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PENNSYLVANIA PROFESSIONAL LAND SURVEYOR #SU-37826-E T SO M R S R /
— (A.K.A. S.R. 0230) /
( PLANNING COMMISSION ) V. AKA SR 0230 o
FORMER TITLE LINE —

AT A MEETING ON , 20___, THE MOUNT JOY TOWNSHIP PLANNING
COMMISSION APPROVED THIS PROJECT, INCLUDING THE COMPLETE SET OF PLANS AND INFORMATION
WHICH ARE FILED WITH THE COMMISSION IN MOUNT JOY TOWNSHIP PLANNING COMMISSION FILE NO.
BASED UPON TS CONFORMITY WITH THE

STANDARDS OF CHAPTER 119, SUBDIVISION AND LAND DEVELOPMENT.

ON THIS, THE _____ DAY OF , 20___, BEFORE ME, THE UNDERSIGNED
OFFICER PERSONALLY APPEARED BEING
OF WHO, BEING

DULY SWORN OR AFFIRMED ACCORDING TO LAW, DEPOSES AND SAYS THAT THE CORPORATION IS THE
OF THE PROPERTY SHOWN ON

THE PLAN, THAT HE IS AUTHORIZED TO EXECUTE SAID ON BEHALF OF THE CORPORATION, THAT THE

CORPORATION DESIRES THE SAME TO BE RECORDED AND ON BEHALF OF THE CORPORATION FURTHER

ACKNOWLEDGES THAT ALL STREETS AND OTHER PROPERTY IDENTIFIED AS PROPOSED PUBLIC PROPERTY

(EXPECTING THOSE AREAS LABELED NOT FOR DEDICATION) ARE HEREBY DEDICATED TO THE PUBLIC USE.

MY COMMISSION EXPIRES
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ZONED: C-2 (GENERAL COMMERCIAL DISTRICT)

REQUIREMENT REQUIRED EXISTING PROPOSED PARCEL '1" | PROPOSED PARCEL "2’
MIN. LOT AREA 10,000 S.F. 162,689 S.F. 118,988 S.F. 43,702 S.F.

MIN. LOT WIDTH /5 FT 570 FT 270.25 FT/423.00 FT |149.58 FT1/147 FT
MIN. LOT DEPTH 100 FT 357.43 FT/375.85 FT | 367.41 F1/375.85 FT |185.81 FT/195.80 FT
MIN. FRONT YARD SETBACK 35 FT 70.4 FT 203.5 FT 70.4 FT

MIN. SIDE YARD SETBACK 15 FT 34.0 FT 443 FT 34.0 FT/77.5 ft

MIN. REAR YARD SETBACK 25 FT 409 FT 409 FT 2311 FT

MAX. BUILDING COVERAGE 50% 9.3% 13.8% 3.2%

MAX. IMPERVIOUS COVERAGE 65% 79.2% * 79.1% * 47.4%

ZONED: C—2 (PARKING REGULATIONS)

REQUIREMENT REQUIRED EXISTING PROPOSED PARCEL '1" | PROPOSED PARCEL '2'

RETAIL STORES, EXCEPT THOSE SPECIFICALLY

S.F. / 1,000 SF.

158 (TOTAL)

136 (TOTAL)

SPACE PER EMPLOYEE ON THE LARGEST SHIFT

NAMED ABOVE, SHALL BE PROVIDED WITH OF GROSS FLOOR | 151 (REGULAR) 131 (REGULAR) N/A
FIVE PARKING SPACES PER 1,000 SQUARE FEET| 76 SPACES 7 (RESERVED) 5 (RESERVED)

OF GROSS FLOOR AREA

DRIVE-THROUGH AND/OR FAST-FOOD 1 SPACE FOR 158 (TOTAL) 22 (TOTAL)
RESTAURANTS SHALL BE PROVIDED WITH 1 EVERY 2 SEATS 151 (REGULAR) N/A 20 (REGULAR)
SPACE FOR EVERY 2 SEATS PLUS AN ADD. 22 SPACES 7 (RESERVED) 2 (RESERVED)

PRIOR TO USE FOR ANY EVALUATION OR DESIGN PURPOSE MUST CONFIRM CURRENT ZONING CODE.
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PROPERTY KNOWN AS PARCEL #460-6300100000 AS IDENTIFIED ON THE OFFICIAL TAX
MAPS OF LANCASTER COUNTY, TOWNSHIP OF MOUNT JOY, COMMONWEALTH OF
PENNSYLVANIA.

162,689 S.F. OR 3.735 AC.

