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Gregg I Adelman, Esquire
Direct Dial: (610) 941-2552
Direct Fax: (610) 684-2001
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November 10, 2025

VIA

MAIL AND EMALIL (justin@mtjoytwp.org)

Mr. Justin Evans
Assistant Zoning Officer
Mount Joy Township

8853

Elizabethtown Road

Elizabethtown, PA 17022

RE:

Dear

Ironwood Real Estate, LLC/Etown IRE Associates, LLC
1551 South Market Street - Subdivision Plan

Justin:

On behalf of Ironwood Real Estate, LLC/ Etown IRE Associates, LLC, I attach two (2) full sized
copies and eight (8) 11”x17” sized copies of a revised Subdivision Plan prepared by Blue Marsh
Associates, LLC last revised November 7, 2025 and further offer the following responses to the review
comments received from Mount Joy Township and the Lancaster County Planning Commission:

Lancaster Civil September 18, 2025 Review Letter

Zoning Ordinance

1.

The maximum height requirement shall be added to the Zoning Data table (135-135.A).

The maximum height requirement has been added to the subdivision plan.

All off-street parking lots shall be set back at least 15 feet from the side and rear lot lines (135-
135.E(2)(c) & 135-135.E(3)(b)). These setbacks should be shown on the plans.
The parking setbacks have been added to the subdivision plan.
The existing impervious coverage exceeds 65%. This is an existing non-conformity (135-
135.F(2)).
No response required.
Clear sight triangles and stopping sight distances shall be shown at the existing access points
(135-299.E(2) & 119-31.D(12)).
There are no changes proposed to be made to the site or the access points. The existing
conditions will remain.
Kaplin Stewart Meloff Reiter & Stein, P.C. Offices in
Union Meeting Corporate Center Pennsylvania
910 Harvest Drive, P.O. Box 3037 New Jersey

Blue Bell, PA 19422-0765
610-260-6000 tel
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. Riparian corridors shall be established to include 30 feet on each side of the watercourse,

measured from the top of each stream bank (135-306.B). The applicant shall enter into a
recordable agreement with the Township providing for the permanent maintenance of the
riparian corridor, in a form acceptable to the Township Solicitor (135-306.F).

A proposed riparian corridor has been added to the subdivision plan. The applicant will
enter into a riparian corridor maintenance agreement prior to subdivision plan
recording.

The total required number of spaces for the retail store use (i.e. shopping center) shall be
corrected (135-343.C). The required number of parking spaces may be reduced by 20% for
joint parking lots (135-344.A).

The required number of parking spaces for the shopping center has been reduced by
20%.

The parking space requirement based on the number of employees shall be included in the
required parking space calculation for the Drive-Through Restaurant use (135-343.C(5)).

The parking requirement for the Drive-Through Restaurant use has been updated on the
subdivision plan.

A cross-access easement and maintenance agreement that ensures the common use of, access
to, and maintenance of the joint-use parking lot for proposed lots 1 and 2. The agreement shall
be provided in a form acceptable to the Township Solicitor (135-344.C).

Will comply. A reciprocal easement agreement will be provided for review prior to
subdivision plan recording.

Off-street loading space information shall be shown on the plans (135-346).

There are no changes proposed to be made to the site or the loading areas. The existing
conditions will remain.

Subdivision and Land Development Ordinance

10.

1.

The application indicates that this is a “Minor Subdivision Plan” however since this
subdivision involves non-residential uses, it must be processed as a standard subdivision plan
(119-25.C(4)(a)). The plan title shall be corrected to reflect that this is a standard subdivision.

The subdivision plan title has been revised to “Preliminary/Final Subdivision Plan”.

The plan should be submitted as a preliminary subdivision plan (or a waiver requested to allow
it to be processed as a preliminary/final plan) (119-25.C(2)).

A waiver is requested to process the subdivision plan as a combined preliminary/final
application.
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12.

13.

14.

15.

16.

17.

18.

19.

20.

The plans shall be signed and sealed by a registered engineer, surveyor or landscape architect
(119-31.A(5)).

The subdivision plan has been signed by the surveyor.

The name of the owner and developer/subdivider of the subtract tracts shall be clearly
identified on the plans. The address of the owner and developer/subdivider of the subtract
tracts shall be added to the plan (119-31.B(3)).

The name of the equitable owner/subdivider has been added.
The location map shall be drawn to scale (119-31.B(8)).
The location map has been drawn to scale.

The zoning district boundary lines for Elizabethtown Borough shall be shown and labeled on
the plans (119-31.B(9)).

The zoning district boundary lines have been added.

