structures and utilities will 

be floodproofed or elevated. 

 

 702.3. Application for Zoning Permits for Uses in All Commercial and Industrial Zones: 

 

   1. A location plan showing the tract to be developed, zone boundaries, adjoining tracts, 

significant natural features, and streets for a distance of two hundred feet (200') from 

all tract boundaries; 

 

   2. A plot plan of the lot showing the location of all existing and proposed buildings, 

driveways, parking lots showing access drives, circulation patterns, curb cut accesses, 

parking stalls access from streets, screening fences and walls, waste disposal fields or 

other methods of sewage disposal, other construction features on the lot, and the 

location of all topographical features; 

 

   3. A description of the operations proposed in sufficient detail to indicate the effects of 

those operations in producing traffic congestion, noise, glare, air pollution, water 

pollution, vibration, fire hazards, safety hazards, or the emission of any potentially 

harmful or obnoxious matter or radiation; 

 

   4. Engineering plans for treatment and disposal of sewage and industrial waste, tailings 

or unusable by-products; 

 

   5. Engineering plans for the handling of traffic, noise, glare, air pollution, water 

pollution, vibration, fire hazards, or safety hazards, smoke, or emission of any 

potentially harmful or obnoxious matter or radiation; 

 
   6. Designation of the manner by which sanitary sewage and storm water shall be 

disposed and water supply obtained; 

 

   7. The proposed number of shifts to be worked and the maximum number of employees 
on each shift; 

 

   8. Where use by more than one firm is anticipated, a list of firms which are likely to be 

located in the center, their floor area, and estimated number of employees; 
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   9. An approved land development plan or a letter from the Lancaster County Planning 

Commission that such plan is not required; 

 

   10. Approval from the PA Department of Labor and Industry, or a letter therefrom, 

indicating that no such approval is necessary; and, 

 

 702.4. Certificate of Use and Occupancy: 

 

   1. It shall be unlawful to use and/or occupy any structure, building, sign, and/or land or 

portion thereof for which a permit is required herein until a certificate of use and 

occupancy for such structure, building, sign, and/or land or portion thereof has been 

issued by the Zoning Officer.  The application for issuance of a certificate of use and 

occupancy shall be made at the same time an application for a zoning permit is filed 

with the Zoning Officer as required herein; 

 

   2. The application for a certificate of use and occupancy shall be in such form as the 

Zoning Officer may prescribe and may be made on the same application as is required 
for a zoning permit; 

 
   3. The application shall contain the intended use and/or occupancy of any structure, 

building, sign, and/or land or portion thereof for which a zoning permit is required 
herein; 

 
   4. The Zoning Officer shall inspect any structure, building, or sign within ten (10) days 

upon notification that the proposed work that was listed under the permit has been 
completed and if satisfied that the work is in conformity and compliance with the 
work listed in the issued permit and all other pertinent laws, he shall issue a certificate 
of use and occupancy for the intended use listed in the original application; 

 
   5. The certificate of use and occupancy or a true copy thereof shall be kept available for 

official inspection at all times; 
 
   6. Upon request of a holder of a zoning permit, the Zoning Officer may issue a 

temporary certificate of use and occupancy for a structure, building, sign, and/or land, 
or portion thereof, before the entire work covered by the permit shall have been 
completed, provided such portion or portions may be used and/or occupied safely 
prior to full completion of the work without endangering life or public welfare.  The 
Zoning Officer shall also issue a temporary certificate of use and occupancy for such 
temporary uses as tents, use of land for religious or other public or semi-public 
purposes and similar temporary use and/or occupancy.  Such temporary certificates 

shall be for the period of time to be determined by the Zoning Officer, however, in no 

case for a period exceeding six (6) months; 

 

   7. A Certificate of Use and Occupancy shall not be issued for structures and buildings 

located in subdivisions requiring Improvement Guarantees until the structure or 

building abuts either a roadway which has been accepted by the Township for 

dedication or abuts upon a street which has been paved with a base wearing course; 

and, 

 
   8. In commercial and industrial zones in which operation standards are imposed, no 

certificate of use and occupancy shall become permanent until thirty (30) days after 
the facilities are fully operational when, upon a reinspection by the Zoning Officer, it 
is determined that the facilities are in compliance with all operation standards. 

