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ORDINANCE NO. 2009 - 02
AN ORDINANCE AMENDING THE RAPHO TOWNSHIP ZONING ORDINANCE BY ADDING A DEFINITION FOR THE TERMS ANCHOR USE, LARGE SCALE ANCHOR USE, AFFILIATED OWNER, LINER SHOPS, AND DEVELOPMENT TRACT; ADDING A MIXED-USE COM​MERCIAL ZONE, WITH PROVISIONS GOVERNING PERMITTED USES, ARCHITECTURAL DESIGN, LOT DESIGN, STREETS, ACCESS DRIVES, DRIVEWAYS, LOADING, UTILITIES, PEDESTRIAN FACILI​TIES, PUBLIC TRANSIT, OFF-STREET PARKING, LANDSCAPE PLANTING, PUBLIC ACTIVITY SPACES, LIGHTING, SIGNS, APPLI​CATION REQUIREMENTS, REVISIONS TO APPROVED DEVELOP​MENT, RELATIONSHIP TO OTHER ORDINANCES AND SECTIONS OF THE ZONING ORDINANCE, AND MODIFICATION OF STAN​DARDS; AND REZONING LAND AT/OR NEAR THE PA ROUTE 283 AND ESBENSHADE ROAD INTERSECTION TO THE MIXED-USE COMMERCIAL ZONE.

WHEREAS, the Board of Supervisors of Rapho Township deems it appropriate to foster efficient use of commercially-zoned areas so as to reduce the need for commercial zoning expansion into valuable farmlands, industrial lands or residential neighborhoods. 

WHEREAS, the Board of Supervisors of Rapho Township desires to encourage the efficient use of commercially-zoned land and promote a strong sense of community in an enduring and positive development.

WHEREAS, the Board of Supervisors of Rapho Township deems it appropriate to provide for:

1. An orderly, integrated, pedestrian-friendly zoning district consisting of a variety of compatible and complementary uses.
2. An overall plan of development as a conditional use, to ensure comprehensive and efficient use of commercially-zoned land, available infrastructure and public services in a manner that promotes a strong sense of community rather than random development.
3. Limited vehicle access points on existing public streets.

4. Integrated vehicular and pedestrian facilities.

5. Flexibility in design.

6. Dominant building and streetscape elements which encourage connectivity and collectively create a main street atmosphere. 

7. A varied, coordinated, high-quality design for buildings, signs, parking areas, and streetscape architectural theme.
8. An insurance that the increased flexibility of regulations over land development authorized herein is carried out under such administrative standards and procedure as shall encourage the disposition of proposals for land development without undue delay.

NOW THEREFORE, be it ordained and enacted by the Board of Supervisors of Rapho Township, Lancaster County, Commonwealth of Pennsylvania, as follows:

Section 1.
Article I, Section 112, Definitions, is amended to include the following defined terms in alphabetical order:
“AFFILIATED OWNER” - A person, corporation, limited liability company, partnership, or other entity which owns land as to which at least 40% of the equitable or other ownership interest is held by the same person, corporation, limited liability company, partnership, or other entity which owns at least 40% of the equitable or other ownership interest in another tract of land which is contiguous to the first tract, or located within 200 feet at its closest point, or is separated only by a public or private street. For the purpose of this definition, a spouse shall be considered to be the same person as his or her spouse and a child or parent shall be considered the same person as his or her parent or child, but a sibling shall not be considered to be the same person as his or her sibling.
“ANCHOR USE” - A single user (tenant) space under common ownership having a gross ground-level floor area of seventy-five thousand (75,000) square feet or greater, but less than one hundred fifty thousand (150,000) square feet.

“DEVELOPMENT TRACT” - One or more tracts of land which are contiguous or located within 200 feet at its closest point or separated only by public or private streets and which, as of the effective date of this Ordinance, are owned by the same owner or an Affiliated Owner. 

“LARGE SCALE ANCHOR USE” - A single user (tenant)  space under common ownership having a gross ground-level floor area of one hundred fifty thousand (150,000) square feet or greater, but less than two hundred twenty five thousand (225,000) square feet.
“LINER SHOPS” - Commercial or retail stores having a gross ground-level floor area of less than five thousand (5,000) square feet per shop and located along at least one side of a Large Scale Anchor Use. Liner Shops shall have external access and may have internal access to the Large Scale Anchor Use.
"Mixed-Use Commercial Development” - An integrated development of a Development Tract within the Mixed-Use Commercial Zone consisting of a mix of compatible uses and architecture designed under an overall plan of development in accordance with the provisions of Section 214 of this Ordinance.”

Section 2.
Article 2, is amended to include the following Section 214, Mixed-Use Commercial Zone.

“Section 214       Mixed-Use Commercial Zone

214.1
Purpose – This Zone provides for major commercial areas that generate employment, retail trade, retail services, tourism and related dining/lodging, and entertainment uses. The selected location acknowledges prime access to major highways which will serve the commercial uses without generating undue traffic congestion on the Township's rural road system. Specific uses have been limited to avoid unneeded duplication of commercial businesses within nearby Mount Joy and Manheim Boroughs. 
Design standards have been imposed to require attractive and functional integrated business centers, rather than freestanding strip development patterns. An overall plan of development approved as a conditional use is required, to ensure comprehensive and efficient use of commercially-zoned land, available infrastructure and public services in a manner that promotes a strong sense of community rather than random development; provides flexibility in design that includes an orderly, integrated, pedestrian-friendly zoning district consisting of a variety of compatible and complementary uses. Dominant building and streetscape elements will encourage connectivity and collectively create a main street atmosphere that includes a varied, coordinated, high-quality design for buildings, signs, parking areas, and streetscape architectural theme.
214.2
Uses Permitted By Conditional Use
1.
Mixed-Use Commercial Development 

A Mixed-Use Commercial Development may contain any of those land uses contained in Section 214.2 of this Ordinance. 

The initial approval of the Mixed-Use Commercial Development shall require a conditional use review. For freestanding pad sites, the applicant may choose to identify proposed building envelopes and a list of potential uses to be applied to each pad site respectively, as an alternative to the specific identification of each use. However, in reviewing pad sites, the Township will consider the worst case scenario of building site envelope and potential uses when evaluating the conditional use application.

Any subsequent substitution of use within the Mixed-Use Commercial Development shall be permitted by right so long as the proposed use is permitted in Section 214.2 of this Ordinance and does not require amendment of the site plan beyond that allowed in Section 214.16 of this Ordinance.

Future uses that require amendment of the site plan beyond that permitted in Section 214.16 of this Ordinance shall require conditional use approval under Section 214.14 of this Ordinance.

214.3
Elements of a Mixed-Use Commercial Development
A Mixed-Use Commercial  Development shall include one or more of the following:

1. Anchor Use 

The number of Anchor Uses is not limited but shall individually or in a combination with Anchor Use and Large Scale Anchor Use not exceed two hundred twenty-five thousand (225,000) square feet of gross ground-level floor area. Anchor Use may have Liner Shops as defined herein. Liner Shops shall not be included in the overall gross floor area of an Anchor Use.
Outdoor sales area, except for sidewalk sales area, shall be enclosed by wall or fence. The material and color of the enclosure shall be consistent with the overall architecture of the building.
Outdoor storage areas located at the main entrances shall be enclosed by a wall that is consistent with the architecture of the primary building.

2. Large Scale Anchor Use 

This Zone provides for no more than one Large Scale Anchor Use. Large Scale Anchor Use shall have Liner Shops as defined herein. Liner Shops shall not be included in the overall gross floor area of a Large Scale Anchor Use.

Outdoor sales area, except for sidewalk sales area, shall be enclosed by wall or fence. The material and color of the enclosure shall be consistent with the overall architecture of the building.
Outdoor storage areas located at the main entrances shall be enclosed by a wall that is consistent with the architecture of the primary building.

3. Residential Component

This Zone encourages and permits a mix of nonresidential and residential uses located within the same building, provided the dwelling unit is located in a building where the lower floor(s) is devoted primarily to a nonresidential use; however, the first floor or lower floors, as the case may be, may provide for the dwelling unit’s use as common areas such as building entrance, lobby, meeting room, business center, and recreation facility. 
No maximum residential density is prescribed for dwellings.
4. Other Uses 
A.
Automobile service and repair facilities, if conducted within a completely-enclosed building. 
B.
Banks and similar financial institutions.
Drive-thru facilities and ATM’s shall provide adequate on-site queuing distance to accommodate five (5) cars or one hundred ten feet (110 feet).