The location of the boundaries with West Donegal Township and Elizabethtown Borough shall
be shown on the plan (119-31.B(2) & 119-31.B(9)).

The municipal boundary line has been added.

The plan shall identify all prior plans, including all notes or restrictions affecting the current
development, with a verification signed by the design professional that such list is complete
and correct (119-31.B(14)).

Prior plans, if any, have been added under the Reference section.

The names of all adjacent landowners shall be shown on the plan, including those across
existing rights-of-way (119-31.C(2)). The plan book for the adjacent landowners shall be
shown on the plans.

The names and recording information of landowners across the existing rights of way
have been added.

Existing features (i.e. buildings, stormwater management facilities, public utilities, etc.) within
200 feet of the subject tract shall be shown on the plans (119-31.C(3)).

A waiver from Section 119-31.C(3) is hereby requested to accept an aerial of the existing
features in lieu of adding the existing features to the subdivision plan. There are no
proposed changes to the site under this application.

The cartway for S.R. 0230 and all existing access drives shall be shown on the plans. The
dimensions of existing rights-of-way and cartways for streets, as well as dimensions for
existing access drives, shall be added to the plan (119-31.C(3)(a)).

The existing rights of way and cartway dimensions from the centerline of the road per
the recorded PennDOT right of way plan have been added.
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21.

22.

23

24.

25.

26.

27.

28.

29.

The existing stream on the subject tract shall be shown on the plans (119-31.C(5)).
The existing stream has been added.

The total number of lots, units of occupancy, density, and land use shall be provided on the
plans (119-31.D(3)).

The plan shows the total number of lots is three (3) and there are multiple
commercial/retail buildings existing on the property.

. A wetlands study shall be provided (119-32.B & 119-34.E(3)(c)).

Waivers from Sections 119-32.B and 119-34.E(3)(c) are requested as no new development
is proposed as part of this application, and therefore, there is no impact to wetlands, if
any exist on the property.

All certificates shall be executed prior to final plan approval (119-35.E).
Will comply.

The Lancaster County Planning Commission certificate shall be shown on the plans (119-
35.E(1)(d)).

The LCPC certificate has been added.

Written notice shall be provided from the DEP that approval of the sewer planning module has
been granted or notice from the Department that such approval is not required (119-35.E(2)(a)
& 119-60.A).

There are no new structures or changes in use proposed as part of this application, which
only creates a new subdivided lot for ownership purposes. Therefore, this subdivision
does not constitute a “new land development revision” under PA DEP sewage facilities
planning regulations.

A land development agreement in a form acceptable to the Township Solicitor shall be
executed (119-35.E(4)(f)).

There is no land development associated with this application, which only creates a new
subdivided lot for ownership purposes. Therefore, a land development agreement is not
required.

A construction cost estimate and financial security shall be provided (119-41 & 113-60).

There is no construction associated with this application, which only creates a new
subdivided lot for ownership purposes. Therefore, a construction cost estimate and
financial security agreement is not required.

The frontage along South Market Street (S.R. 230) shall be improved in accordance with 119-
52.J or as indicated on the Township Official Map, whichever is greater. Improvements shall
include curbing, sidewalk, dedication of additional right-of-way and construction of a second
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30.

31.

32.

33.

34.

35.

westbound through lane. The required right-of-way indicated on the Official Map is 100 feet
for South Market Street (S.R. 230); it is currently unclear whether the existing right-of-way
meets this requirement (119-52.J(3)(a) & 119-53.B(2) / 119-53.C).

Waivers from Sections 119-52.J(3)(a) & 119-53.B(2) / 119-53.C are requested since this
application only creates a new subdivided lot for ownership purposes and there is no
development or construction proposed.

If the Township determines that the road improvements required by 119-52.J(3)(a) are not
feasible at the time of development, the developer shall deposit funds with the Township in the
amount of 110% of the cost of improvements, or the applicant shall enter into an agreement
that would defer road improvements to a time the Township would deem such road
improvements as feasible (119-52.J(3)(d)).

A waiver from Sections 119-52.J(3)(d) is requested since this application only creates a
new subdivided lot for ownership purposes and there is no development or construction
proposed.

A note shall be added to the plan with the requirement that nothing shall be placed, planted,
set or put within an easement that would adversely affect the function of the easement or
conflict with the easement agreement (119-56.B). This note shall also be included in all deeds
for lots which contain an easement.

The note has been added.

Three monuments shall be spaced around the proposed project, with at least two of the
monuments places as consecutive corners along the street right-of-way (119-57.B).

Will comply. The location of the proposed monuments has been added.