 

 702.5. Zoning Permits and Building Permits – Zoning permits shall hereafter be secured from the 
Zoning Officer’s office prior to the issuance of a building permit for the construction, 

erection or alteration of a structure or sign or part of a structure or upon a change in use of a 
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structure or land. The regulations of the Uniform Construction Code shall govern the 

requirements for and processing of building permits in the Township. 
 

 

Section 703 Fees 

 
 703.1. Determination - The Board of Supervisors may, by resolution, establish fees for the 

administration of this Ordinance.  All fees shall be determined by a schedule that is made 
available to the general public.  The Board of Supervisors may reevaluate the fee schedule 
and make necessary alterations to it.  Such alterations shall not be considered an amendment 
to this Ordinance and may be adopted at any public meeting of the Board of Supervisors. 

 

 

Section 704  Amendments 

 
 704.1. Power of Amendment - The Board of Supervisors may from time to time, amend, 

supplement, change or repeal this Ordinance including the Official Zoning Map.  Any 
amendment, supplement, change or repeal may be initiated by the Township Planning 
Commission, the Board of Supervisors or by a petition to the Board of Supervisors by an 
interested party; 

 
 704.2. Hearing and Enactment Procedures for Zoning Amendments: 
 
   1. Public Hearing: Before hearing and enacting Zoning Ordinance and/or Zoning Map 

amendments, the Board of Supervisors shall conduct a public hearing to inform the 
general public of the nature of the amendment, and to obtain public comment.  Such 
public hearing shall be conducted after public notice (as defined herein and listed 
below) has been given; 

 
   2. Public Notice: Before conducting a public hearing, the Board of Supervisors shall 

provide public notice as follows: 
 
    A. Notice shall be published once each week for two successive weeks in a 

newspaper of general circulation in the municipality.  Such notice shall state 
the time and place of the hearing and the particular nature of the matter to be 
considered at the hearing.  The first publication shall not be more than thirty 
(30) days, and the second publication shall not be less than seven (7) days 
from the date of the hearing.  Publication of the proposed amendment shall 
include either the full text thereof or the title and brief summary, prepared by 
the municipal solicitor and setting forth all the provisions in reasonable detail.   
 
If the full text is not included: 

 
     • A copy of the full text shall be supplied to a newspaper of general cir-

culation in the municipality at the time the public notice is published; and, 
 
     • An attested copy of the proposed Ordinance shall be filed in the county 

law library or other county office designated by the county  
commissioners, who may impose a fee no greater than that necessary to 
cover the actual costs of storing said Ordinances; 

 

    B. For Zoning Map amendments, public notice shall also include the posting of a 

sign at conspicuous locations along the perimeter of the subject property; these 

sign(s) shall be posted at least one week prior to the hearing; 

 

    C. For curative amendments, public notice shall also indicate that the validity of 

the Ordinance and/or map is in question, and shall give the place where and the 
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times when a copy of the request including any plans, explanatory material or 

proposed amendments may be examined by the public; 

 

    D. If, after any public hearing held upon an amendment, the proposed amendment 

is changed substantially, or is revised, to include land previously not affected 

by it, the Board of Supervisors shall hold another public hearing, pursuant to 

public notice, before proceeding to vote on the amendment; 

 

   3. Enactment Notice: In addition to the public notice requirements defined herein, the 

Board of Supervisors must publish a reference to the time and place of the meeting at 

which passage of the Ordinance or amendment will be considered, and a reference to 

a place within the municipality where copies of the proposed Ordinance or 

amendment may be examined without charge, or obtained for a charge not greater 

than the cost thereof.  Enactment notice shall be published at least once in one 

newspaper of general circulation in the municipality not more than sixty (60) days nor 

less than seven (7) days prior to passage.  The published content of the enactment 

notice shall be the same as that required for public notice described in the preceding 

subsection 2; 

 

   4. Township Planning Commission Referrals: For amendments proposed by parties 
other than the Township Planning Commission, the Board of Supervisors shall submit 
each amendment at least thirty (30) days prior to public hearing to the Township 
Planning Commission to review and comment.  The Township Planning Commission 
shall submit a report of its review, together with any recommendations, to the Board 
of Supervisors within forty-five (45) days from the date of said referral.  The 
recommendation of the Township Planning Commission may include a specific 
statement as to whether or not the proposed amendment is in accordance with the 
intent of this Ordinance and any officially adopted Comprehensive Plan of the 
Township.  The Board of Supervisors cannot act upon the amendment until it has 
received a recommendation from the Township Planning Commission; however, 
should the Township Planning Commission fail to submit its recommendation within 
forty-five (45) days, the Board of Supervisors may proceed without its 
recommendation; 

