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Mount Joy Township Board of Supervisors 
 

     : 
In Re: Elizabethtown Mount Joy : 
Associates L.P. and Pennmark  : 
Management Company, Inc. : No. _____________ 

      : 
 

 
Petition to Amend the Zoning Map of the  
Mount Joy Township Zoning Ordinance  

 
 

I. INTRODUCTION 
 

Pursuant to Section 135-394 of the Mount Joy Township Zoning Ordinance 

(“Ordinance”), Elizabethtown Mount Joy Associates L.P. and Pennmark Management Company, 

Inc. (collectively “Petitioner”) respectfully requests that the Mount Joy Township Board of 

Supervisors (“Supervisors”) amend the zoning map of the Township’s Zoning Ordinance by 

rezoning approximately 22 acres of land located on the Northeast corner of the intersection of 

Route 230 and Cloverleaf Road from C-1 – Limited Commercial District to C-2 General 

Commercial.  In support thereof, Petitioner provides: 

II. BACKGROUND 

1. Elizabethtown Mount Joy Associates, L.P., an affiliate of Pennmark Management 

Company, is the owner of two parcels located at the northeast quadrant of the intersection of 

Cloverleaf Road and State Route 230, Elizabethtown, Mt. Joy Township, Lancaster County, PA 

pursuant to a deed dated August 10, 1977 (a copy of which is attached as Exhibit “A”) and 

identified by Lancaster County Tax parcel id numbers 461-00486-0-0000 and 461-82176-0-0000  

(“Property”).  Since acquiring the Property, Elizabethtown Associates was reorganized and is 

now known as Elizabethtown Mount Joy Associates, L.P.  
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2. The Property consists of approximately 22 acres. An aerial of the Property is

attached as Exhibit “B.” 

3. The properties directly to the south across Route 230 and directly to the west

across Cloverleaf Road are located within the Township’s C-2 zoning District.  The properties 

directly to the north are located in the Township’s MU - Mixed Use District.  The properties 

directly to the east are located in the Township’s A-Agricultural District. See Excerpt of Zoning 

Map attached as Exhibit “C.” 

4. The Property has access to public water and public sewer and Petitioner has

acquired sewer capacity for the project. 

5. The Property is located within the Urban Growth Area (“UGA”) established by

the Township and within a “Growth Area” for the Northwestern Lancaster County Region 

established by the Lancaster County Planning Department. 

6. The Property is identified as an area for commercial development on the

Township future land use map.  Similarly, it is identified as being a “most suitable” location for 

non-residential development based on an analysis completed by the County Planning Department 

in preparing the County’s comprehensive plan entitled Places 2040. 

7. Petitioner prepared a conceptual site plan depicting generally how it plans to

develop the Property if the Supervisors approve the request to rezone it to from C-1 to C-2.  This 

includes a proposed Wawa convenience store with a gas fueling station, an ALDI Grocery store, 

a multi-tenant retail building, as well as three retail out parcels.   See Site Plan attached as 

Exhibit “D.” 

8. The proposed development of the Property currently is not permitted under the C-

1 zoning classification.  While Petitioner sought relief in the form of a variance from the Mount 
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Joy Township Zoning Hearing Board, that was denied based on the difficult legal standard for 

granting a variance.   

9. Because the current C-1 zoning impedes the development of the Property in a 

manner consistent with the surrounding Route 230 commercial corridor and prohibits the best 

use of the Property at this location, Petitioner is now respectfully requesting that the Board of 

Supervisors consider changing the zoning to C-2.  Petitioner notes that if the Property is rezoned 

to C-2, Petitioner will still need to obtain special exception approval from the Zoning Hearing 

Board at which time reasonable conditions can be imposed on the development of the Property.    

III. REASONS FOR REZONING THE PROPERTY TO C-2 

A. Location 

10. The Property is at an ideal location for inclusion in the C-2 zoning district because 

it adjoins already-established C-2 commercial development, is within the public utility service 

area of the Township, has direct access to the necessary road infrastructure to support the 

proposed development and is within the Township’s UGA.   

11. As depicted in the pictures attached at Exhibit “E”, Route 230 is a commercial 

corridor that includes numerous existing businesses, restaurants and stores.  It is a well-

developed state road that includes a center turn lane and a signalized intersection with Cloverleaf 

Road.  The Property has significant frontage along Route 230 that will allow an entrance directly 

off of Route 230 into the site as part of extending Norlanco Drive. 

12. Cloverleaf Road also has commercial development on both sides of where it 

intersects with Route 230 as depicted in the pictures attached as Exhibit “E.”  

13. Moreover, as depicted in the excerpt from the Township’s zoning map (attached 

as Exhibit “C”), all of the properties at the intersection of Route 230 and Cloverleaf Road are 
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zoned C-2, with the only exception being the current Property, which is zoned C-1.  In fact, the 

Property is the only property along the entire Route 230 commercial corridor that is zoned C-1. 

14. Rezoning the Property from C-1 to C-2 also is consistent with and represents a 

natural extension of the adjoining C-2 zoning district. 