Lot line markers shall be set at the street right-of-way and at all angles in property lines, where
lot lines intersect curves, and at the intersection of all other property lines (119-57.D).

Will comply. The lot line markers will be set accordingly.

The plans shall indicate when the lot line markers and concrete monuments are to be set (119-
31.D(14)(a) & 119-57.D).

The locations of the lot line markers and concrete monuments have been added.

Any action taken on waiver requests, dates, and any conditions of approval shall be added to
the cover sheet (119-91.C).

Will comply. A list of the requested waivers has been added to the plan.

Josele Cleary, Esquire September 18, 2025 Review Letter

A zoning application seeking a variance from the maximum permitted impervious coverage
has been submitted.
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e A reciprocal easement agreement among the other parcel owners in the shopping center will
be established providing for reciprocal access, parking, and maintenance. A draft of the
reciprocal easement agreement will be provided to the Township Solicitor for review prior to
recording of the subdivision plan.

e E-town Associates, L.P. (owner of parcel #460-8022200000) does not own any land that is part
of this application, which is why E-town Associates, L.P. is not listed as an owner on the
subdivision plan. There are no reciprocal easement or shared parking agreements of record
known to the applicant.

e The off-street parking zoning data table has been updated to demonstrate there is adequate
parking for both Lot 1 and the 1575 Market St building.

e The handicapped accessible parking spaces have been labeled on the plan.

Lancaster County Planning Commission October 8., 2025 review letter

e Revised deeds for the newly subdivided lot and residual existing lot will be prepared and
recorded.

e A reciprocal access easement agreement will be prepared and recorded.

Sincerely yours,

{"'7?57/%"