 
   5. Lancaster County Planning Commission Referrals: All proposed amendments shall be 

submitted to the Lancaster County Planning Commission at least thirty (30) days prior 
to public hearing on such amendments.  The Lancaster County Planning Commission 

may submit recommendations to the Board of Supervisors within forty-five (45) days 
of such referral.  The Board of Supervisors cannot act upon the amendment until it 
has received a recommendation from the Lancaster County Planning Commission; 

however, should the Lancaster County Planning Commission fail to submit its 

recommendation within forty-five (45) days, the Board of Supervisors may proceed 
without its recommendation; 

 

   6. Continuance of Public Hearing: If during the public hearing process, the Board of 

Supervisors needs additional time to understand the proposal, inform the public, 

receive public comment, and/or render a decision, it may adjourn the public hearing 

to a time and place certain; and, 

 

   7. Within thirty (30) days after enactment, a copy of the amendment to the zoning 
ordinance shall be forwarded to the Lancaster County Planning Commission; 

 
 704.3. Amendments Initiated by the Township Planning Commission - When an amendment, 

supplement, change or repeal is initiated by the Township Planning Commission, the 

proposal shall be presented to the Board of Supervisors which shall then proceed in the same 
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manner as with a petition to the Board of Supervisors which has already been reviewed by 

the Township Planning Commission; 

 

 704.4. Amendment Initiated by the Board of Supervisors - When an amendment, supplement, 

change or repeal is initiated by the Board of Supervisors, such amendment, supplement, 

change or repeal shall follow the procedure prescribed for a petition under Section 704.2.; 

 

 704.5. Amendment Initiated by a Petition from an Interested Party - A petition for amendment, 

supplement, change or repeal for a portion of this Ordinance shall include an accurate legal 

description and surveyed plan of any land to be rezoned, and all of the reasons supporting 

the petition to be considered.  The petition shall also be signed by at least one record owner 

of the property in question whose signature shall be notarized attesting to the truth and 

correctness of all the facts and information presented in the petition.  All properties that are 

subject to petition for rezoning under this section shall require signature by at least one 

property owner for each and every parcel to be rezoned.  A fee to be established by the 

Board of Supervisors shall be paid upon the filing of such petition for change and for the 

purpose of defraying the costs of the proceedings prescribed herein.  The Board of 
Supervisors may require duplicate sets of petition materials; 

 
 704.6. Curative Amendment by a Landowner - A landowner, who desires to challenge on sub-

stantive grounds the validity of the Ordinance or the Official Zoning Map or any provision 
thereof which prohibits or restricts the use or development of land in which he has an 
interest, may submit a curative amendment to the Board of Supervisors (including all of the 
reasons supporting the request to be considered) with a written request that his challenge and 
proposed amendment be heard and decided as provided in Sections 609.1 and 916.1 of the 
Act, as amended.  The Board of Supervisors shall commence a hearing thereon within sixty 
(60) days of the request.  The curative amendment shall be referred to the Township and 
Lancaster County Planning Commissions as provided for in Section 704.2 and public notice 
of the hearing shall be provided as defined herein. 

 
   1. In reviewing the curative amendment, the Board of Supervisors may deny the request, 

accept the request as submitted, or may adopt an alternative amendment which will 
cure the challenged defects.  The Board of Supervisors shall consider the curative 
amendments, plans and explanatory material submitted by the landowner and shall 
also consider; 

 
    A. The impact of the proposal upon roads, sewer facilities, water supplies, schools 

and other public service facilities; 
 

    B. If the proposal is for a residential use, the impact of the proposal upon regional 

housing needs and the effectiveness of the proposal in providing housing units 
of a type actually available to and affordable by classes of persons otherwise 
unlawfully excluded by the challenged provisions of the Ordinance or map; 

 

    C. The suitability of the site for the intensity of use proposed by the site's soils, 

slopes, woodland, wetlands, floodplains, aquifers, natural resources and other 

natural features; 

 

