


 

 

BEFORE THE MOUNT JOY TOWNSHIP BOARD OF SUPERVISORS 
LANCASTER COUNTY, PENNSYLVANIA 

PETITION TO AMEND THE MOUNT JOY TOWNSHIP ZONING MAP 
 
 Pursuant to Section 135-391 of the Mount Joy Township Zoning Ordinance of 2012, as 
amended (the “Zoning Ordinance”), 2360 Sheaffer, LLC, a Pennsylvania limited liability 
company, by and through its counsel, McNees Wallace & Nurick LLC, respectfully petitions the 
Board of Supervisors (the “Board”) of Mount Joy Township (the “Township”) to amend the 
Mount Joy Township Zoning Map (the “Zoning Map”) as hereinafter set forth. In support 
thereof, the following is averred: 

Background 

1. The petitioner in this matter is 2360 Sheaffer, LLC a Pennsylvania limited liability 
company with an address of 1737 W. Main Street Ephrata, Pennsylvania 17522 (the 
“Petitioner”). 

2. Petitioner is the record owner of an approximately 57.151-acre tract of vacant land 
located north of Sheaffer Road in Mount Joy Township, Lancaster County, Pennsylvania, 
commonly known as 2360 Sheaffer Road and further identified by Lancaster County Tax 
Parcel ID No. 460-61744-0-0000 (the “Property”). 

3. The Property is in the Township’s R – Rural District (the “R District”), but is bordered to 
the north, east, and south by lands in the R-2 – Medium-Density Residential Zoning 
District and to the west by Elizabethtown Borough. An excerpt of the Township’s Zoning 
Map depicting the Property and the applicable zoning is enclosed herewith as Exhibit A. 

4. Petitioner desires to comprehensively subdivide and develop the Property for residential 
purposes consisting of 98 single-family detached lots, 3 open space lots, streets, 
stormwater management facilities, and recreational amenities (the “Proposed 
Development”). A concept plan depicting the Proposed Development is attached hereto 
as Exhibit B (the “Concept Plan”). 

5. To facilitate the Proposed Development on the Property in the manner shown on the 
Concept Plan, Petitioner is respectfully requesting that the Board amend the Zoning Map 
to reflect a rezoning of the Property from the R District to the R-1 District – Low-Density 
Residential District (the “R-1 District”). 

6. As a preliminary matter, the Property abuts two smaller parcels to the south and southeast 
along Sheaffer Road, identified as Lancaster County Tax Parcel Nos. 460-42140-0-0000 
and 460-43110-0-0000 (the “Adjoining Parcels”). The Adjoining Parcels contain 
approximately 0.93 acres and 0.2 acres, respectively. Petitioner does not maintain an 
ownership interest in either of the Adjoining Parcels and, therefore, cannot advance a 
request to rezone the Adjoining Parcels in tandem with this Petition. In the event 
Petitioner’s Property is rezoned pursuant to the within request, the Township may 
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consider independently undertaking a rezoning of the Adjoining Parcels to provide for 
continuity in the R-1 District. The Adjoining Parcels are noted on Exhibit A. 

Proposed Amendment 

7. Petitioner believes, and therefore avers, that a rezoning of the Property from the R District 
to the R-1 District is consistent with the public health, safety, morals and general welfare 
of the residents of the Township, and with the intent of the Zoning Ordinance for the 
following reasons: 

a. The Property is currently in the R District. The primary purpose of the R District 
is “to promote a continuation of the rural character of the Township, characterized 
by farming, a mixture of sparsely developed residential areas, and other small-
scale nonresidential uses which do not require infrastructure typically associated 
with higher-density development such as public water or public sewer”. Zoning 
Ordinance § 135-61. The Property does not maintain any of the foregoing 
characteristics attributable to the R District. Here, the Property abuts larger-scale 
commercial development to the west, existing (and relatively dense) residential 
development to the east, and the new Klein Mills residential development to the 
north. Moreover, as discussed in greater detail hereafter, the Property is 
designated as part of an Urban Growth Area (“UGA”) by all applicable regional 
and county comprehensive plans. Finally, the Property is surrounded by lands in 
the Township’s R-2 District to the north, east, and south. To the west, the 
Property adjoins Elizabethtown Borough. It is therefore appropriate to upzone the 
Property from the R District to the R-1 District. 

b. Unlike the R District, the R-1 District “generally coincides with potential sewer 
and water utility services.” Zoning Ordinance § 135-91. Consistent with existing 
development in the Property’s vicinity, Petitioner proposes to service the 
Proposed Development with a wide array of public utilities. The proximity of 
available infrastructure, which is critical to denser residential development, favors 
a rezoning of the Property from the R District to the R-1 District. 

c. The R-1 District “is comprised of those areas where single-family detached 
dwellings are predominant.” Zoning Ordinance § 135-91. The Proposed 
Development contemplates the provision of three (3) open space lots for a total 
combined open space area of approximately 22.91 acres. Moreover, the portions 
of the Property slated for dedication to the Township as public park land include 
lands identified for future recreational facilities on Sheet 3 of the Township’s 
Official Map, dated January 2024, an excerpt of which is enclosed herewith as 
Exhibit C. As shown on the Concept Plan, Petitioner envisions the installation of 
tennis/pickleball courts, a soccer/football field, multi-sport/ basketball courts, and 
pavilions and parking areas within this dedicated area.  
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d. For the foregoing reasons, rezoning the Property to the R-1 District is logical at 
both a practical and a planning level. 