Gregg I Adelman, Esquire
/attachments

cc (via email only):  Patricia Bailey, Township Secretary / Assistant Zoning Officer
Josele Cleary, Esquire, Township Solicitor
Benjamin S. Craddock, P.E., Township Engineer
Renee Addleman, Planner, LCPC
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UP #32471 N 7 e | T—A RS H EDGE OF METAL APPROX. LOCATION SAN. MH\@ 250-39525-0-0000, ELIZABETHTOWN BOROUGH/MOUNT JOY TOWNSHIP, LANCASTER
([ OWNER D 529572 RIP-RAp P OB - Pt E; - ) PAVEMENT GUIDE RAL J W ?;ERU'E%WE;A?KNSUU REBAR W/\ COUNTY, PENNSYLVANIA” PREPARED BY COLLIERS ENGINEERING & DESIGN, DATED
ll N - &
. | (PARGEL "2) / \ - o \\.,:—7 s S E——— 2 " — ® (SEE NOTE 3) CAP FOUND SSEUS#TZSZ,BQ%QZ%UEST REVISED APRIL 19, 2023 AS REVISION NO. 6 AND FILED IN
ON THIS, THE _____ DAY OF , 20___, BEFORE ME, THE UNDERSIGNED | —_— J ‘ — : TRelomd
CONC. WALK - =2 q OH 0 — - AP T on
OFFICER PERSONALLY APPEARED BEING ‘ TONC: cuW@\L |\ oL - H OH P —OH OH o - 5. MAP ENTITLED "FINAL SUBDIISION PLAN, OAK MANOR, SECTION I, BLOCK "B,
OF WHO, BEING , -l APPROACH RIP=RAP PROPOSED g——S R
DULY SWORN OR AFFIRMED ACCORDING TO LAW, DEPOSES AND SAYS THAT THE CORPORATION IS THE | P dist o\ e W ‘ 9, e | CORNER @ UP 432528 coNc BOROUGH OF ELIZABETHTOWN — LANCASTER CO. PENNSYLVANIA' PREPARED BY
OF THE PROPERTY SHOWN ON THE PLAN, THAT THEY ARE S29%62.15 T GUIDE RAL CONC. UP #16 32505 i : — e/ éQ%SZ (T0 8E SET) 29549 19 365 RICHARD R. CRAMER, DATED JULY 27, 1988, LAST REVISED AUGUST 31, 1988 AND
AUTHORIZED TO EXECUTE SAID ON BEHALF OF THE CORPORATION, THAT THE CORPORATION DESIRES ~ — | HEADWALL 59559 360 W/ EDGE OF PAVEWENT W : PARCEL #460 6300100000 FILED AS PLAN J-162-35, PG. 1.
THE SAME TO BE RECORDED. T - R=5689.58' (3)TRANS & CONC. UP #17 32515 R=5689.58' CONC SIGN ¥ - ‘ APPROX L(!CY;\gN »
L - _ L=14958 (2)coNDuT HEADWALL $29554 361 JNZZZ L=419.83' ., 0C *SPEED LIAT 40° APPROL. LOGTON 6. MAP ENTITLED "LOT ADD-ON PLAN, MSS ASSOCIATES LTD. 1821 OREGON PKKE,
— A=0T3023— A=04°13'40" \ (PER UTLITY MARKOLT) LANCATER, PA 17604” PREPARED BY DAVID MILLER/ASSOCIATES, INC., DATED AUGUST
— —N R9°24'0()" - (ASPHALT ROADWAY) PR (SEE NOTE 3) 1, 1990 AND FILED AS PLAN J—175-25.
— — CHB=N 62°34'00" W(SP) ———— — —— " CHB=N63°55'38" W(SP) S
— — __ CHD=149.58 CENTER LINE @T&Qﬁ@ CHD=419.74' ' - [ - - 7. MAP ENTITLED “FINAL LAND DEVELOPMENT PLAN, MARKET STREET SQUARE, MOUNT JOY
—(PARCEL '2') (OVERALL) TOWNSHIP & ELIZABETHTOWN BOROUGH, LANCASTER COUNTY, PA” PREPARED BY DAVID
— / MILLER/ASSOCIATES, LAST REVISED JANUARY 8, 1993 AND FILED AS PLAN J—181-117,
S SOUTH MARKET STREET o
- /
— — (AK.A. S.R. 0230) 8. MAP ENTITLED "COMMONWEALTH OF PENNSYLVANIA DEPARTMENT OF TRANSPORTATION
CORUER TITE LIE — (VARWBLE WIDTH ROM.) / DRAWINGS AUTHORIZING ACQUISITION OF RIGHT—OF WAY FOR STATE ROUTE 0230,
—~ SECTION 041 R/W IN LANCASTER COUNTY” SHEETS 1-13 OF 13.
—— - - 9. ZONING MAP OF MOUNT JOY TOWNSHIP, AS AMENDED THROUGH MAY 20, 2024.
MY COMMISSION EXPIRES
APPROX. LOC. PARCEL 10.  MAP ENTITLED "ALTA/NSPS LAND TITLE SURVEY, IRONWOOD REAL ESTATE, LLC, #1551
MUNICIPAL #460-7929900000 SOUTH MARKET STREET, PARCEL #460-6300100000 & PARCEL #460—8022200000,
[ 7ONING DATA j —— BOUNDARY  LINE LANDS N/F TOWNSHIP OF MOUNT JOY, LANCASTER COUNTY, COMMONWEALTH OF PENNSYLVANIA”,
S~a TRI-STATE BIOMEDICAL SERVICES PREPARED BY BLUE MARSH ASSOCIATES, INC., DATED 6-4-2025, PROJECT NO.
- 25-A—142.
ZONED: C-2 (GENERAL COMMERCIAL DISTRICT) INST. 6755689
PARCEL (#1584 S. MARKET ST.)
REQUIREMENT REQUIRED EXISTING PROPOSED PARCEL '1’ | PROPOSED PARCEL ‘2’ #160-2975110001 ~<_ - GRAPHIC SCALE
MIN. LOT AREA 10,000 SF. 162,689.7 SF. 124,958.0 SF. 37,731.7 SF. LANDS N/F - 0 5 - 5 0