C.
Commercial day-care facilities, provided:

i.
An outdoor play area shall be provided, at a rate of sixty-five (65) square feet per individual enrolled. Off-street parking compounds shall not be used as outdoor play areas. Outdoor play areas shall not be located within the front yard and must be set back twenty-five (25) feet from all property lines. Outdoor play areas shall be completely enclosed by a six (6) foot high fence, and screened from adjoining residentially-zoned properties. Any vegetative materials located within the outdoor play areas shall be of a non-harmful type (poisonous, thorny, allergenic, etc.) All outdoor play areas must provide a means of shade, such as a shade tree(s) or pavilion(s).

ii.
Enrollment shall be defined as the largest number of children under day-care supervision at any one time during a seven-day period.

iii.
Passenger “drop-off” and “pick-up” areas shall be provided on site and arranged so that the passen​gers do not have to cross traffic lanes on or adjacent to the site.

iv.
One (1) off-street parking space shall be provided for each six (6) students enrolled.

D.
Commercial recreation facilities conducted within a completely-enclosed building, provided the proposed use will not be detrimental to the use of adjoining properties due to hours of operation, noise, light, litter, dust, and pollution.

E.
Convenience store with fuel islands.

F.
Cafes - A small restaurant where drinks and snacks are sold, including internet cafes.
An application for subdivision and/or land development plan shall identify the proposed restrictions on hours, lights, noise, litter control, and practices on permitting people to congregate outside. The proposed use shall not be detrimental to the use of adjoining properties due to hours of operation, light and/or litter.
G.
Dry cleaners, laundries and laundromats, provided:

i.
All activities shall be conducted within a completely-enclosed building.

ii.
Self-service laundromats require one (1) off-street parking space for each two (2) washing machines; other laundry-related uses shall provide one (1) off-street parking space for each four hundred (400) square feet of gross floor area.
H.
Fast-food and/or drive-thru restaurants, provided:

i.
Drive-thru aisles shall provide adequate on-site queuing distance to accommodate five (5) cars or one hundred ten feet (110) feet before the first stopping point (e.g., menu board, teller window).

ii.
Exterior trash receptacles shall be provided. All applications for subdivision and/or land development plan shall include a description of a working plan for the cleanup of litter.

iii.
Drive-thru aisles shall have a minimum twenty-five (25) foot interior radius for any curve.

iv.
Pedestrian sidewalk crossings of drive-thru and drive-aisle shall have minimum fifteen (15) foot clear visibility, and shall be emphasized by the use of special pavers, bricks, colored and/or textured concrete, painted asphalt, or textured asphalt material to enhance pedestrian safety.
v.
Any exterior speaker/microphone system shall be arranged and/or screened to prevent objectionable noise impact on adjoining properties.

vi.
All exterior play areas shall be completely enclosed by a three (3) foot high fence.

I.
Home improvement and building supply, provided:
i.
The retail sales area shall include all interior and exterior areas open for public display of items for sale, including, but not limited to, shelves, racks, bins, stalls, tables, and booths, plus adjoining aisles or walkways from which consumers can inspect items for sale. However, retail sales area does not include sidewalk sales area as provided in Section 214.11.3.
ii.
Outdoor sales area, except for sidewalk sales area, shall be enclosed by wall or fence. The material and color of the enclosure shall be consistent with the overall architecture of the building.
iii.
Outdoor storage areas located at the main building entrances shall be enclosed by a wall that is consistent with the architecture of the primary building.
iv.
The exterior amplified public address system and/or exterior lighting has been arranged and designed so as to prevent objectionable impact within two hundred (200) yards of the building perimeter.
v.
Any drilling, cutting, sawing, mixing, crushing or some other preparation of building materials, plus any testing or repair of motorized equipment shall be conducted within a completely-enclosed building.

J.
Hotels, motels, and similar lodging facilities.
K.
Medical or dental clinics.

L.
Municipal services and public utilities.

M.
Offices.

N.
Park-and-ride commuter lots, including parking garages.
O.
Restaurants, provided an application for subdivision and/or land development plan shall identify proposed restrictions on hours, lights, noise, litter control, and practices on permitting people to congregate outside. The proposed use will not be detrimental to the use of adjoining properties due to hours of operation, light, noise, and/or litter.
P.
Retail sales and/or rental of goods and services (excluding adult-related uses).

Q.
Supermarkets.

R.
Theaters and auditoriums. 

S.
Accessory uses customarily incidental to the above permitted uses including, but not limited to, the following:

i.
Outdoor seating and dining.
ii.
Parking garages and structures.
iii.
Mobile concession/street vendors, provided the facility is removed when not in use, and serves only pedestrians.
214.4
Architectural Design
The application for conditional use shall include a design guide​line that provides an illustrative set of acceptable architectural and construction materi​al features including the following items designed to establish a minimum quality level.
The following design guidelines shall be universally applied throughout the Development Tract: 

1. Architectural Theme

A.
Buildings shall promote and enhance a pedestrian scale and orientation on any facade located along a sidewalk by incorporating discernible and architecturally appropriate features, such as, but not limited to, cornices, bases, fenestration, fluted masonry, bays, recesses, arcades, display windows, unique entry areas, or other treatments for visual interest. 
B.
All portions of buildings shall be designed with compatible architectural themes and materials, whether constructed at one time or in stages over a period of time. In addition, buildings shall demonstrate a variety in size, mass and height.

2. Building Facade

A.
Facades of individual buildings shall vary.

B.
Recesses and projections to building walls, such as pillars, columns, or other treat​ments, shall be used to add architectural interest and variety to wall lengths greater than one hundred (100) feet.

C.
The architectural design and material surface and color of all walls of the building shall be compatible with the front of the building (four-sided architecture).

D.
Building shall have a clearly-defined, highly-visible entrance.

E.
Building entry doorways shall allow a minimum five (5) feet of unobstructed sidewalk.

F.
Loading docks, HVAC equipment, trash dumpsters, and trash compactors areas shall be consistent with the architecture of the building.
3.
Exterior Building Materials and Colors
The exterior skin of buildings shall be:

A.
Constructed with high quality materials which are not comprised solely of smooth-faced concrete block, split-faced concrete block, or prefabricated steel panels. 

B.
Colors shall be low reflectance, and not primary colors. Building trim and access areas may feature brighter colors, including primary colors. 
4.
Building Height
A.
There is no minimum building height. It is the intent of the Board of Supervisors to include multi-story structures within the Development Tract. The desire is to have varying heights for buildings throughout the Development Tract. Seventy-five (75) percent of the linear building front wall space, excluding Anchor Uses and Large Scale Anchor Uses, shall include an architectural appearance of multi-story buildings along the street frontage. 
B.
The maximum building height shall be six (6) stories.

5.
Roof Line
A.
Roof line offsets shall be provided to add architectural interest and variety to relieve the visual effect of a long roof.

B.
Flat roofs shall use architectural features (e.g., parapet, mansard roof, gable roof, hip roof, or dormer) to add interest to relieve the visual appearance. Roof top equipment, such as HVAC, shall be incorporated into the overall design and out of ground-level view within two hundred (200) feet of the equipment.
6. Anchor Use and Large Scale Anchor Use Design
The design guidelines in this Section are intended to produce Anchor Uses and Large Scale Anchor Uses with more pedestrian orientation and scale than conventional projects. The standards in this Section apply to Anchor Uses and Large Scale Anchor Uses.
A. Site planning. The design shall include an outdoor use area or focal point adjacent to major building entrances. The area shall provide amenities such as a water feature, benches, landscaped areas, etc. 
B.
Wall design. All buildings shall be designed to break up the appearance of a box-like structure, especially when visible from non-arterial streets or residential areas.
C.
Facade articulation. Include facade articulation in the form of horizontal and/or vertical design elements to provide variations in wall plane and surface relief, including providing a variety of surface textures, recesses and projections along wall planes. Facades greater than one hundred (100) feet in length shall incorporate recesses or projections.
7.
Architectural Design Assurance

Prior to final plan approval under the Subdivision and Land Development Ordinance, the applicant shall provide legally-binding assurances in a recordable form acceptable to the Township Solicitor that ensures ongoing and future compliance with these architectural design requirements.
214.5
Lot Design

1. Application for Entire Development Tract

Any Conditional Use Application shall include the entire Development Tract, unless the Board of Supervisors permits a modification of standards with respect to this provision after finding that one or more tracts or parts thereof should not be treated as an integral part of the Development Tract, and the public interest is served by having such other tract or tracts governed by other portions of the Township’s land use ordinances.
2.
Site Planning 

Site planning for the entire development tract shall emphasize pedestrian-oriented features, even though most customer trips to these facilities will be made by auto. The layout of buildings and parking shall emphasize a strong relationship to adjoining streets, and encourage pedestrian circulation and access between the buildings and the street. Except as provided in Section 214.4.6.C, buildings shall be placed near the street frontage.
3.
Minimum Lot Area 

For individual lots within the Development Tract, there shall be no minimum lot area requirements.
4.
Minimum Lot Width


For individual lots within the Development Tract, there shall be no minimum lot width requirements.

