
 
1438 W. Main Street, Suite E  Ephrata, PA 17522-1364 

Phone: 717.721.7444  Fax: 717.721.7447  HanoverEng.com 
 

 
Envisioning and Engineering sustainable, cost-effective, and environmentally responsible projects since 1971 

October 15, 2026 
 
Mount Joy Township 
8853 Elizabethtown Road 
Elizabethtown, PA 17022 
 

RE: Revised Lot Line Change Plan 
Waiver Requests 
James W. and Donna J. Coble 
570 and 612 Cassell Road 
Elizabethtown, PA 17022 
Mounty Joy, Township, Lancaster Co. 
HEA Project LLA-1205 
 

Ladies and Gentlemen:  
 
We hereby request the following waivers of the Mount Joy Subdivision and Land Development 
Ordinance. The waivers requested are related to the plan review comments noted in the Lancaster 
Civil review letter dated September 19, 2026, for the James W. and Donna J. Coble Lot Line Change 
Plan. This waiver request letter is to supersede any waiver or deferral requests as stated within the 
Hanover Engineering cover letter for the revised plan submission that was sent to the Township on 
October 5, 2026. 
 
SALDO Section 119-35.E(3)(c) – Wetland Study. 

Based on the PA DEP eMapPA website and the National Wetland Inventory website, no streams, 
bodies of water, or wetlands exist within the subject parcels. Additionally, based on the NRCS Soil 
Mapping website, the soils located within the parcels are noted as having conditions that are not 
conducive to wetland areas (non-hydric).  
 
SALDO Section 119-52.J - Lot Frontage Improvements 

The plan does not propose any improvements to the lots other than a lot line change. 
 

SALDO Section 119-52.J - Lot Line Markers 

Lot line markers specific to the establishment of the new property line and the Dedicated Right-of-
Way Line that are shown on the plan to be “set”, have been set by Hanover Engineering on 
October 13 and October 16, 2026. The property corner markers for other properties that are not 
part of this plan, cannot ethically be set due to not performing a formal boundary study of the 
adjoining property. 
 

Two (2) property corners located on an existing property line between the existing dwelling at 570 
Cassell Road (Parcel No. 4608854200000) and the existing septic absorption field located on 
proposed Lot A, cannot be set due to existing site constraints within the woods (i.e. brush piles, 
rock, and debris). The majority of  the lot corner markers and Dedicated Right-of-Way markers for  



Mount Joy Township     2   October 15, 2026 
James W. and Donna J. Coble 
 

that property have either been found or set. If in the future a recreation of the lot's property 
boundary is required, an accurate property boundary is feasible based on the amount of physical 
markers that are now currently established for the property. 
 
If you have any questions or require additional information, please contact the undersigned. 

 
Respectfully, 
 
HANOVER ENGINEERING 
 
 
 
Erik R. Kaylor, CPESC, CSI, SLC 
Project Manager 
 
erk:rjw/aeh 
S:\Projects\Private\Lanc-Leb Area\LLA-1205 Redcay Lot Line Adjustment Plan\Plan Submissions\Township\Submission 2\CoverLetter_20261005.doc 

 
 
cc: Ben Craddock PE, Lancaster Civil (via email) 
 James and Donna Coble, Property Owners (via email) 
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LOT LINE CHANGE PLAN
JAMES W. AND DONNA J. COBLE

MOUNT JOY TOWNSHIP
LANCASTER COUNTY, PENNSYLVANIA
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October 20, 2026 

 

Matthew Mandia 

Township Manager 

Mount Joy Township 

8853 Elizabethtown Road 

Elizabethtown, PA 17022 

 

Via email: matt@mtjoytwp.org 

 

Re:  James W. and Donna J. Coble 

Lot Line Change Plan 

Township Permit No. 26-28-LLCP 

LCEC Project No. 25-220 

 

Dear Mr. Mandia: 

We have received a lot line change plan submission from Hanover Engineering for the above-

referenced project. The submission consisted of the following documents: 

• Response letter dated October 5, 2026 

• Waiver request letter dated October 15, 2026 

• Lot Line Change Plan revised October 5, 2026 

• Lot legal descriptions 

• DEP submission confirmation dated August 28, 2026 

Based upon my review of the submitted information, I offer the following comments for the 

Township to consider: 

Subdivision and Land Development Ordinance 

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

2. A wetlands study shall be provided (119-35.E(3)(c)). The applicant has requested a waiver 
of this requirement. 

Waiver response: This project only involves lot line revisions and does not include any 
development or construction of improvements. No wetlands are shown on the National 
Wetlands Inventory mapper and there are no hydric soils on site per the NRCS Soil 
mapper.  There are also no streams on site. Based on these considerations, I have no 
objection to a waiver of this requirement. 

3. All certificates shall be executed prior to final plan approval (119-36.D).  

4. 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). 
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5. A copy of the deed with the perimeter description of the 570 Cassell Road lot shall be 
provided (119-35.E(4)(g)). Deed descriptions of the revised lots were provided; however, 
a copy of the proposed deed has not been submitted. 

6. The frontage along Cassell Road (local street) shall be improved in accordance with 119-
52.J or as indicated on the Township Official Map, whichever is greater. The existing 
cartway is shown as 20 feet wide; the required cartway width for a local street outside of 
the designated growth area is 20 feet with 2-foot paved shoulders (24 feet total) (119-
52.J(3)(a)). The applicant has requested a waiver of this requirement. 

Waiver response: The current plans propose only the relocation of lot lines; no 
improvements or development are proposed. Based on this consideration, I have no 
objection to a waiver of this requirement. 