MIN. LOT WIDTH 75 F1 570 T 270.25 FT/423.00 FT 149.58 F1/149.58 T JAMES A NARDO / PARCEL
MIN. LOT DEPTH 100 T 357.43 F1/375.85 FT 367.41 FT1/375.85 FT 247.43 FT1/257.54 FT (#10 ANCHOR RD.) 7 #160-3461000000 -~
MIN. FRONT YARD SETBACK 35 1 704 1 2035 FT 70.4 FT ANOS NP \
MIN. SIDE_YARD SETBACK 15 FT 340 443 1 340 FT/775 it
CHARLES J. McCARDELL
ey Y — o o it i ~r SCALE:1*=30
: L SN 2 s (#20 ANCHOR RD.)
MAX. BUILDING HEIGHT 35 21.3/17.8 21.3 17.8 / #160-4563700000 ' DATE: 8—5-2025
MIN. FRONT YARD SETBACK (OUTDOOR STORAGE) N/A NONE NONE NONE I NS N SURVEYOR'S CERTIFICATION s B PRELIMINARY/FINAL SUBD/IVISION PLAN
m SH‘\ADPEE;\(/KTUEQRCSCEgAGSEBACK (OUTOOR STORAGE) égf gg@; . gg%; . QSNWE/ / CLIFFORD A. HOSTETTER p AREEL | HEREBY CERTIFY THAT, TO THE BEST OF MY KNOWLEDGE, THE SURVEY AND PLAN SHOWN FELD BK. NO: 25-02
: d I% : 1% INST. #6582767 4160.5427700000 AND DESCRIBED HEREON IS TRUE AND CORRECT TO THE ACCURACY REQUIRED BY CHAPTER i
ZONED: C-2 (PARKING REGULATIONS) (#30 ANCHOR RD.) 119, SUBDIVISION AND LAND DEVELOPMENT. PROJECT NO.. 25—-A—142 J et
— — ! TAMLI‘EAQLDYSSN II3:ELL DRAWN BY:  S.N.W./S.C.H. #1551 SOUTH MARKET STREET
EEETCZ\LE‘RS%AREE’:T EYCEPT THOSE SPECFICALLY S Es(fﬁi‘ci?w 000 SF WE:E;STT‘(’?;L TE@OPT?EAELD - [ LIST OF WAIVERS ] 'I INST. 46267086 REVIEWED BY: T.D.M./J.J.W. PARCEL #460-6300100000
NAMED ABOVE, SHALL BE PROVIDED WiTH OF GROSS/F’LOOR s (REGUBAR e (#40 ANCHOR RD,) REV=1: 11-7-2025 TOWNSHIP OF MOUNT JOY, LANCASTER COUNTY
: ( ) 131 (REGULAR) N/A 1. WAVER REQUESTED TO PROCESS THE SUBDIVISION PLAN AS A
FIVE PARKING SPACES PER 1,000 SQUARE FEET (338704 EX. SF) " COMBINED PRELIMINARY /FINAL APPLICATION REV. PER COMMENT LETTER 9-18-2025 COMMONWEALTH OF PENNSYLVANIA
OF GROSS FLOOR AREA 60 SPACES (W/ 20% | 7 (RESERVED) 5 (RESERVED) 2. WAVER REQUESTED FROM SECTION 119.31.C(3) TO ACCPET AN '
. 31, REV-2:
RED. SEC. 135-344.A) AERIAL OF EXISTING FEATURES IN LIEU OF ADDING EXISTING ( OWNER/APPLICANT D ( AREA TABLE ) B I_ “ E m H H s H H s s 0 c I H TE s I " c
DRVE-THROUGH AND,/OR FAST—FOOD: 1 SPACE EVERY 2 | 158 (TOTAL) 22 (T0TAL) FEATURES TO THIS PLAN. y
SEATS & 1 SPACE 3. WAVERS REQUESTED FROM SECTION 119-32—B AND EXISTING PARCEL #460-6300100000 = 162,689.7 S.F. OR 3.735 AC. REV-3.
RESTAURANTS SHALL BE PROVIDED WITH | rvery enpLoree. | 0! (RECULAR N/A 20 (RECULAR) 119-34.E(3)(c) AS NO NEW DEVELOPMENT IS PROPOSED AS PART OWNER: PENNSYLVANIA CVS PHARMACY, LLC 4 ¢ LAND SURVEYORS & PLANNERS
SPACE FOR EVERY 2 SEATS PLUS AN ADD. 22 SPACES 7 (RESERVED) 2 (RESERVED) OF THIS APPLICATION, AND THEREFORE, THERE IS NO IMPACT TO ONE CVS DRIVE PROPOSED PARCEL ’1' = 124,958.0 S.F. OR 2.869 AC. ~ Qo aoTon ROAD. SUITE A 1541 ROUTE 37 EAST. SUITE B
WOONSOCKET, RI 02895 ' :
SPACE PER EMPLOYEE ON THE LARGEST SHIFT WETLANDS, IF ANY EXIST ON THE PROPERTY. : PROPOSED PARCEL 2’ = 37,731.7 S.F. OR 0.886 AC. REV-4: ’ \ WARRINGTON, PA 18976-2370 TOMS RIVER, NJ 08753 —
4. WAVER REQUESTED FROM SECTIONS 135-299.E(2) & 215-278-4053 (MAIN) 730-552-3641 (MAN)
PRIOR TO USE FOR ANY EVALUATION OR DESIGN PURPOSE MUST CONFIRM CURRENT ZONING CODE. 119-31.0(12) FROM SHOWING CLEAR SIGHT TRANGLES AND EQUITABLE  ETOWN IRE ASSOCIATES, LLC 215-343-0216 (FAY) 752-920-8915 (FAX) oL
* IMPERVIOUS AREAS DO NOT INCLUDE ANY AREA CALCULATIONS FROM PARCEL 460-8022200000 STOPPING DISTANCES AS NO PROPOSED CHANGES TO THE EXISTING OWNER P.0. BOX 14 REV—5: ) L @)
* IMPERVIOUS AREA COVERAGE EXCEED 65% AND THIS IS AN EXISTING NON—CONFORMITY (PER 135-135.F(2)). SITE CONDITIONS. APPLICANT:  VILLANOVA, PA 19085 SEANGYLVANA PROFESSIONAL LAND SURVEYOR #SU-37826-E www.BlueMarshAssociates.com 5 -
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December 2, 2025