5.
 Minimum Perimeter Setback

The Development Tract shall be provided with the following minimum setbacks:

	
	Buildings, Structures &
Off-Street Loading Areas
	Off-Street Parking Area

	PA Route 230
	20 feet
	10 feet

	Esbenshade Road
	20 feet
	10 feet

	McKinley Drive
	0
	10 feet

	PA Route 283
	0
	0


 6.
Minimum and Maximum Building Setback

A.
The building setback along one (1) street or access drive shall be a minimum of zero (0) feet and a maximum of fifteen (15) feet from the right-of-way of all new streets and cartway of all new access drives. 

B.
Buildings shall anchor corners where streets and access drives intersect.
C.
Exceptions to the maximum building setback are permitted for:

i.
An outdoor space such as a plaza, courtyard, patio or garden between a building and the sidewalk. 
ii.
A high volume of traffic, or high speed of traffic. Notwithstanding the foregoing, it is understood that except for those uses referenced in Section 214.4.6.C.iv, new buildings located adjacent to Strickler Road shall comply with the setback requirements of Section 214.4.6.A as modified for outdoor space, traffic geometry and traffic turning movements.

iii.
An established pattern of existing buildings that make a pedestrian-oriented street-front non-feasible. 
iv.
Anchor Uses or Large Scale Anchor Uses.
v.
A street or access drive horizontal alignment and/or intersection radii.
vi.
Large vehicle turning movements.

For those setback exceptions set forth in Section 214.4.6.C, the setback area shall have landscaping, low walls, fencing or railings, and/or other similar site improvements along the sidewalk designed for pedestrian interest, comfort and visual continuity.

D.
The minimum building separation may be zero (0) feet subject to the Uniform Construction Code.
7.
Clear Sight Triangle

New intersections of streets and new intersections of streets with access drives, that are located within the development, shall provide a clear sight triangle measured fifteen (15) feet along each curb line of the intersection.

8.
Maximum Lot Impervious Coverage

A. For the Development Tract, the maximum lot coverage shall be eighty five (85) percent. For individual lots within the Development Tract, there shall be no maximum lot coverage requirements as long as the maximum lot coverage for the Development Tract does not exceed eighty-five (85) percent.

214. 6
Streets, Access Drives, Driveways, and Loading


1.
New Streets
To the greatest extent possible, no new street shall be greater in length than five hundred (500) feet without access to another street, access drive, or alley.
2.
Circulation Pattern
A.
Streets, access drives, and driveways shall, to the greatest extent possible, be designed to reduce traffic speeds and promote safe pedestrian and non-motorized vehicular travel.

B.
Whenever possible, vehicle circulation system should maintain a grid pattern.
C.
The number of driveways intersections with access drives, and streets shall be minimized.

3.
Travel Lane Width

The minimum travel lane width shall be eleven (11) feet for each direction of travel, except as provided below.
	Angle of Parking
	Travel Lane - One-Way
(Total Width)
	Travel Lane - Two-Way
(Total Width)

	90 degrees
	22 feet
	22 feet

	60 degrees
	14½ feet
	20 feet

	45 degrees
	13 feet
	18 feet

	Parallel
	11 feet
	22 feet


4.
Street and Access Drive Curb

A.
The minimum curb radius for intersections of new streets and/or access drives shall be fifteen (15) feet.

B.
Vertical or slant curbs shall be provided along both sides of new streets and/or access drives in accordance with the requirements of the Rapho Township Subdivision and Land Development Ordinance.

5.
Traffic-Calming Devices

A.
Streets shall include traffic-calming devices to provide pedestrian-friendly speed limits.

B.
Wherever on-street or on-access drive parking is provided, “bulb-outs” (also known as bump outs, nubs, knuckles, or neck-downs) shall be provided at all intersections of streets, alleys and access drives, and where necessary, to ensure there are no continuous strips of parking in excess of three hundred (300) feet. “Bulb-outs” shall be six (6) feet in depth. “Bulb-outs” located at intersections shall be at least twenty-five (25) feet in length from the curb line of the intersection, and “bulb-outs” shall be at least ten (10) feet in length. 

C.
Where intersections are used by significant numbers of trucks or buses, the bulb-outs need to be designed to accommodate the turning radii of the larger vehicle. However, consideration shall be given to slow vehicle speeds and safe encroach​ment into adjacent lanes where volumes are low and speeds are slow.

D.
Street roundabouts may be used for improved safety, speed reduction, aesthetics, and operational functionality. The inscribed circle shall be a minimum diameter of forty-five (45) feet.

6.
Parking Along Street and Access Drive
A.
On-street parking is required along the entire lengths of both sides of all proposed new streets, except in areas that conflict with the function of the street (e.g., traffic flow, travel lanes, intersections, clear sight triangles, pedestrian crosswalks, transit stops, and vehicle turnouts).

B.
Parking spaces along streets and access drives that are parallel to the travel lane shall be a minimum width of eight (8) feet and a minimum length of twenty-two (22) feet.

C.
Parking spaces along streets and access drives that are not parallel to the travel lane shall have a minimum width of eight (8) feet and a minimum depth of eighteen (18) feet.

D.
Parking spaces along streets and access drives shall be located wherever possible to provide convenient access to stores and shops. 

E.
Parking spaces along streets and access drives are prohibited within twenty-five (25) feet of the edge of the cartway of intersecting streets and/or access drives.

F.
Parking spaces along streets and access drives may be used to meet parking requirements of this Ordinance.

7.
Loading Zone
A.
Loading zone shall be provided in accordance with this Section prior to the occupancy of any building or use, so as to alleviate traffic congestion on streets.

B.
A conditional use plan for which a loading zone is required shall include a drawing showing the proposed layout of the loading area. The drawing shall clearly indicate the design elements required in this Section.

C.
Loading zone shall be constructed and maintained with a paved surface of concrete or bituminous materials.

D.
Loading zone may be located in the required yard area.

E.
Loading zone may be specially-identified areas along a street, access drive or within a parking area designed to serve the Development Tract. 

F.
Curbside loading zone is a space adjacent to a street, access drive or parking lot curb reserved for the exclusive use of vehicles during the loading or unloading of passengers or materials, bus stop, taxi stand or other passenger curb loading. Loading zone signs shall be identified on the plan and installed prior to issuance of an occupancy permit.

G.
Curbside loading zone may be parking spaces during specific hours when loading is prohibited.
H.
Loading zone may be shared between nearby uses when authorized by the Board of Supervisors.

I.
Loading zone shall not be used for storing delivery vehicles.

J.
Off-street loading zone and curbside loading zone shall be designed not to interfere with off-street parking or vehicle access.

K.
Required loading zone for Anchor Use shall be a minimum of sixty three (63) feet long and twelve (12) feet wide. A minimum height clearance of fifteen (15) feet shall be provided within the loading zone and access to the loading zone.


Required loading zone for non-Anchor Use shall be a minimum of thirty three (33) feet long and twelve (12) feet wide. A minimum height clearance of fifteen (15) feet shall be provided within the loading zone and access to the loading zone.

L.
The following minimum number of loading zone spaces shall be provided:
	Type of Use
	Number

Spaces
	Gross Floor Area

	Office, bank and similar financial institution

Theater, Auditorium, or

Recreational Establishment
	None
	Under 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) or

Restaurant
	None

  1.0

  2.0

+1.0
	Under 10,000 square feet

10,000 to 25,000 square feet

25,001 to 50,000 square feet

Each additional 50,000 square feet (or fraction)


214.7
Utilities 

The development shall be served by water and sewer facilities that are public utilities.

214.8
Pedestrian Facilities 

1. Sidewalk Location 

A. Sidewalks shall be provided along all new streets and new access drives, unless an alternate plan is demonstrated to work better to provide for such pedestrian traffic likely to make use of the facilities planned for the site.

B. Sidewalks must be provided along the full length of the building along any facade with a customer entrance. 
C. Pedestrian walkways that cross driving lanes must be distinguished from driving surfaces by the use of special pavers, bricks, colored and/or textured concrete, painted asphalt, or textured asphalt to enhance pedestrian safety. 
D. Sidewalks, to the greatest extent possible, shall connect to existing or planned pedestrian networks located at the perimeter of the Development Tract.

E. Sidewalks are not required along PA Route 283.

F. Sidewalks or other types of pedestrian routes located within the property shall be provided for pedestrian flow along Esbenshade Road, Authority Lane, and PA Route 230.

G. Parking lots containing over one hundred fifty (150) parking spaces shall include sidewalk paths that link the parking lot to an overall pedestrian circulation system. Pedestrian walkways within the site that are not separated from a driving lane must be distinguished from driving surfaces through the use of special pavers, bricks, colored and/or textured concrete, painted asphalt, or textured asphalt to enhance pedestrian safety. Pedestrian circulation in parking areas should be parallel to traffic flow toward building entrances.
H. Sidewalks are not required to serve all individual parking spaces.

I. Sidewalks are not required along the outline of a parking lot, unless such configuration is necessary to provide direct pedestrian access. 
2. Sidewalk Width

Sidewalks shall not be less than eight (8) feet wide when adjacent to a nonresidential building entrance, and not less than five (5) wide elsewhere.