7. Lot line markers shall be set at the intersection of all other property lines and at all angles 
in the property line (119-57.D). There is one property line intersection and two existing 
corners where lot line markers are not proposed. The applicant has requested a waiver of 
this requirement. 

Waiver response: Lot line markers cannot be properly set at the intersection of other 
property lines without performing a formal boundary survey of the adjoining properties.  In 
addition, there are two property corners on the 570 Cassell Road lot that are inaccessible 
(e.g. debris, rock, and brush piles) and cannot be set. Sufficient property corners are 
marked or set so that the boundary can be accurately re-established in the future. Based 
on these considerations, I have no objection to a waiver of this requirement. 

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

If you should have any questions or need additional information, please do not hesitate to contact 

me at bencraddock@lancastercivil.com or via telephone at 717-799-8599. 

 

Sincerely, 

 
Benjamin S. Craddock, PE, President 

LANCASTER CIVIL  

 

cc: Matt Peak, Township Community Development Officer (via email) 

Justin Evans, Township Assistant Zoning Officer (via email) 

Patricia Bailey, Township Secretary / Assistant Zoning Officer (via email) 

Cindy Gonzalez, Assistant Township Secretary (via email) 

Josele Cleary, Esquire, Township Solicitor (via email) 

Keith Hunnings, Township SEO (via email) 

Renee Addleman, Planner, LCPC (via email) 

James & Donna Coble (via email) 

Erik Kaylor, Hanover Engineering (via email) 

 



Plan Name
James W. & Donna J. Coble

S/LD #
71-378-1

Project Location/Direction and Distance
Along the eastern side of Cassell Road approximately 0.3 miles south of the Mill Road intersection

Parcel Account Number(s)

Existing Zoning District(s)

Existing Land Use(s)

Designated Growth Area

places2040 Character Sector

4608854200000; 4601160200000

Mount Joy Township: Rural

Residential

Natural Conservation; Agriculture 
Conservation

To add 1.013 acres from Lot 1 to Lot 2, resulting in a 7.425-acre Lot 1 and a 2.00-acre Lot 2. 9.425
Gross AcreageProject Description

Municipality/Municipalities Project Address(es)
Mount Joy Township 570 Cassell Road, Elizabethtown PA 17022

Consulting Firm LCPD's Regional Liaison
Hanover Engineering Renee Addleman

Date of Completed Application Receipt Date of Review
2026-10-08

Owner Name Applicant Name
James W. & Donna J. Coble Erik Kaylor

Comments Regarding Site Design
1. Revised deeds for the resultant lots should be recorded as part of this plan approval. Recording new deeds with

perimeter legal descriptions may avoid possible confusion during future title research of the affected properties.

Memorandum of Understanding
(MOU) Plan Review
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Because Lancaster County strives to create the most accurate public records possible, electronic AutoCAD files (.dwg or .dxf) are
required by the Lancaster County Planning Department prior to, or at the time of, recording of any plan. Data features requested in the
file are parcel boundaries, building footprints, road rights-of-way, and edges of pavement. It’s preferred that the file be in the projected
coordinate system: NAD 1983 State Plane Pennsylvania South FIPS 3702 (US Feet).  Please note that the Planning Department
will not certify the plan for recording until this information is provided via links to online file download or by e-mail.

Article V of the Pennsylvania Municipalities Planning Code establishes standards and procedures for the review of Subdivision and
Land Development Plans. The Lancaster County Planning Department offers these recommendations and advisory comments which
are for consideration in the application of municipal subdivision and land development regulations to this project.

Memorandum of Understanding
(MOU) Plan Review
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PROPOSED MOTION FOR THE LOT LINE CHANGE PLAN 

FOR JAMES W. & DONNA J. COBLE  
M.J.T.P.C. File # 2026-08-LLCP 

 
I 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) §119-35.E(3)(c) – wetland study 

2) §119-52.J – lot frontage improvements 

3) §119-57.D – lot line markers 

And having granted such waivers, grant approval of the Lot Line Change Plan for James W. and 
Donna J. Coble (the “Plan”) prepared by Hanover Engineering, Project No. LLA-1205, dated 
August 6, 2026, 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 October 20, 2026. 

2. Written notice shall be provided from the DEP that approval of the sewage planning module 
has been granted or notice from the Department that such approval is not required.  

3. Applicant shall record revised deeds that reflect the new lot descriptions within 30 days of 
the release of the subdivision plans for recording. 

4. 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.   
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ACCEPTANCE OF CONDITIONS UPON APPROVAL OF A 
LOT LINE CHANGE PLAN  

IMPOSED BY THE PLANNING COMMISSION OF MOUNT JOY TOWNSHIP 
FOR 

JAMES W. & DONNA J. COBLE  
M.J.T.P.C. File # 2026-08-LLCP 

 
I have reviewed the conditions imposed by the Planning Commission of Mount Joy Township, 

Lancaster County, Pennsylvania, at the meeting on October 26, 2026, upon the approval of the 

Lot Line Change Plan for James W. and Donna J. Coble (the “Plan”) prepared by Hanover 

Engineering, Project No. LLA-1205, dated August 6, 2026. In my capacity as developer/ 

developer's agent and being authorized to do so, and intending to be legally bound, I hereby 

accept the imposition of the conditions attached hereto as part of the approval of the above-

described subdivision and/or land development project. I 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, I expressly 

waive any right which I may have to challenge the imposition of such condition. If signing as 

developer’s agent, I expressly state that I 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 
 