Justin Evans

Assistant Zoning Officer
Mount Joy Township
8853 Elizabethtown Road
Elizabethtown, PA 17022 LANCASTER CIVIL

* * engineering company * *
p-0. box 8972, lancaster, pa 17604-8972
www. lancastercivil.com

Via email: justin@mtjoytwp.org

Re: Ironwood Real Estate, LLC (1551 South Market Street)
Minor Subdivision Plan
Township Permit No. 25-16-MSDP
LCEC Project No: 25-203

Dear Mr. Evans,

We have received a minor subdivision plan submission by Blue Marsh Associates, Inc
(submitted by Kaplin/Stewart attorneys) for the above-referenced project. The submission
consisted of the following documents:

e Comment response letter dated November 10, 2025
e Minor Subdivision Plan revised November 7, 2025

Based upon my review of the submitted information, | offer the following comments for the
Township to consider:

Zoning Ordinance

1. The maximum height requirement shown in the Zoning Data table shall be corrected (135-
135.A).

2. The existing impervious coverage exceeds 65%. This is an existing non-conformity.
However, the proposed impervious coverage for Proposed Lot 1 (75.8%) exceeds the
existing, non-conforming impervious coverage (70.7%); this would require a variance from
the Zoning Hearing Board (135-135.F(2)).

3. Clear sight triangles and stopping sight distances shall be shown at the existing access
points (135-299.E(2) & 119-31.D(12)). The applicant appears to have requested a waiver
of this requirement since this requirement is listed in the “List of Waivers” on the Cover
Sheet; however the response letter does not state a waiver is being requested.

Waiver response: The applicant indicates that there are no improvements which change
the site or access points and that existing conditions will remain; however, | do not believe
the applicant has provided sufficient justification as to the hardship of this requirement to
show clear sight triangles on the plans. Therefore, | am unable to support a waiver of this
requirement.

4. The applicant shall enter into a recordable agreement with the Township providing for the
permanent maintenance of the riparian corridor, in a form acceptable to the Township
Solicitor (135-306.F).



8.

The total required number of spaces for the retail store use (i.e. shopping center) shall be
corrected (135-343.C). For 33,870 sf of gross floor area, 169 parking spaces would be
required (5 spaces per 1,000 sf of floor area). The required number of parking spaces may
be reduced by 20% for joint parking lots (135-344.A)

A calculation showing the number of seats and employees shall be provided for the
parking space requirements for the Drive-Through Restaurant use (135-343.C(5)).

A cross access easement and maintenance agreement that ensures the common use of,
access to, and maintenance of the joint-use parking lot for proposed lots 1 and 2. The
agreement shall be provided in a form acceptable to the Township Solicitor (135-344.C).

Off street loading space information shall be shown on the plans (135-346).

Subdivision and Land Development Ordinance

9.

10.

11.

12.

13.
14.

15.

16.

17.

18.

The plan should be submitted as a preliminary subdivision plan (119-25.C(2)). The
applicant has requested a waiver of this requirement.

Waiver response: The applicant proposes to process this as a preliminary/final plan which
includes both preliminary and final plan requirements. This project is not phased and
proposes a simple subdivision; therefore, | have no objection to a waiver of this
requirement.

The plans shall be signed and sealed by a registered engineer, surveyor or landscape
architect (119-31.A(5)).

The zoning district boundary lines for Elizabethtown Borough shall be shown and labeled
on the plans (119-31.B(9)).

The plan shall include a verification signed by the design professional that the list of prior
plans is complete and correct (119-31.B(14)).

The plan book for the adjacent landowners shall be shown on the plans (119-31.C(2)).

Existing features (i.e. buildings, stormwater management facilities, public utilities, etc.)
within 200 feet of the subject tract shall be shown on the plans (119-31.C(3)). The
applicant has requested a waiver of this requirement.

Waiver response: The plan currently shows existing features within 50 feet of the subject
tract and there are no proposed improvements as part of this plan. The features that are
not shown would not be affected by the project or visa versa, therefore | have no objection
to a waiver of this requirement.