3. Sidewalk Construction Material

A.
Sidewalks shall be constructed of masonry pavement, pre-cast ornamental concrete pavers, poured-in-place concrete, patterned poured concrete, special pavers, or bricks.

B.
Sidewalks that are not located along the side of a street or access drive shall be defined using pavement treatments, signs, striping, pedestrian-scaled ornamental median refuge areas, and landscaping, as appropriate.
4. Sidewalk Crossings 

A.
Sidewalk intersections with a street, access drive, or parking lot aisle shall be clearly identified to the driver and pedestrian through the use of paint, alternate pavement materials or patterned pavement.

B.
Pedestrian crosswalks shall be provided on-site at all anticipated pedestrian crossings of streets and access drives.

C.
Pedestrian crosswalks shall conform to PennDOT specifications, but in no case shall pedestrian crosswalks be less than six (6) feet in width.

D.
Pedestrian crosswalks shall be provided with clearly-defined pedestrian access-ways that distinguish the travel lane for the purpose of increasing awareness of the presence of pedestrians and vehicles. Except on arterial and collector streets, raised crosswalks shall be provided for mid-block pedestrian crossings.


Examples of appropriate warning devices are:

i.
Raised crosswalks to increase visibility of the crosswalk and to decrease the vehicle speeds. 

ii.
Bulb-outs to narrower pavement width at pedestrian crossings.

iii.
Center medians for pedestrian refuge in areas of wide pavement to allow the pedestrian to cross each direction of traffic separately. 

iv.
Yield to pedestrian signage.

E.
Where possible, pedestrian crosswalk areas near truck and freight delivery zones should be avoided.

F.
Drop-off and pickup zones shall be well delineated for pedestrians and separated from the flow of vehicle traffic.

214.9
Public Transit

Where a regional mass transit system provides service along a street adjacent to the Develop​ment Tract, or where such a system is proposed as part of an adopted municipal or regional transporta​tion plan, an appropriate drop-off and shelter facility shall be located along such street, or within such development, or at some alternate location, as may be specified by the mass transit company, or Township Supervisors. The drop-off and shelter location shall be shown on the conditional use plan and constructed when mass transit service is available.
214.10
Off-Street Parking
Parking lots shall be designed to be equally pedestrian and vehicular oriented. 
1.
Location and Design of Parking, Except for Anchor Uses and Large Scale Anchor Uses Parking shall not be the dominant visual element of a site. Large, expansive paved areas between the building and the street are to be avoided in favor of smaller multiple lots separated by landscaping or buildings, or located to the sides and rear of buildings. Parking areas with greater than thirty (30) parking spaces shall include landscape islands at the end of parking space rows to separate parking spaces from access lanes.
2.
Location and Design of Parking for Anchor Uses and Large Scale Anchor Uses 
It is the nature of large retail uses that most customers arrive by car and make purchases that could not be carried home by foot or bicycle. While the separation of pedestrian and vehicle travel throughout the parking lot is not practicable, to the greatest extent possible, parking space orientation shall provide for pedestrian travel along vehicle access aisles, as opposed to travel between parked vehicles. Pedestrian crossings located at the entrance to Anchor Uses and Large Scale Anchor Uses shall be provided with pedestrian crosswalks that are distinguished driving surfaces through the use of special pavers, bricks, colored and/or textured concrete, painted asphalt, or textured asphalt. 
3.
Pedestrian Routes 
Safe and direct pedestrian routes shall be provided through parking areas to primary entrances. 
4.
Shopping Carts 
Parking areas shall include an adequate number of shopping cart corrals where carts can be dropped-off without obstructing vehicle, bicycle, or pedestrian traffic movement, or being left in landscape planter areas. Cart corrals shall be both attractive and durable.

5. 
Construction Materials

All parking lots shall be constructed and maintained with a paved surface of concrete or bituminous materials, or another dust-free surface with the approval of the Board of Supervisors.
6. 
Required Number of Spaces
A.
All uses, excluding commercial day-care, hotel, motel and similar lodging, and residential uses, shall be provided with a minimum of four (4) parking spaces per one thousand (1,000) square feet of gross floor area, and a maximum number of five (5) parking spaces per one thousand (1,000) square feet of gross floor area. Gross square floor area of Liner Shops shall not be included in the overall gross floor area to establish the required number of parking spaces.
B.
Hotel, motel and similar lodging shall be provided with at least one (1) parking space for each guest unit plus one-half (½) space for each employee on the largest shift.

C.
Residential units shall be provided with at least two (2) parking spaces for each dwelling unit.

D.
The required number of parking spaces may be provided in common parking areas, garages, deck parking, and on-street parking.
E.
Shared parking may be provided at a reduced rate of 3.3 parking spaces per one thousand (1,000) square feet of gross floor area for non-residential buildings, in accordance with the publication titled “Shared Parking Second Edition”, 2005, by Urban Land Institute.

7. 
Parking Space Size

A.
Parking spaces that are located parallel to the travel lanes shall be a minimum of twenty two (22) feet by eight (8) feet. 

B.
Parking spaces that are not parallel to the travel lanes shall be a minimum of eighteen (18) feet by eight (8) feet. 
C. 
Parking spaces for handicapped persons shall be provided, in accordance with ADA laws and regulations.

8.
Travel Lane Width
A.
Travel lanes between rows of parking spaces shall have the minimum widths indicated in the following table:
	Angle of Parking
	Travel Lane - One-Way
(Total Width)
	Travel Lane - Two-Way
(Total Width)

	90 degrees
	22 feet
	22 feet

	60 degrees
	14½ feet
	20 feet

	45 degrees
	13 feet
	18 feet

	Parallel
	11 feet
	22 feet


B.
Interior travel lanes with no parking shall be at least eleven (11) feet wide for each travel lane.

C.
All dead-end parking lots shall be designed to provide sufficient backup area for all end spaces.

9.     Pavement Markings

Parking lots shall be adequately marked and maintained for the purpose of defining parking spaces and interior drives. As a minimum, the lines of all parking spaces and interior drives (including directional arrows, etc.) shall be solid white and four (4) inches in width. Painted lines, arrows and dividers shall be provided and maintained to control parking, and when necessary, to direct vehicular circulation. 

10.    Curbing for Uses That Are Not Anchor Uses or Large Scale Anchor Uses
A.
Parking spaces shall be guarded by curbs or other protective devices, which are arranged so that parked cars cannot project into the streets, yards or walkways. 

B.
Not less than a four (4) foot radius of curvature shall be permitted for horizontal curves in parking areas.

11.
Parking Garages

Parking garages are encouraged to meet parking requirements. Above-ground parking garages shall comply with all provisions of a principal use.
12.
Off-Street Surface Parking Lot Landscape Planting

A.
Forty (40) percent of the length of off-street surface parking lots that adjoin PA Route 230, Esbenshade Road or McKinley Drive, shall be screened from the street by any combination of a three and one-half (3½) foot high masonry wall, fence or earthen berms with landscape material. Below is an illustrative example of pier, fence and hedge screening.
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B.
Off-street surface parking lots that contain twenty (20) or more parking spaces shall provide a parking lot landscape planting area of five (5) square feet per parking space.
C.
The required off-street surface parking lot landscaping may be used to define sidewalk areas, parking areas, pedestrian areas, and travel lanes. When the required amount of landscape planting area encumbers the parking lot and traffic circulation functions, up to fifty (50) percent of the required landscape planting area may be located at the entrance and/or perimeter to the parking lot.

The location of landscape planting in Anchor Use and Large Scale Anchor Use parking lots may be consolidated for planting of large stands of trees to break up the scale of the parking lot.

D.
Ground cover alone is not sufficient interior landscaping. Trees, shrubs or other approved material shall be provided. At least one (1) shade tree shall be provided for each eight hundred (800) square feet, or fraction, of required landscape area in the parking lot. These shade trees may be located within and along the perimeter of the parking lot.
E.
Deciduous trees shall have a clear trunk at least five (5) feet above finished grade. Evergreen trees shall have a minimum height of six (6) feet. Evergreen trees shall be considered only for perimeter planting for parking lots.

F.
Wheel stops or curbing shall be provided to insure no greater than two and one-half (2½) feet overhang into the interior landscaped area.

214.11
Landscape Planting 

1. Landscape Elements

Any required landscaping may include a combination of the following elements:

	Berms
	Fountains
	Sculptures

	Deciduous Trees
	Gravel
	Shrubs

	Earth Mounds
	Ground Covers
	Sidewalk Furniture

	Evergreens
	Mulch
	Vines

	Fences
	Rocks
	Walls

	Flowers
	Screens
	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 (80) percent of the required landscape area shall be vegetative in composition.

2. Screening Elements
A.
Screen materials shall be provided according to Section 214.9.12 and include: 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. 
B.
Loading docks, trash collection areas, outdoor storage, and similar facilities shall be screened from adjacent residential property with material of the same quality and appearance as those used on the building. 