    D. The impact of the proposed use on the site's soils, slopes, woodlands, wetlands, 

floodplains, natural resources and natural features, the degree to which these 

are protected or destroyed, the tolerance of the resources to development and 

any adverse environmental impacts; and, 

 

    E. The impact of the proposal on the preservation of agriculture and other land 

uses which are essential to public health and welfare; 
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   2. The Board of Supervisors shall render its decision within forty-five (45) days after the 

conclusion of the last hearing; 

 

   3. If the Board of Supervisors fails to act on the landowner's request within the time 

limits referred to in Subsection 704.6.2, a denial of the request is deemed to have 

occurred on the 46th day after the close of the last hearing; 

 

   4. Public notice of the hearing shall include notice that the validity of the Ordinance or 

map is in question and shall give the place where and the times when a copy of the 

request including any plans, explanatory material or proposed amendments may be 

examined by the public; 

 

   5. The challenge shall be deemed denied when: 

 

    A. The Board of Supervisors fails to commence the hearing within sixty (60) 

days; 

 

    B. The Board of Supervisors notifies the landowner that it will not adopt the 

curative amendment; 

 

    C. The Board of Supervisors adopts another curative amendment which is 

unacceptable to the landowner; or 

 

    D. The Board of Supervisors fails to act on the request forty-five (45) days after 

the close of the last hearing on the request, unless the time is extended by 

mutual consent by the landowner and municipality. 

 

   6. Where, after the effective date of the Act, a curative amendment proposal is approved 

by the grant of a curative amendment application by the Board of Supervisors 

pursuant to this section or a validity challenge is sustained by the Zoning Hearing 

Board pursuant to Section 605.1, or the court acts finally on appeal from denial of a 

curative amendment proposal or a validity challenge, and the proposal or challenge so 

approved requires a further application for subdivision or land development, the 

developer shall have two years from the date of such approval to file an application 

for preliminary or tentative approval for a subdivision, land development or planned 

residential development.  Within the two-year period, no subsequent change or 

amendment in the zoning, subdivision or other governing Ordinance or plan shall be 

applied in any manner that adversely affects the rights of the applicant as granted in 

the curative amendment or the sustained validity challenge.  Upon the filing of the 

preliminary or tentative plan, the provisions of Section 508 (4) of the Act shall apply; 

 

   7. Where the proposal appended to the curative amendment application or the validity 

challenge is approved but does not require further application under any subdivision 

or land development Ordinance, the developer shall have one year within which to 

file for a building permit.  Within the one-year period, no subsequent change or 

amendment in the zoning, subdivision or other governing Ordinance or plan shall be 

applied in any manner that adversely affects the rights of the applicant as granted in 

the curative amendment or the sustained validity challenge.  During these protected 

periods, the court shall retain or assume jurisdiction for the purpose of awarding such 

supplemental relief as may be necessary; 

 

 704.7. Curative Amendment by the Board of Supervisors: 

 

   1. The Board of Supervisors, by formal action, may declare this Ordinance or portions 

thereof substantively invalid and propose to prepare a curative amendment to 
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overcome such invalidity.  Within thirty (30) days following such declaration and 

proposal, the Board of Supervisors shall: 

 

    A. By resolution, make specific findings setting forth the declared invalidity of the 

Ordinance or portions thereof which may include: 

 

     (1) references to specific uses that are either not permitted or not permitted in 

sufficient quantity; 

 

     (2) references to a class of use or uses which require revision; or 

 

     (3). references to the entire Ordinance which requires revisions; 

 

    B. Begin to prepare and consider a curative amendment to the Ordinance to 

correct the declared invalidity; 

 

   2. Within one hundred eighty (180) days from the date of the declaration and proposal, 

the Board of Supervisors shall enact a curative amendment to validate or reaffirm the 

validity of, this Ordinance pursuant to the provisions required by Section 609 of the 

Act in order to cure the declared invalidity of the Ordinance; 

 

   3. Upon the date of the declaration and proposal, the Board of Supervisors shall not be 
required to entertain or consider any curative amendment filed by a landowner.  Nor 
shall the Zoning Hearing Board be required to give a report, upon request, for a 
challenge to the validity of the Ordinance under Section 605.1. subsequent to the 
declaration and proposal, based upon the grounds identical to or substantially similar 
to those specified in the resolution required by this section.  Upon the enactment of a 
curative amendment to, or the reaffirmation of the validity of this Ordinance, no rights 
to a cure by amendment or challenge shall, from the date of the declaration and 
proposal, accrue to any landowner on the basis of the substantive invalidity of the 
unamended Zoning Ordinance for which the Board of Supervisors propose to prepare 
a curative amendment; 