The cartway for S.R. 0230 shall be shown on the plans. The dimensions of existing rights-
of-way and cartways for streets, as well as dimensions for existing access drives, shall be
added to the plan (119-31.C(3)(a)).

The total number of lots, units of occupancy, density, and land use shall be provided on
the plans (119-31.D(3)).

A wetlands study shall be provided (119-32.B & 119-34.E(3)(c)). The applicant has
requested a waiver of this requirement.

Waiver response: There are no proposed improvements as part of this plan. The National
Wetland Inventory website indicates that there are no wetlands on the subject tract and
the majority of the site is developed. Based on these considerations, | have no objection
to a waiver of this requirement.

All certificates shall be executed prior to final plan approval (119-35.E).
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19. The Lancaster County Planning Commission certificate shown on the plans shall be
updated to the current version (119-35.E(1)(d)).

20. Written notice shall be provided from the DEP that approval of the sewer planning module
has been granted or notice from the Department that such approval is not required (119-
35.E(2)(a) & 119-60.A). The response letter indicates that this plan does not constitute a
“new land development revision” under PADEP sewage facilities planning regulations.
While we do not disagree with this statement, the ordinance requires written notice from
DEP as confirmation.

21. A land development agreement in a form acceptable to the Township Solicitor shall be
executed (119-35.E(4)(f)). Aland development agreement is not necessary if the concrete
monuments and lot markers are set prior to the recording of the plans.

22. A construction cost estimate and financial security shall be provided (119-41). A cost
estimate/financial security are not necessary if the concrete monuments and lot markers
are set prior to the recording of the plans.

23. The frontage along South Market Street (S.R. 230) shall be improved in accordance with
119-52.J or as indicated on the Township Official Map, whichever is greater.
Improvements shall include curbing, sidewalk, dedication of additional right-of-way and
construction of a second westbound through lane. The required right-of-way indicated on
the Official Map is 100 feet for South Market Street (S.R. 230); it is currently unclear
whether the existing right-of-way meets this requirement (119-52.J(3)(a) & 119-53.B(2) /
119-53.C). The applicant has requested a waiver of this requirement.

Waiver response: The subject tract has existing curb and sidewalk for approximately 145
feet of frontage but approximately 275 feet of property frontage lacks curb and sidewalk.
Curb and sidewalk are currently installed continuously (except where broken by driveways
or parking lots) along the northern side of S.R. 230 for more than two miles from Sheaffer
Road through Elizabethtown Borough to north of Linden Avenue. The subject property
represents the only property within the 2 mile pedestrian corridor, where no pedestrian
accommodation is provided. According to PennDOT data, the average daily traffic for S.R.
230 is more than 13,000 vehicles per day. In my opinion, adding curb and sidewalk at this
location will provide a significant benefit to pedestrian safety by providing separation from
vehicular traffic and by closing a major gap within the 2 mile pedestrian corridor, without
adversely affecting the intent of the plan (to create an additional lot). Based on these
considerations, | am unable to support a waiver of this requirement.

24. If the Township determines that the road improvements required by 119-52.J(3)(a) are not
feasible at the time of development, the developer shall deposit funds with the Township
in the amount of 110% of the cost of improvements, or the applicant shall enter into an
agreement that would defer road improvements to a time the Township would deem such
road improvements as feasible (119-52.J(3)(d)).

25. The proposed property corners symbols shall be labeled to differentiate between the
different types of corners to be set (119-57.B & 119-57.D). It currently appears that
concrete monuments are to be set at each corner; however, there are three different
“proposed property corners” symbols shown in the legend.

26. The plans shall indicate when the lot line markers and concrete monuments are to be set
(119-31.D(14)(a) & 119-57.D).

27. Any action taken on waiver requests, dates, and any conditions of approval shall be added
to the cover sheet (119-91.C).
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If you should have any questions or need additional information, please do not hesitate to contact
me at bencraddock@Iancastercivil.com or via telephone at 717-799-8599.