C.
Parking lot screening shall be provided according to Section 214.9.12. 

3. Street Trees
A.
Street trees shall be provided along all streets, except Route 283.

B.
Each property shall provide a minimum of one (1) street tree for every seventy-five (75) feet of street frontage.

C.
Street trees shall be located between the sidewalk and the curb, within the landscaped area of a boulevard, or in tree wells installed in pavement or concrete. Street trees may be planted elsewhere on the property if the available area for street trees interferes with pedestrian circulation, vehicle circulation, or utilities.

D.
Street trees may be separated by a consistent distance, varied distances, or in groupings. 
E.
Street trees shall not be placed in the clear sight triangle of intersections.
F.
Street trees shall be species that are native to the area and suited for conditions associated with the high volume of impervious ground cover and limited area for branch growth. Trees, at the time of planting, shall be at least two (2) inches in diameter, measured at six (6) inches above the ground.
G. 
Requirements for the measurement, branching, grading, quality, balling, and burlapping of trees shall follow the code of standards recommended by the American Association of Nurserymen, Inc., in the American Standard for Nursery Stock, AMSIZ60, 1-1973, as amended.
4. Selection and Replacement of Plant Materials

Trees and shrubs shall be typical of their species and varieties, normal growth habits, well-developed branches, densely-foliated, and vigorous, fibrous 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 which dies shall be replaced. All landscaping and screening treatments shall be properly maintained.

214.12
Public Activity Spaces

1. Location

Public activity space shall be incorporated into the pedestrian circulation system. 

2. Pedestrian Amenities

The public activity space is an area with two (2) or more pedestrian amenities. Pedestrian amenities shall include a combination of seating, landscaping, outdoor dining, sidewalk and window display of merchandise, transit shelter, water elements, gazebo, public art display, public performance area, tot lot, clock tower, or other outdoor facilities, all of which shall be acceptable to the Township. 
3. Retail Use of Public Activity Space

Except as provided by Section 214.2.4.I., retail uses shall be permitted to have tempo​rary sidewalk displays of merchandise, provided pedestrian circulation or access to/from building entrances is not obstructed as follows:

A. Displays shall be directly in front and along the wall of the retail establishment.

B. Displays shall provide a minimum of five (5) feet of unobstructed sidewalk.

C. Displays shall only be on the sidewalk during store hours of operation.

4. Restaurant Use of Public Activity Space

Restaurant uses are permitted to operate outdoor cafes or provide sidewalk seating, including sidewalk areas within the pedestrian system, provided pedestrian circulation or access to/from building entrances is not obstructed.
A. A minimum of five (5) feet of sidewalk measured from the curb to the building shall be maintained clear of tables and chairs.

B. Awnings, canopies or umbrellas shall be permitted to provide shade and architectural interest. Colors shall complement the buildings.

C.
Outdoor trash receptacles shall be provided and the public activity space kept litter free.

214.13
Lighting

1. Lighting Plan
The conditional use application shall include a conceptual description of exterior lighting. A lighting plan that includes photometrics, fixture type, support, and footer details shall be provided at the Subdivision and/or Land Development Plan stage.

2. Type of Light Fixture

Pedestrian-scaled ornamental lighting fixtures shall be provided along streets and access drives. The design, size, and placement of outdoor lighting fixtures on buildings and in parking lots shall be in keeping with the architectural style of the buildings. Maximum permitted height shall be thirty-five (35) feet.

Lighting fixtures that service off-street parking facilities less than one hundred (100) parking spaces shall be at a lower height. A detailed lighting design plan showing location, number of fixtures, lighting fixture island details, and height of fixtures shall be submitted during the Subdivision and Land Development plan stage for each off-street parking facility exceeding one hundred (100) parking spaces.
3. Direction of Lighting

Outdoor lighting shall not present a hazard to drivers or pedestrians by impairing their ability to safely traverse the lighted area.

4. Illumination Level

A.
Street lighting is not required on PA Route 283, Esbenshade Road, or PA Route 230.
B.
Street and access drives shall maintain, at a minimum, an average illumination level of one-half (½) foot-candles at an elevation of three (3) feet above the ground surface.

C.
Off-street parking and pedestrian walkways shall maintain, at a minimum, an average illumination level of two (2) foot-candles at an elevation of three (3) feet above the ground surface.

D.
Lighting directly under canopies may not exceed thirty (30) foot-candles at an elevation of three (3) feet above the ground surface. Areas which are adjacent to canopies shall taper down in illumination level from the level permitted under the canopy to eight (8) foot-candles, at an elevation of three (3) feet above the ground surface, within a horizontal distance equivalent to twice the height of the canopy.

E.
Unless increased by mandatory street lighting, the maximum illumination level at the property line of an abutting residential property may not exceed two-tenth (0.2) foot-candle at an elevation of three (3) feet above the ground surface. 
5. Timing of Lighting

Except for safety and security lighting, or as permitted by condition of approval, outdoor lighting shall be controlled by automatic switching devices, such as time clocks or combination motion detectors and photocells, to permit extinguishing or reducing the number of light fixtures within a reasonable time after business hours.

Security lighting fixtures shall be designed to illuminate only the designated area.

6. Light Glare

Glare control shall be achieved primarily through the use of such means as cutoff fixtures, shields and baffles, and appropriate application of fixture-mounting height, wattage, aiming angle, and fixture placement. Vegetation screens may provide a secondary means for controlling glare.

7. Prohibited Lighting
The following lighting used for advertising or promotion shall be prohibited:

A.
Light output for flagpole lighting exceeding 10,000 lumens.

B.
Searchlights.

C.
Laser lights.

D.
Lights that pulse, flash, rotate, or simulate motion.

E.
White strobe lighting.

F.
Lights that simulate traffic control signals.

8. Canopy Lighting
Canopy lighting shall be accomplished using flat-lens full-cutoff, down-lighting fixtures, shielded in such a manner that the edge of the fixture shield shall be level with or below the light source envelope.

9. Exemptions

This Ordinance shall not apply to the following:

A.
Decorative holiday lighting from November 15 through the following January 15.

B.
Lighting required by law (e.g., aviation lighting, emergency lighting, and temporary lighting other than security lighting at construction projects).
214.14
Outdoor Signs
1.
General Sign Regulations
A.
Signs must be constructed of durable material and maintained in good condition.

B.
No sign shall be in such a state of disrepair as to be rotting, falling down, illegible, or have loose parts separated from original fastenings. 

C.
Whenever a sign becomes structurally unsafe or endangers the safety of buildings, premises, or the public, such sign shall be made safe or removed within five (5) days, whether or not the Zoning Officer provides written notice to the owner of the premises on which the sign is located.
D.
Advertising painted upon a building or structure shall be regarded as a flat wall sign and the regulations pertaining thereto shall apply. 

E.
Each sign shall be removed when the circumstances leading to its erection no longer apply. 

F.
Signs may be interior lighted with non-glaring lights, or may be illuminated by floodlights or spotlights that are shielded, so there is no direct light transmitted to other properties or public rights-of-way. 

G.
No sign shall be of the intermittent flashing or rotating type. However, Electronic message centers are allowed according to Section 214.13.10.
H.
No sign located within two hundred (200) feet of any traffic light shall be illuminated with red, green, or yellow lights or neon tubing. 

I.
All electrically illuminated signs shall be constructed to the standards of the National Board of Fire Underwriters. 

J.
Signs must be positioned so that they do not interfere with any clear sight triangle. 

K.
No vulgar, indecent, or obscene advertising matter shall be displayed in any manner, including, but not limited to: 

i.
Act or simulated acts of sexual intercourse, masturbation, sodomy, bestiality, oral copulation, flagellation, or any sexual acts which are prohibited by law; 

ii.
Scenes wherein a person displays the vulva or the anus or other genitals; 

iii.
Scenes wherein artificial devices are employed to depict, or drawings are employed to portray, any of the prohibited signs, photographs or graphic representations described above; and 

iv.
Any other graphic illustration pertaining to specified sexual activities and/or specified anatomical areas. 

L.
No sign shall be erected or located as to prevent free ingress or egress from any window, door or fire escape. 

M.
No sign shall be placed in such a position that it will obscure light or air from a building or which would create a traffic danger. 

N.
No sign shall be permitted which is permanently attached to public utility poles, nor trees which are within the right-of-way of any street. 

2.
Calculation of Sign Area
The sign area shall be measured by the smallest regular geometric shape not exceeding eight (8) sides encompassing all words and/or symbols composing the sign. Where a sign has two (2) or more faces, the area of all faces shall be included in determining the area of the sign. If a double-faced sign is back to back with no point more than three (3) feet from another, the area of only the larger face shall be used to calculate the sign area.