 
   4. The Board of Supervisors, having utilized the procedures as set forth in this section, 

may not again utilize said procedures for a thirty-six (36) month period following the 
date of the enactment of a curative amendment, or reaffirmation of the validity of the 
Ordinance; provided however, that if after the date of declaration and proposal there 
is a substantially new duty or obligation imposed upon the Township by virtue of a 

Pennsylvania Appellate Court decision, the Board of Supervisors may utilize the 

provisions of this section to prepare a curative amendment to the Ordinance to fulfill 
this duty or obligation; and, 

 

 704.8. Authentication of Official Zoning Map - Whenever there has been a change in the boundary 

of a Zone or a reclassification of the Zone adopted in accordance with the above, the change 

on the Official Zoning Map shall be made, and shall be duly certified by the Township 

Secretary and shall thereafter be refiled as part of the permanent records of the Township. 

 

 

Section 705 Conditional Uses 

 

 705.1. Filing of Conditional Use - For any use permitted by conditional use, a conditional use must 

be obtained from the Board of Supervisors.  In addition to the information required on the 

zoning permit application, the conditional use application must show: 

 

   1. Ground floor plans and elevations of proposed structures; 
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   2. Names and addresses of adjoining property owners including properties directly 

across a public right-of-way; 

 

   3. A scaled drawing (site plan) of the site with sufficient detail and accuracy to 

demonstrate compliance with all applicable provisions of this Ordinance; and, 

 

   4. A written description of the proposed use in sufficient detail to demonstrate 

compliance with all applicable provisions of this Ordinance; and, 

 

 705.2. General Criteria - Each applicant must demonstrate compliance with the following: 

 

   1. The proposed use shall be consistent with the purpose and intent of the Zoning 

Ordinance; 

 

   2. The proposed use shall not detract from the use and enjoyment of adjoining or nearby 

properties; 

 

   3. The proposed use will not effect a change in the character of the subject property's 

neighborhood; 

 

   4. Adequate public facilities are available to serve the proposed use (e.g., schools, fire, 

police and ambulance protection, sewer, water, and other utilities, vehicular access, 

etc.); 

 

   5. For development within the Floodplain Zone, that the application complies with those 
requirements listed in Section 211.10. of this Ordinance; 

 
   6. The proposed use shall comply with those criteria specifically listed in Article 4 of 

this Ordinance.  In addition, the proposed use must comply with all other applicable 
regulations of this Ordinance; and, 

 
   7. The proposed use will not substantially impair the integrity of the Township's 

Comprehensive Plan; 
 
 705.3. Conditions - The Board of Supervisors in approving conditional use applications, may attach 

conditions considered necessary to protect the public welfare and the purposes listed above, 
including conditions which are more restrictive than those established for other uses in the 

same zone.  These conditions shall be enforceable by the Zoning Officer and failure to 
comply with such conditions shall constitute a violation of this Ordinance and be subject to 
the penalties described in this Article; 

 
 705.4. Site Plan Approval - Any site plan presented in support of the conditional use pursuant to 

Section 705.1 shall become an official part of the record for said conditional use.  Approval 
of any conditional use will also bind the use in accordance with the submitted site plan; 
therefore, should a change in the site plan be required as part of the approval of the use, the 
applicant shall revise the site plan prior to the issuance of a zoning permit.  Any subsequent 
change to the use on the subject property not reflected on the originally approved site plan, 
shall require the obtainment of another conditional use approval; and, 

 
 705.5. Hearing Procedures: 
 
   1. Before voting on the approval of a conditional use, the Board of Supervisors shall 

hold a public hearing thereon; pursuant to public notice.  The Board of Supervisors 
shall submit each such application to the Township Planning Commission at least 
thirty (30) days prior to the hearing on such application to provide the Township 
Planning Commission an opportunity to submit recommendations; 
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   2. Public notice as defined herein, and written notice shall be given to the applicant, the 
Zoning Officer, such other persons as the Board of Supervisors shall designate, and to 
any person who has made timely request for the same.  Written notices shall be given 
at such time and in such manner as shall be prescribed by rules of the Board of 
Supervisors.  In addition to the written notice provided herein, written notice of said 
hearing shall be conspicuously posted on the affected tract of land at least one (1) 
week prior to the hearing; 