15. Furthermore, there are significant areas of residential development in the 

immediate area surrounding the Property that will benefit from the addition of retail stores, cafes, 

restaurants, personal services and other businesses that will serve the surrounding community. 

16. Thus, rezoning the Property from C-1 to C-2 is consistent with and supported by 

the location of the Property along a major commercial corridor that has existing businesses and  

is surrounded by residential housing developments that would directly benefit from this 

development.   

B. Consistency With The Township and County Comprehensive Plans

17. Rezoning the Property from C-1 to C-2  is consistent with the Township’s and 

County’s respective comprehensive plans and furthers the goals and objectives of those plans. 

18. In 2010, the Township adopted a “Regional Strategic Plan” with other 

municipalities located in the Northwestern portion of Lancaster County.  

19. The Regional Strategic Plan established a UGA that identifies where in the 

respective municipalities’ growth is to occur based on existing infrastructure, public utilities,  

surrounding land uses and long term growth. 

20. In addition, the Regional Strategic Plan includes a Future Land Use Map 

establishing the future intended use of properties within the Township. 

21. In the instant case, the Property is located in the Township’s UGA and is 

identified for commercial development on the Future Land Use Map. 
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22. Additionally, as part of the Township’s development of a traffic impact fee 

ordinance, it prepared a Land Use Assumptions Report, a Roadway Sufficiency Analysis  and a 

Capital Improvements Plan, all of which identified the Property as being developed for 

commercial purposes. 

23. Similarly,  the Lancaster County Comprehensive Plan, Places 2040 includes the 

Property within a growth area and identifies it as buildable land.  Moreover, the workshop 

analysis completed by the Lancaster County Planning Department in preparing Places 2040, 

specifically identified the Property as a site for commercial (non-residential) development and, 

further, determined that it was the “most suitable” location for such development.  See LCPD 

Maps and Analysis attached as Exhibit “F.” 

24. Additionally, the Township’s Official Road Map shows Norlanco Drive being 

extended around the Property and connecting with Route 230.  As depicted in the site plan, 

Petitioner is proposing to extend Norlanco Drive at significant cost as part of the proposed 

development, consistent with the Township’s Official Road Map.  This extension will provide 

access into the commercial development while providing an additional route for traffic between 

Route 230 and Cloverleaf Road. 

25. Therefore, rezoning the Property form C-1 to C-2 is consistent with the Township 

and County comprehensive plans and supports the land planning objectives established by the 

Township. 

C.  Community and Regional Benefits of Rezoning 

26. The Regional Strategic Plan recognizes the importance of economic development 

and establishes as an overall goal “A vibrant and sustainable regional economy that will both 
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create growth opportunities for business and industry and enhance the quality of life and 

experience for workers, residents, students and visitors.”  p. 98.  

27. Rezoning the Property from C-1 to C-2 will allow Petitioner to move forward 

with its proposed development that will generate significant economic growth in the Township 

by providing numerous employment opportunities and generating important tax revenue that will 

support local schools, parks, road improvements and other Township services. 

28. A fiscal impact study completed by Petitioner estimates that the proposed 

development will generate hundreds of thousands of dollars in additional annual real estate taxes, 

will create hundreds of new permanent jobs and will significantly increase the local earned 

income tax revenue.  

29.  In addition, the proposed development will provide residents with modern state-

of-the-art stores and services that will enhance the overall quality of life in the surrounding 

community. 

30. The proposed development will improve the overall roadway infrastructure of this 

area by extending Norlanco Drive and, pursuant to the Township’s Act 209 Traffic Impact Fee 

Ordinance, Petitioner estimates it will pay over $1,000,000 in traffic impact fees that the 

Township can use towards roadway improvements. 

31. Thus, rezoning the Property from C-1 to C-2 provides significant community and 

regional benefits that will strengthen the Township’s and school district’s economic base,  

provide employment opportunities for residents, offer new stores, restaurants and services to the 

surrounding community and provide funds towards roadway improvements, all of which will 

enhance the overall quality of life in this area. 
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IV.  CONCLUSION 

32. Petitioner submits that expanding the C-2 zoning district to allow for the 

commercial development of the Property as proposed is consistent with good principles of land 

use planning, furthers the Township’s long-term goals and objectives and will provide significant 

benefits to the Township and community. 

33. A copy of a proposed Ordinance rezoning the Property from C-1 to C-2 is 

attached hereto as Exhibit “G.”   

 WHEREFORE, Petitioner respectfully requests that the Mount Joy Township Board of 

Supervisors accept this petition, forward it to the Mount Joy Township Planning Commission 

and to the Lancaster County Planning Commission for their review, and, thereafter, hold a public 

hearing  and take action to adopt an ordinance amending the map of the Zoning Ordinance by 

rezoning the Property from C-1 to C-2. 