3.
Maximum Sign Area for Building-Mounted Signs, Except for Anchor Uses and Large Scale Anchor Uses
The total permitted building-mounted sign area for each use shall not exceed one and one-half (1½) square feet for each linear foot of building wall that has display windows or a public entrance, to a maximum sign area of one hundred eighty (180) square feet. The total allowable sign area may be a combination of building-mounted sign types.
The maximum sign area for building-mounted signs located on Anchor Uses and Large Scale Anchor Uses is governed under Section 214.13.4.

4.
Maximum Sign Area for Building-Mounted Signs for Anchor Uses and Large Scale Anchor Uses
The total permitted front building wall mounted sign area for each use shall not exceed three and one-half (3½) percent of the total front wall area. The total permitted side and rear building wall mounted sign for each use shall not exceed two (2) percent of the total front wall area.
The maximum sign area for building-mounted signs for uses that are not Anchor Uses and Large Scale Anchor Uses is governed under Section 214.13.3. 

The maximum sign area for Liner Shops is governed under Section 214.13.3 and does not affect the maximum sign area for Anchor Uses and Large Scale Anchor Uses.
5.
Building-Mounted Sign Requirements
A.
Wall Signs

i.
Wall signs are those signs attached or painted on the wall of a building.

ii.
The area on a wall sign is included in the calculation for maximum building-mounted sign area.

iii.
Wall signs shall not obscure windows or ornamental features of the building. 

iv.
Sign bands shall, when provided, be designed into the facade of the building and be compatible with the design architecture.

v.
Wall signs shall be mounted flush and fixed securely to a building wall, projecting no more than twelve (12) inches from the face of the wall, and not extending sideways from the building face or above the roof line of the building.

B.
Awning and Canopy Sign Requirements
i.
Awning and canopy signs are those signs printed on, or attached to, an awning or canopy. 

ii.
The area on an awning or canopy sign is included in the calculation for maximum building-mounted sign area.

iii.
Awning and canopy sign area shall be oriented towards pedestrians.

iv.
Awnings and canopies must be permanently attached to buildings.

v.
The height of awnings and canopies shall not exceed the height of the building.

C.
Roof Sign

i.
Roof signs are those signs erected in whole or in part upon the roof of the building.

ii.
The sign area of a roof sign is included in the calculation for maximum building-mounted sign area.

iii.
Roof signs shall be limited to one (1) sign per street frontage up to three (3) signs.

iv.
Roof signs are not permitted beyond the highest point of a pitched, mansard, or parapet line of the building.

D.
Projecting Sign

i.
Projecting signs are mounted to the face of the building perpendicular to the face of the building, and extend no greater than four (4) feet from the wall surface.

ii.
The sign area of a projecting sign is included in the calculation for maximum building-mounted sign area.

iii.
Projecting signs shall be designed so that the support for the projecting sign is visible. Mounting hardware shall be attractive and an integral part of the design. Decorative mounting brackets are encouraged where appropriate to add to the character of the building.

iv.
Projecting signs shall not be located above the second floor windows in multi-story buildings or extending above the roofline of the building. 

v.
One (1) projecting sign is allowed on the building wall of each use that has display windows or a public entrance.

vi.
Each projecting sign shall not exceed ten (10) square feet. Projecting signs are included in the calculation of maximum permitted building-mounted sign area.

vii.
Projecting signs shall provide a minimum vertical clearance of eight (8) feet.
6.
Freestanding Pylon Signs
A.
One (1) freestanding pylon sign is permitted for a Development Tract.

B.
The sign area of a freestanding pylon sign is not included in the calculation for maximum building-mounted sign area.

C.
The freestanding pylon sign must be located along the frontage of PA Route 283. 
D.
Each face of a freestanding pylon sign shall not exceed two hundred ten (210) square feet.

E.
The height of the freestanding pylon sign may be not greater than eighty (80) feet. 

7.
Freestanding Monument Sign

A.
One (1) freestanding monument sign is permitted at the perimeter of the Development Tract, adjacent to the intersection of a street or access drive, up to a maximum of four (4) freestanding monument signs, except to the extent that any modifications are granted for such changes pursuant to Section 214.18..

B.
The sign area of a freestanding monument sign is not included in the calculation for maximum building-mounted sign area.

C.
The height of a freestanding monument sign shall not exceed fifteen (15) feet above the mean level of the ground abutting the base of the freestanding monument sign.

D.
Freestanding monument signs may be attached to retention walls; however, the monument sign portion of the retention wall shall not exceed the above stated height.

E.
Freestanding monument signs shall be surrounded by a landscaped area that extends a minimum of four (4) feet in all directions.
F.
Each face of a freestanding monument sign shall not exceed eighty (80) square feet.

8.
Banner Sign
A.
Banners are permitted as temporary decorations used to advertise or promote community affairs, celebrations, holidays, seasons, etc. Banners shall not advertise or promote the sale of any product or commodity.

B.
The sign area of a banner sign is not included in the calculation for maximum building-mounted sign area.

C.
Banners may be attached to buildings, poles and other types of structures.

D.
The street banners shall be a minimum height of fifteen (15) feet from the street, access drive or driveway.

E.
The street banners shall not interfere with the clear view of any traffic light or traffic-control sign or device.

F.
A banner permit is valid only for a period of thirty (30) days following the date of issuance; provided, however, that the Zoning Officer may extend the time, not more than an additional thirty (30) days, if the purpose for the banner has not expired.

G.
Banners shall be constructed from a good grade of canvas or similar material that will not stretch or distort out of shape. They shall be supported by steel cables of sufficient size to safely support a wind load of thirty (30) pounds per square foot of exposed area. Such cable shall be anchored to safely carry the loads imposed. Banners shall not be anchored to any fire escape or public safety sign.
 9.
Directional Sign 

Directional signs provide directions to pedestrian and vehicular traffic. Signs directing to entrances, exits and other non-business elements of a project are exempt from the sign ordinance when the sign area is less than four (4) square feet. 

10.
Electronic Message Center 

Electronic message centers provide a variable message sign utilizing LCD, LED, plasma, CRT, pixelized lights or other animated and/or video–like displays for computer generated messages or some other electronic means of changing copy. 
Electronic message centers are allowed on freestanding signs, provided:

A.
Electronic messages shall not change at a rate greater than one (1) time per each fifteen (15) second period.
B.
Signs shall employ sufficient size lettering and/or symbols for immediate recognition by motorists.
C.
Signs shall display simple and static messages for immediate recognition by motorists. Messages shall be complete in each display cycle and shall not require viewers to see multiple display cycles to derive its meaning.

D.
Signs shall use instantaneous transitions from one message display cycle to the next with no blank-outs, scrolling, fading, streaming, zooming, flashing, or any other animated effect for immediate recognition by motorists.

E.
All owners must notify AMBER Alert and register its location for use as needed at (www.amber.state.pa.us/amber/guestaccount/registration_form.asp). During times of AMBER Alert the dynamic message display must display such information as provided by the PA State Police for no less than fifty (50) percent of the operating time during each one (1) hour cycle.

11.
Temporary Sign
A.
Contractor, architect, mechanic, landscaper, and artisan signs while on-site work is in progress.

i.
One (1) sign per firm.

ii.
Maximum sign area of thirty-two (32) square feet.

iii.
Maximum sign height of eight (8) feet.

iv.
Minimum setback of five (5) feet from the property line or street right-of-way.

v.
No sign permit is required.
vi.
Sign shall be removed within thirty (30) days from completion of construction.
B.
Real estate Sign

i.
Sale, sold or rent signs shall be placed upon the property (unit) to be rented or sold.

ii.
Sign shall conform to the following:
	Size of Property
	3 or Less Acres
	Greater than 3 Acres

	Number of Signs per Street Frontage
	2
	3

	Maximum Sign Area
	16 square feet
	32 square feet

	Maximum Sign Height
	8 feet
	10 feet

	Minimum Sign Setback from Property Line or Street Right-of-Way
	5 feet
	10 feet


iii.
No sign permit is required.
iv.
Sign shall be removed within thirty (30) days of sale or rental.
C.
Development Identification Sign (identifying the future development of the property)

i.
One (1) sign per street frontage, with a maximum of two (2) signs.

ii.
Maximum sign area of one (1) square foot per one thousand (1,000) square feet of gross floor area, not to exceed sixty-four (64) square feet.

iii.
Maximum sign height of ten (10) feet.

iv.
Minimum setback of ten (10) feet from the property line or street right-of-way.

v.
A sign permit is required.
vi.
The sign shall not be erected before the proposed development has been submitted for conditional use. 

vii.
The sign shall be removed within thirty (30) days of the installation of the permanent freestanding sign.