Sincerely,

,_,7 Digitally signed by Benjamin S.
Craddock,
! L C DN: C=US,
+Craddock Expenc om,
O=Lancaster Civil Engihééring Co:,
CN=Benjamin S. Craddock
Date: 2025.12.02 15:38:03-05'00

Benjamin S. Craddock, PE, President
LANCASTER CIVIL

cc: Patricia Bailey, Township Secretary / Assistant Zoning Officer (via email)
Josele Cleary, Esquire, Township Solicitor (via email)
Renee Addleman, Planner, LCPC (via email)
Kristen Shepherd, Kaplin/Stewart (via email)
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[2026-01-22]

PROPOSED MOTION FOR THE PRELIMINARY/FINAL SUBDIVISION PLAN
PENNSYLVANIA CVS PHARMACY, LLC
M.J.T.P.C. File # 25-16-MSDP

| move that the Township Planning Commission grant waivers of Chapter 119 of the Code of
Ordinances of the Township of Mount Joy, i.e. the Mount Joy Township Subdivision and Land
Development Ordinance as follows:

(1) §119-25.C(2) — preliminary plan requirement

(2) §119-31.C(3) — existing features within 200’ of the site
(3) §119-32.B & §119-34.E(3)(c) — wetlands study

(4) §119-52.J —road frontage improvements

And having granted such waivers, grant approval of the Preliminary/Final Subdivision Plan —
Pennsylvania CVS Pharmacy, LLC (the “Plan”) prepared by Blue Marsh Associates, Inc., Drawing
No. 25-A-142, dated August 5, 2025, subject to the following conditions:

1.

To the extent not otherwise provided in these conditions, Applicant shall address the
comments of the Township Engineer’s review letter dated December 2, 2025.

To the extent not otherwise provided in these conditions, Applicant shall address the
comments of the Township Solicitor’s review letter dated September 18, 2025.

Applicant shall address and comply with all conditions contained in the Mount Joy Township
Zoning Hearing Board (MJTZHB) decision for Case #250019.

An easement shall be delineated on the Plan for the purpose of shared access and circulation
between Lot 1 and Lot 2. Additionally, an agreement shall be executed and recorded to grant
said easement.

Applicant shall submit a fully executed agreement providing for permanent maintenance of
the riparian corridor, which shall be acceptable to the Township Solicitor and in recordable
form. The Agreement, fully executed, shall be submitted and approved prior to the release
of the final plan for recording.

If the required concrete monuments and/or lot markers are not set prior to release of the
final plan for recording, applicant shall submit a fully executed Land Development
Agreement, which shall be acceptable to the Township Solicitor. Said Agreement shall be
submitted and approved prior to the release of the final plan for recording.

If the required concrete monuments and/or lot markers are not set prior to release of the
final plan for recording, applicant shall submit financial security to guarantee the proper
installation of all improvements associated with this land development project prior to the
release of the final plan for recording and shall be in a form acceptable to the Township
Solicitor. The amount of said financial security shall be in the amount consistent with the
construction cost opinion approved by the Township Engineer.



[2026-01-22]

8. Applicant shall reimburse the Township for all reasonable engineering and legal fees incurred
in the review of plans under the Subdivision and Land Development Ordinance, Storm Water
Management Ordinance, and other governing ordinances; review or preparation of
documentation required in connection with the development; review and approval of
financial security and other documentation; inspection of improvements; and for other costs
as set forth in these Conditions within 30 days after receipt of an invoice for such fees. If
Applicant fails to pay such costs within 30 days after the date of a written invoice for such
costs, Applicant shall be in violation of this Condition.



[2026-01-22]

ACCEPTANCE OF CONDITIONS UPON APPROVAL OF A
PRELIMINARY/FINAL SUBDIVISION PLAN
IMPOSED BY THE PLANNING COMMISSION OF MOUNT JOY TOWNSHIP
FOR

PENNSYLVANIA CVS PHARMACY, LLC
M.J.T.P.C. File # 25-16-MSDP

| have reviewed the conditions imposed by the Planning Commission of Mount Joy Township,
Lancaster County, Pennsylvania, at the meeting on January 29, 2026, upon the approval of the
Preliminary/Final Subdivision Plan for Pennsylvania CVS Pharmacy, LLC, prepared by Blue Marsh
Associates, Inc., Drawing No. 25-A-142, dated August 5, 2025. In my capacity as
developer/developer's agent and being authorized to do so, and intending to be legally bound, |
hereby accept the imposition of the conditions attached hereto as part of the approval of the
above-described subdivision and/or land development project. | expressly waive any
requirements of the Pennsylvania Municipalities Planning Code that the Township provide a
section number of a governing ordinance, statute or regulation upon which such conditions are
based and a description of the requirements which have not been met. To the extent that any
condition is not based upon a specific requirement of a governing ordinance, statute or
regulation, | expressly waive any right which | may have to challenge the imposition of such
condition. If signing as developer’s agent, | expressly state that | have been authorized by
developer to agree to the conditions imposed upon the approval of the above-described

subdivision and/or land development application.

Date:

Signature

Printed Name

Title