8. Petitioner believes, and therefore avers, that a rezoning of the Property from the R District 
to the R-1 District is consistent with the intent of the Northwest Regional Strategic Plan 
(the “Strategic Plan”), the Northwestern Lancaster County Comprehensive Plan (the 
“Regional Comprehensive Plan”), and Places2040, the Lancaster County Comprehensive 
Plan (the “County Comprehensive Plan”), for the following reasons: 

a. The Township adopted the Strategic Plan in 2010. The Strategic Plan serves as the 
comprehensive plan for the Mount Joy, Conoy, and West Donegal Townships, as 
well as Elizabethtown Borough. One of the Strategic Plan’s goals is for 85% of 
new residential development to occur within UGAs. Pg. 39. However, the 
Strategic Plan recognized that, at the time of its adoption in 2010, there was 
insufficient undeveloped land available to accommodate the estimated 1,378 new 
residential dwelling units that would need to be constructed in the UGA by 2030. 
Pg. 39-40. Accordingly, the Strategic Plan added eight parcels to the UGA, 
including the Property, which constitutes a portion of the Raffensperger parcel 
identified therein. Pg. 42. 

b. The Strategic Plan indicates that the Property, along with the other tracts added to 
the UGA, will be considered for rezoning and residential development when a 
developer can demonstrate that the necessary public infrastructure (sewer, water 
and transportation facilities) is available to serve them. Pg. 42. Petitioner plans to 
connect the Proposed Development to public water and sewer utilities, and has 
already begun analyzing available capacities, appropriate connection points, and 
required system upgrades. 

c. In 2024, the Lancaster County Planning Department published the Regional 
Comprehensive Plan. The Regional Comprehensive Plan, which relates to the same 
four municipalities as the Strategic Plan, reaffirms the Property as an appropriate 
site for development. Specifically, the Regional Comprehensive Plan identifies the 
Property as suitable for both residential and non-residential uses. Pg. 128. 

d. In addition to the regional plans, Places2040 also emphasizes the importance of 
focusing new residential growth within designated UGAs. Pg. 50. An excerpt of 
the Lancaster County Future Land Use and Transportation Map, which identifies 
the Property as “buildable land” within a UGA, is enclosed herewith as Exhibit D. 

e. Based on the foregoing, the three comprehensive plans applicable to the Township 
all favor a rezoning of the Property from the R District to the R-1 District. 

9. A proposed ordinance amending the Zoning Map as outlined herein (the “Proposed 
Ordinance”) is enclosed as Exhibit E. 





VERIFICATION OF OWNER

2360 Sheaffer, LLC, a Pennsylvania limited liability company, as the record owner ofthe

Property herein described, and by its authorized representative, hereby attests to the truth and

correctness of all the facts and information presented in the Petition.

2360 Sheaffer, LLC

By: /^^^^-
Nc(^e: Cl'.ffvel IA/(̂ /v/'
Title: C^\^ya'j~^'\ lvliwit/~' ar-ot Ti i "J

COMMONWEALTH OF PENNSYLVANIA

COUNTY OF LANCASTER
ss:

On t^is^ /<JF flay ofOctober, 2025, before me, the undersigned officer, personally
appeared C///%T?y iiyChu'Q^, who acknowledged himselfto be 'iheQfWll'im/f)aH(j9fo'i

2360 Sheaffer, LLC, a Pennsylvania limited liability company, and in that capacify, being
authorized to do so, executed the foregoing instrument for the purposes therein contained.

IN WITNESS WHEREOF, I hereunto set my hand a^d

Notary Publ/c i,

My commission expires: o^j/

uommonwealtti of Pennsylvanla . Notary-Seal
Nlchole L. Moore, Nolarypubllc'

LancasterCounty
My commission expires March 22, 2028

Commisslonnumber 1445371
Member, PennsylvaniaAssociation of Notaries"



 

 

EXHIBIT A 
 

Zoning Map Excerpt



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

EXHIBIT B 
 

Concept Plan



TOTAL OPEN SPACE IN
GREEN = 22.91 AC.

(40.1% OF 57.15 AC. NET
TRACT AREA)
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Management, LLC
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Lancaster County Future Land Use and Transportation Map Excerpt
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TOWNSHIP OF MOUNT JOY 
LANCASTER COUNTY, PENNSYLVANIA 

ORDINANCE NO._____________ 
 

AN ORDINANCE OF THE TOWNSHIP OF MOUNT JOY, 
COUNTY OF LANCASTER, PENNSYLVANIA, AMENDING 
THE OFFICIAL ZONING MAP FOR MOUNT JOY 
TOWNSHIP TO CHANGE THE ZONING 
CLASSIFICATION FOR LANCASTER COUNTY TAX 
PARCEL ID NO. 460-61744-0-0000 FROM THE RURAL 
DISTRICT (R) TO THE LOW-DENSITY RESIDENTIAL 
DISTRICT (R-1). 
 

BE IT HEREBY ORDAINED AND ENACTED by the Board of Supervisors of the 
Township of Mount Joy, 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. 460-61744-0-0000, as depicted on Exhibit A 
and described in Exhibit B, from the Rural District (R) to the Low-Density Residential District 
(R-1). 

 Section 2. All other provisions of the Mount Joy Township Zoning Ordinance of 
2012, as amended, 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. This amendment shall take effect and be enforced five (5) days after its 
adoption as provided by law. 
 
 DULY ORDAINED AND ENACTED this ____ day of _______________, 2025, 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) Chairman
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