D.
Special Event Sign for Public and/or Nonprofit Uses

i.
One (1) sign per event.

ii.
Maximum sign area of thirty-two (32) square feet.

iii.
Maximum sign height of ten (10) feet.

iv.
Minimum setback of ten (10) feet from the property line or street right-of-way.

v.
A sign permit is required.

vi.
Sign shall be removed within seven days from completion of event.
E.
Special Event Signs for Businesses

i.
One (1) sign per business and event, not to exceed four times per year.
ii.
Maximum permitted sign area of thirty-two (32) square feet.

iii.
Maximum sign height of ten (10) feet.

iv.
Minimum set back of ten (10) feet from the property line or street right-of-way.
v.
A sign permit is required.
vi.
Special Event signs shall be erected no more than fourteen (14) days prior to the event and removed within seven (7) days after completion of event.
12.
Portable Sign 
Any sign not permanently attached to the ground or other permanent structure, whether or not bolted to the ground, shall be deemed to be a "portable sign." Portable signs are not permitted.

13.
Prohibited Sign
The following signs are prohibited: 

A.
Illuminated, highly-reflective signs, beacons or spotlights which hamper the vision of motorists or bicyclists, nor other signs with flashing, moving, or swinging displays. 

B.
Loud, vulgar, indecent, or obscene advertising matter shall not be displayed in any manner.
C.
Billboards and off-premises signs. Only those signs referring directly to materials or products made, sold or displayed on the premises, to services offered on the premises, and/or to activities conducted on the premises, are permitted.

However, signs that exist at the time of enactment of this provision may continue, although they are not in conformance with this provision.

14.
Location and Placement of Signs
A.
Signs must be positioned so that they do not interfere with any clear sight triangle.

B.
No sign shall be erected or located as to prevent ingress or egress from any window, door or fire escape.

C.
No sign shall be permitted which is permanently attached to a public utility pole, or tree located within the street right-of-way.

D.
No sign shall be placed in a position which creates a traffic danger.

214.15
Conditional Use Standards
The Conditional Use application for the Mixed-Use Commercial Zone is subject to the following and not subject to Section 704 of the Zoning Ordinance. Applicant shall contact the Township Office to determine the time schedule for application and number of copies for submission and other administrative information.
1.
Filing of Conditional Use

The Conditional Use application shall include the information specified in Section 214.15.

2.
Conditions

In granting a Conditional Use, the Board of Supervisors may attach such reasonable conditions and safeguards, in addition to those expressed in the Zoning Ordinance, as it may deem necessary to implement the purposes of the Act in the Zoning Ordinance.

3.
Hearing Procedures
Hearings on the Conditional Use application shall be conducted in accordance with the Pennsylvania Municipalities Planning Code, as amended, and other applicable statutes.

4.
Time Limitations
A Developer’s Agreement with the Township shall set forth the time period within which applications under the Subdivision and Land Development Ordinance shall be submitted and necessary permits shall be secured. Because of the potential scope of a mixed-use commercial development, it is likely that the development will be constructed in phases. The initial Subdivision and/or Land Development Plan submittal (i.e., preliminary plan, preliminary/final plan, or preliminary/phase 1 final plan) shall be submitted within twenty-four (24) months of the date of the conditional use approval. In the event the development is phased, the final phase plan shall be submitted to the Township within fifteen (15) years from the approval of the phase 1 final plan.

The Board of Supervisors may extend the fifteen (15) year period for additional five (5) year periods upon request of the Developer. 
5.
Vested Rights
See Sections 508(4) and 917 of the Pennsylvania Municipalities Planning Code, which provide an applicant with protection during certain time periods against changes to Township ordinances that would adversely affect an approved development. 
For mixed-use commercial development that is granted conditional use approval, the vested rights provisions of Section 508.4(2)(iii) shall be extended to fifteen (15) years from the date of the preliminary plan approval, provided the time limitations set forth in sub-section 4. above are complied with. The Board of Supervisors may extend this fifteen (15) year period for additional five (5) year periods upon the request of the developer.

The six (6) month period limit for the protections of and under Section 917 of the Pennsylvania Municipalities Planning Code shall and is hereby extended to a maximum of twenty-four (24) months from the date of the conditional use approval. The twenty-four (24) month periods shall be extended for the length of any appeal of or challenge to the terms of the conditional use approval.
214.16
Application for Conditional Use
The Conditional Use application for the Mixed-Use Commercial Zone shall include the following: 

1. Site Plan

The site plan shall be drawn at a legible scale and include the following:

A. Project name or identifying title.

B. Name and address of the tract owner and applicant.

C. Location map, drawn to scale, relating the tract to existing streets and municipal boundaries within one thousand (1,000) feet of the property.

D. The entire Development Tract boundary with bearing and distances.

E. Names of all immediately adjacent landowners, and recorded plan name and record book numbers.

F. North point, graphic scale, written scale, and date.

G. Site data, including:

i. Total acreage of the Development Tract,

ii. Proposed total gross floor area of commercial use(s),

iii. Proposed total gross floor area, number of proposed dwellings and total density for residential use,

iv. Proposed acreage and percentage of green space,

v. Total number of proposed on-street and off-street parking spaces,

vi. Total number of proposed lots, and 

vii. General description of all proposed land uses.

H. Landmarks within the tract, including the location of all existing streets, buildings, easements, rights-of-way, sanitary sewers, water mains, storm drainage structures, and watercourses.

I. All existing land uses and lot lines within two hundred (200) feet of the proposed development, including the location of all public and private streets, access drives, drives or lanes, railroads, historic sites, and other significant natural or man-made features, only to the extent such information is available from the Lancaster County GIS data.

J. Existing topographic information at one (1) foot contour interval for up to three (3) percent slope; two (2) foot contour interval for over three (3) percent slope to twenty (20) percent slope, and five (5) foot contour for over twenty (20) percent slope. County GIS topography can be utilized to show existing contours.
K. Proposed lot configurations.

L. Location of proposed commercial building pad sites, floor area, and general description of use including proposed multiple story buildings.
M. Location and number of proposed residential units including proposed multiple story buildings.

N. Proposed interior street alignments, including lane widths and traffic-calming devices.

O. Proposed on-street and off-street parking space configurations.

P. Proposed location and design of pedestrian circulation system.

Q. Proposed location of freestanding signs and known building signs.
R. Conceptual storm water management design.

S. Proposed landscape screening and buffering plan, including a conceptual depiction of the proposed streetscape, landscaped areas and lighting.

T. Phasing plan, if applicable.

2. Reports

The following conceptual reports shall be submitted:

A.
A description of how the applicant proposes to provide for an integrated development.
B.
A description of how storm water management design complies with the provisions of the Township storm water requirements.

C.
A description of the building architectural design criteria, including conceptual graphic architectural elevations.

D.
A description of signage design criteria for Anchor Uses and Large Scale Anchor Uses.
E.
A conceptual description of exterior lighting. This description does not need to include photometrics, fixture type, support, and footer.

F.
General information about the proposed covenants, restrictions, and other use requirements imposed by the developer. Final documents shall be submitted with the application under the Subdivision and Land Development Ordinance.
G.
A description of the impact generated by the development on Township services and facilities, such as schools, fire protection, police protection, ambulance/rescue service, water supply, and sewage disposal.

3. Traffic Impact Study 
Traffic impact study (TIS) for assessing the traffic impacts associated with a proposed development shall be submitted. Scope of the TIS is to be approved by the Township prior to data collection.
An addendum, the scope of which is acceptable to the Township to an existing traffic impact study shall be submitted for a property that is the subject of a prior traffic impact study which includes an agreement for financial contributions. The addendum to a traffic study shall acknowledge any development issues that differ from the prior study. If applicable, additional contributions/recommended improvements shall credit and/or take into consideration in its analysis earlier traffic impact contributions/off-site improvements.

For all proposed developments that are not subject to an existing traffic impact study, the Township will review the applicant’s assessment and supply available data upon request to aid the applicant in preparing the study. The applicant shall be responsible for all data collection efforts required in preparing a traffic impact study, including peak period turning movement counts. In addition, the applicant is responsible for ensuring that any submitted development plans meet the minimum State and local standards for geometric design. The study shall be conducted only by a professional engineer who has verifiable experience in traffic engineering. Upon submission of a draft study, the Township or its designee may review the data sources, methods and findings, and provide comments in written form. The applicant shall be responsible for all costs for such review. The applicant will then have the opportunity to incorporate necessary revisions prior to submitting a final study.

A.
Traffic Impact Study Contents. A traffic impact study prepared for a specific site development proposal shall follow the basic format shown below. Additions or modifications should be made for a specific site, when appropriate. This basic format allows for a comprehensive understanding of the existing site, future conditions without the proposed use, and the impacts associated with the proposed development plan. Following is a brief narrative for each section of a traffic impact study.

i.
Introduction. This section identifies the land use and transportation setting for the site and its surrounding area.

Site and Study Area Boundaries.
A brief description of the size of the land parcel, general terrain features, legal right-of-way lines of the highway, and the location within the jurisdiction and the region should be included in this section. In addition, the roadways that afford access to the site and are included in the study area should be identified. The exact limits of the study area should be based on engineering judgment and an understanding of existing traffic conditions at the site. In all instances, however, the study limits must be mutually agreed upon by the developer, Township engineer, and Township.
Site Description.
This section should contain a brief narrative that describes the proposed development in terms of its function, size and near and long-term growth potential. This description should be supplemented by a sketch which clearly shows the proposed development within the site boundaries, its internal traffic circulation pattern, and the location and orientation of its proposed access points.