 
   3. The Board of Supervisors may prescribe reasonable fees without respect to hearings.  

Fees for said hearings may include compensation for the secretary, notice and 
advertising costs, and necessary administrative overhead connected with the hearing.  
The costs, however, shall not include legal expenses, expenses for engineering, 
architectural, or other technical consultants, or expert witness costs; 

 
   4. The parties to the hearing shall be the Township, any person affected by the ap-

plication who has made timely appearance of record before the Board of Supervisors, 
and any other person, including, civic or community organizations permitted to 
appear by the Board of Supervisors.  The Board of Supervisors shall have the power 
to require that all persons who wish to be considered parties enter appearances in 
writing on forms provided by the Board of Supervisors for that purpose; 

 
   5. The Chairman or Acting Chairman of the Board of Supervisors shall have power to 

administer oaths and issue subpoenas to compel the attendance of witnesses and the 
production of relevant documents and papers, including witnesses and documents 
requested by the parties; 

 
   6. The parties shall have the right to be represented by counsel and shall be afforded the 

opportunity to respond and present evidence and argument and cross-examine 
adverse witnesses on all relevant issues; 

 
   7. Formal rules of evidence shall not apply, but irrelevant, immaterial, or unduly 

repetitious evidence may be excluded; 
 

8. The Board of Supervisors may keep a stenographic record of the proceedings.  The 
appearance fee for a stenographer shall be shared equally by the applicant and the 
Board of Supervisors.  The cost of the original transcript shall be paid by the Board of 
Supervisors if the transcript is ordered by the Board of Supervisors; or shall be paid by 
the person appealing the decision of the Board of Supervisors if such appeal is made, 
and in either event, the cost of additional copies shall be paid by the person requesting 
such copy or copies.  In other cases, the party requesting the original transcript shall 
bear the cost thereof; and, 

 

   9. The Board of Supervisors shall not communicate, directly or indirectly, with any 

party or his representatives in connection with any issue involved except upon notice 

and opportunity for all parties to participate, shall not take notice of any 

communication, reports, staff memoranda, or other materials, except advice from their 

solicitor, unless the parties are afforded an opportunity to contest the material so 

noticed and shall not inspect the site or its surroundings after the commencement of 

hearings with any party or his representative unless all parties are given an 

opportunity to be present. 

 

 

Section 706 Repealer 

 

 Any Resolution, Ordinance or part of any Resolution or Ordinance inconsistent herewith and any amendments 

thereof are hereby expressly repealed. 
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Section 707 Effective Date 
 

 This Zoning Ordinance shall become effective five (5) days after its enactment by the Board of Supervisors of 

Manor Township, County of Lancaster, Commonwealth of Pennsylvania. 

 

 This Ordinance, ordained and enacted this 7
th
 day of  May 2001. 

 

 

BOARD OF SUPERVISORS OF 

MANOR TOWNSHIP 

 

By: /s/ Robert K. Aichele 

 

/s/ Lester E. Eckman 

 

/s/ Edward C. Goodhart III 

 

 

(SEAL) 

 

 

 

 

 

As Amended by Ordinance No. 5-2003, Adopted October 6, 2003 

 

As Amended by Ordinance No. 6-2004, Adopted September 7, 2004 

 

As Amended by Ordinance No. 7-2004, Adopted September 7, 2004 

 

As Amended by Ordinance No. 3-2005, Adopted May 2, 2005 

 

As Amended by Ordinance No. 6-2005, Adopted December 5, 2005 

 

As Amended by Ordinance No. 4-2006, Adopted August 7, 2006 

 

As Amended by Ordinance No. 3-2007, Adopted May 7, 2007  

 

As Amended by Ordinance No. 4-2007, Adopted July 2, 2007 

 
As Amended by Ordinance No. 1-2008. Adopted January 7, 2008  

 

As Amended by Ordinance No. 4-2008, Adopted July 7, 2008 

 

As Amended by Ordinance No. 6-2008, Adopted December 1, 2008 

 
 



Article 7 Zoning Ordinance 

  

 

 

_________________________________________________________________________________________________________ 

242 Manor Township Zoning Ordinance (Amended through December 1, 2008) 

 

 