 
      GIBBEL KRAYBILL & HESS LLP 
 

 
Dated: October 11, 2023  By:__________________________________ 
               J. Dwight Yoder, Esquire 
       Sup. Ct. Atty. I.D. #81985 
        Attorneys for Petitioners   
         2933 Lititz Pike 
        P.O. Box 5349 
            Lancaster, PA  17606 

              (717) 291-1700      
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Heading West on Route 230 towards Intersection 

(Property is to the right) 
 

 
Heading West on Route 230 at Intersection with Cloverleaf Road 

(Property is to the right on the corner) 
  



 
Heading East on Route 230 towards Intersection 

(Property is to the right) 
 

 
Heading East on Route 230 at Intersection with Cloverleaf Road 

(Property is to the right on the corner) 
  



 
Heading South on Cloverleaf Road towards Intersection 

 

 
Heading South on Cloverleaf Road at Intersection with Route 230 

(Property is to the left) 
  



 
Heading north on Cloverleaf Road towards Intersection 

 

 
Heading north on Cloverleaf Road at Intersection with Route 230 
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Type Source

Area 1
Falmouth

Potential future Village Growth Area; has existing public sewer infrastructure
LCPD

Area 2
Conewago Industrial Park

Potential for future inclusion into Elizabethtown UGA

Local input, workshop 

analysis

Area 3
Masonic Homes

Potential for future inclusion into Elizabethtown UGA

Local input, workshop 

analysis

Area 4
Elizabethtown Borough

Encourage mixed-use redevelopment and infill
Local input, places2040

 

Area 5
Bainbridge

Adopt as Village Growth Area at local level; has existing public sewer infrastructure
places2040

Area 6
Area east of Maytown Road & west of Amtrak Line

Potential area for non-residential development

Local input, workshop 

analysis

Area 7
Cloverleaf Road Interchange Area

Encourage non-residential development

Local input, workshop 

analysis

Type Source

Node
East College Avenue

Encourage mixed use infill and redevelopment
Local input

Node Potential site for higher density residential development Local input

Node Potential site for higher density residential development
Local input, workshop 

analysis

Node Potential infill/redevelopment site
Local input, workshop 

analysis

Type Source

Node Potential site for non-residential development Workshop analysis

Node Potential infill/redevelopment site Local input

Node Potential site for multi-density residential development
Local input, workshop 

analysis

 

 

Elizabethtown UGA (Elizabethtown Area)

Issue or Opportunity

Elizabethtown / Donegal UGA (Rheems Area)

Issue or Opportunity
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Region
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TOWNSHIP OF MOUNT JOY 
Lancaster County, Pennsylvania 

____________________________________ 

ORDINANCE NO. ________ 
____________________________________ 

AN ORDINANCE OF THE TOWNSHIP OF MOUNT JOY, LANCASTER COUNTY, 
PENNSYLVANIA, TO AMEND THE MOUNT JOY TOWNSHIP ZONING 
ORDINANCE OF 2012, AS AMENDED, ZONING MAP, TO CHANGE THE ZONING 
CLASSIFICATION FOR TWO TRACTS OF LAND IDENTIFIED AS TAX PARCELS 
NO. 461-00486-0-0000 and 461-82176-0-0000  CONSISTING OF APPROXIMATELY 
22 ACRES AND  LOCATED ON THE NORTHEAST QUADRANT OF THE 
INTERSECTION OF CLOVERLEAF ROAD AND STATE ROUTE 230 FROM THE 
C-1 LIMITED COMMERCIAL DISTRICT TO THE C-2 GENERAL COMMERCIAL 
DISTRICT.  
 

 BE IT HEREBY ORDAINED AND ENACTED by the Board of Supervisors of Mount Joy  
Township, Lancaster County, Pennsylvania, as follows: 
 
 Section 1. The Mount Joy Township Zoning Ordinance of 2012, as amended, Zoning Map, 
shall be amended to rezone Tax Parcel ID No. 461-00486-0-0000  and Tax Parcel ID No. 461-82176-0-
0000 located at the northeast quadrant of the intersection of Cloverleaf Road and State Route 230, as 
described in Exhibit A and depicted on Exhibit B, from the C-1 Limited Commercial District to the C-2 
General Commercial District.  
 
 Section 2.  All other sections, parts and provisions of the Mount Joy Township Zoning 
Ordinance shall remain in full force and effect as previously enacted and amended. 
 
 Section 3. In the event any provision, section, sentence, clause or part of this Ordinance 
shall be held to be invalid, illegal or unconstitutional by a court of competent jurisdiction, such 
invalidity, illegality or unconstitutionality shall not affect or impair the remaining provisions, sections, 
sentences, clauses or parts of this Ordinance, it being the intent of the Board of Supervisors that the 
remainder of the Ordinance shall remain in full force and effect.  
 
 Section 4.  These amendments shall take effect and be enforced from and after their approval 
as provided by law.  
 
 DULY ORDAINED AND ENACTED this _____ day of ________, 2023, by the Board of 
Supervisors of Mount Joy Township, Lancaster County, Pennsylvania, in lawful session duly assembled.  
 
       MOUNT JOY TOWNSHIP 
       Lancaster County, Pennsylvania 
 
 
Attest:____________________   By:_____________________________ 
 (Assistant) Secretary     (Vice) Chair 
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