Existing and Proposed Site Uses.
The existing and proposed uses of the site should be identified in terms of the various zoning categories in the jurisdiction. In addition, identify the specific use on which the request is made, since a number of uses may be permitted under the existing ordinances.

Existing and Proposed Nearby Uses.
Include a complete description of the existing land uses in the vicinity of the site as well as their current zoning. The applicant should also state the proposed uses for adjacent land, if known. This latter item is especially important where large tracts of underdeveloped land are in the vicinity of the site and within the prescribed study area.

Existing and Proposed Roadways and Intersections. 

Within the study area, describe existing roadways and intersections (geometrics and traffic signal control) as well as improvements contemplated by government agencies.

ii.
Analysis of Existing Conditions. This section describes the results, as well as the data collection efforts, of the volume/capacity analysis to be completed for the roadways and intersections in the vicinity of the site under existing conditions.

Daily and Peak Hour(s) Traffic Volumes.

Provide schematic diagrams depicting weekday morning, weekday evening or weekend peak hour trips for roadways within the study area. Turning movement and mainline volumes are to be presented for the three (3) peak hour conditions, while only mainline volumes are required to reflect daily traffic volumes. Include the source and/or method of computation for all traffic volumes.

Volume/Capacity Analysis at Critical Points.

Utilizing techniques described in the Highway Capacity Manual or deriva​tive monographs include an assessment of the relative balance between roadway volumes and capacity. Perform the analysis for existing conditions (roadway geometry and traffic signal control) for the appropriate peak hours.
Levels of Service at Critical Points.

Based on the results obtained in the previous section, levels of service (A through F) are to be computed and presented. This section should also include a description of typical operating conditions at each level of service.

iii.
Analysis of Future Conditions Without Development. This section describes the anticipated traffic volumes in the future and the ability of the roadway network to accommodate this traffic without the proposed zoning or subdivision request. The future year(s) for which projections are made will be specified by the Township and will be dependent on the timing of the proposed development.

Daily and Peak Hour(s) Traffic Volumes.

Clearly indicate the method and assumptions used to forecast future traffic volumes in order that the Township can duplicate these calculations. The schematic diagrams depicting future traffic volumes will be similar to those described in “Volume/capacity analysis at critical points,” in terms of locations and times (daily and peak hours).

Volume/Capacity Analysis at Critical Locations.

Describe the ability of the existing roadway system to accommodate future traffic (without site development). If roadway improvements or modifica​tions are committed for implementation, present the volume/ capacity analysis for these conditions.

Levels of Service at Critical Points.
Based on the results obtained in the previous section, determine levels of service (A through F).

iv.
Trip Generation. Identify the amount of traffic generated by the site for daily and the three (3) peak conditions. The trip generation rates used in this phase of the analysis shall be justified and documented to the satisfaction of the Township.

v.
Trip Distribution. Identify the direction of approach for site-generated traffic for the appropriate time periods. As with all technical analysis steps, the basic method and assumptions used in this work must be clearly stated in order that the Township can replicate these results.

vi.
Traffic Assignment. Describe the utilization of study area roadways by site-generated traffic. The proposed traffic volumes should then be combined with anticipated traffic volumes to describe mainline and turning movement volumes for future conditions with the site developed as the applicant proposes.

vii.
Analysis of Future Conditions With Development. This section describes the adequacy of the roadway system to accommodate future traffic with development of the site.

Daily and Peak Hour(s) Traffic Volumes.
Provide mainline and turning movement volumes for the highway network in the study area, as well as driveways and internal circulation roadways for the appropriate time periods.

Volume/Capacity Analyses at Critical Points.
Perform a volume/capacity analysis for the appropriate peak hours for future conditions with the site developed as proposed, similar to “Volume/capacity analysis at critical locations.”

Levels of Service at Critical Points.
As a result of the volume/capacity analysis, compute and describe the level of service on the study area roadway system.

Final design must address both traffic flow and traffic safety considerations to provide safe operational characteristics.

viii.
Recommended Improvements. Recommended improvements to roads within the approved study area shall be generally identified in the study. The developer shall identify the location, nature and extent of the improvements which are recommended to bring the studied intersections within the desired levels of service identified below. To the extent physical constraints prevent the achievement of the desired level of service, such constraints and/or limitations shall be identified in the traffic study. The traffic study shall also include preliminary cost estimates for the recommended improvements and potential sources of funding, if known. Recommended timing of the improvement shall also be included in the traffic study. The recommended improvements should be designed to address the following levels of service:

Maintained if they are C, 
Not deteriorate to worse than C if they are currently A or, B, and 
Improved to C if they are D, E or F.
ix.
Conclusion. The last section of the report shall be a clear, concise description of the findings. The conclusion shall serve as an executive summary.

214.17
Revisions to Approved Development

The plan presented in support of the Conditional Use is an official part of the record for said Conditional Use. Such plan may be changed as part of approval under the Subdivision and Land Development Ordinance, without the need to obtain Conditional Use approval of the plan change, provided that:

1.
To the extent that such changes require additional modifications under Section 214.18, Conditional Use approval of such modification is obtained prior to approval of the Preliminary or Final Land Development Plan, whichever applies.

2.
Such changes do not increase the number of dwelling units or floor area of non​residential uses by more than ten (10) percent, provided such increases remain within the density and area limitations set forth in Section 214.

3.
The Conditional Use Plan, as modified or changed, complies with the standards of this Section 214 (except to the extent that any modifications are granted for such changes pursuant to Section 214.18).

4.
Such changes do not materially increase the overall impervious coverage beyond the coverage contemplated under the Conditional Use Plan.

5.
Such changes do not materially increase the number of new weekday morning, weekday evening or weekend peak hour trips that are projected to be generated by the traffic impact study that is approved by the Township for such conditional use.

6.
Such changes do not alter the layout, location or design of streets, residential uses or nonresidential uses, such that the revised layout is fundamentally different from the approved Conditional Use Plan.
214.18
Relationship to Other Ordinances and Sections of This Zoning Ordinance 

This Zone has different use and design requirements from those contained in other sections of the Zoning Ordinance, Subdivision and Land Development Ordinance, and other ordinances of the Township. Except for those requirements contained within Section 230 (Floodplain Zone) of this Ordinance, to the extent Section 214 differs (is more or less restrictive) from other Township requirements, those within Section 214 shall govern. How​ever, all other provisions of this and other ordinances of the Township shall remain in full force.
214.19
Modification of Standards

The Board of Supervisors may permit the modification of the design standards, and other requirements of this Section 214, by conditional use approval in order to encourage the use of innovative design. An applicant desiring to obtain such approval shall, when making application for approval of a development within the Zone, make application for such conditional use approval under this Section. The Board of Supervisors shall consider both requests simultaneously. Any application shall be subject to the following standards:

1. The modifications of the standards will better serve the intended purpose of this Zone.
2. The modifications of the standards will not alter the essential character of the Development Tract.
3. Such modifications of the standards will not result in adverse impact to adjoining properties, or future inhabitants of the Zone.

4. The modifications of the standards will not increase the permitted gross floor area of an Anchor Use or Large Scale Anchor Use beyond the requirement of Section 214.2.1.
Section 3.
The Zoning Map is amended by changing the zoning classification of the tracts of land illustrated on Exhibit “A” from Interchange Commercial Zone and Industrial Zone to Mixed-Use Commercial Zone.

Section 4.
In all other respects, the existing Zoning Ordinance remains unchanged.

Section 5.
If any sentence, clause, section, or part of this Ordinance is for any reason found to be unconstitutional, illegal or invalid, such unconstitutionality, illegality or invalidity shall not affect or impair any of the remaining provisions, sentences, clauses, sections, or parts of this Ordinance. It is hereby declared as the intent of the Board of Supervisors that this Ordinance would have been adopted had such unconstitutional, illegal, or invalid sentence, clause, section, or part thereof not been included herein.

Section 6.
This Ordinance shall become effective five (5) days after adoption.


ADOPTED this 2nd day of July, 2009.


Lowell B. Fry, Chairman


Board of Supervisors of Rapho Township

ATTEST:


I, Duane R. Martin, Secretary of the Board of Supervisors of Rapho Township, Lancaster County, Pennsylvania, hereby certify that the foregoing is a true and correct copy of an ordinance duly adopted at a legally constituted meeting of the Board of Supervisors of Rapho Township held on July 2, 2009, at which meeting a quorum was present and voted in favor thereof.

Duane R. Martin, Secretary
Board of Supervisors of Rapho Township
Exhibit “A”

Zoning Ordinance Map Amendment
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Exhibit “B”

Sample Design Elements 
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