AREA PARCEL #460-6300100000

LOCATION OF ALL UNDERGROUND UTILITIES ARE APPROXIMATE. ALL LOCATIONS AND SIZES
ARE BASED ON UTILITY MARK OUTS, ABOVE GROUND STRUCTURES THAT WERE VISIBLE &
ACCESSIBLE IN THE FIELD, AND THE MAPS AS LISTED IN THE REFERENCES AVAILABLE AT
THE TIME OF THE SURVEY. AVAILABLE ASBUILT PLANS AND UTILITY MARKOUT DOES NOT
ENSURE MAPPING OF ALL UNDERGROUND UTILITIES AND STRUCTURES. BEFORE THE
PREPARATION OF DESIGN PLANS AND/OR EXCAVATION IS TO BEGIN, ALL UNDERGROUND
UTILITIES SHOULD BE VERIFIED AS TO THEIR LOCATION, SIZE AND TYPE BY THE PROPER
UTILITY COMPANY.

THIS PLAN IS BASED ON INFORMATION PROVIDED BY A SURVEY PREPARED IN THE FIELD BY
BLUE MARSH ASSOCIATES, INC. AND OTHER REFERENCE MATERIAL AS LISTED HEREON.

THE EXISTENCE OF UNDERGROUND STORAGE TANKS,
OF THE FIELD SURVEY.

[FANY, WAS NOT KNOWN AT THE TIME
THIS PROPERTY SUBJECT TO RESTRICTIONS, COVENANTS AND/OR EASEMENTS, WRITTEN OR
IMPLIED.

COORDINATES AND ELEVATIONS ARE BASED UPON (NAVD 88) DATUM ESTABLISHED ONSITE
UTILIZING GLOBAL POSITIONING SYSTEM DATA COLLECTION.
ENCROACHMENTS AND VAULTS, IF ANY, BELOW SURFACE NOT SHOWN HEREON.

THIS SUBDIVISION PLAN DOES NOT PROPOSE ANY NEW IMPROVEMENTS TO ANY PART OF
THIS PROPERTY.

REFERENCES

THE OFFICIAL TAX MAPS OF LANCASTER COUNTY, TOWNSHIP OF MOUNT JOY,
COMMONWEALTH OF PENNSYLVANIA.

MAP ENTITLED "FIRM, FLOOD INSURANCE RATE MAP, LANCASTER COUNTY, PENNSYLVANIA

(ALL JURISDICTIONS)”, PANEL 114 OF 780, MAP NUMBER 42071CO114F, MAP REVISED:
APRIL 5, 2016.

MAP ENTITLED "FINAL SUBDIVISION AND LAND DEVELOPMENT PLANS FOR MEMBERS 1ST
FEDERAL CREDIT UNION, SOUTH MARKET STREET (S.R. 0230) & CAREY LANE, MOUNT JOY
TOWNSHIP /ELIZABETHTOWN BOROUGH, LANCASTER COUNTY, PA” PREPARED BY J. MICHAEL
BRILL & ASSOCIATES, INC., DATED DECEMBER 16, 2011, LAST REVISED DECEMBER 14,
2012 AND FILED IN DOC. #2013-0054—J.

MAP ENTITLED "PRELIMINARY/FINAL SUBDIVISION & LAND DEVELOPMENT PLANS FOR
NASSIMI' REALTY LLC, MARKET STREET SQUARE RETAIL CENTER 460-20549-0-0000 &
250-39525-0-0000, ELIZABETHTOWN BOROUGH/MOUNT JOY TOWNSHIP, LANCASTER
COUNTY, PENNSYLVANIA" PREPARED BY COLLIERS ENGINEERING & DESIGN, DATED AUGUST
3, 2021, LAST REVISED APRIL 19, 2023 AS REVISION NO. 6 AND FILED IN DOC.
#2023-0275-J.

MAP ENTITLED "FINAL SUBDIVISION PLAN, OAK MANOR, SECTION Ill, BLOCK "B”, BOROUGH
OF ELIZABETHTOWN — LANCASTER CO. PENNSYLVANIA" PREPARED BY RICHARD R. CRAMER,
DATED JULY 27, 1988, LAST REVISED AUGUST 31, 1988 AND FILED AS PLAN J-162-35,
PG. 1.

MAP ENTITLED "LOT ADD—ON PLAN, MSS ASSOCIATES LTD. 1821 OREGON PIKE, LANCATER,
PA 17604" PREPARED BY DAVID MILLER/ASSOCIATES, INC., DATED AUGUST 1, 1990 AND
FILED AS PLAN J-175-25.

MAP ENTITLED "FINAL LAND DEVELOPMENT PLAN, MARKET STREET SQUARE, MOUNT JOY
TOWNSHIP & ELIZABETHTOWN BOROUGH, LANCASTER COUNTY, PA,” PREPARED BY DAVID

MILLER /ASSOCIATES, LAST REVISED JANUARY 8, 1993 AND FILED AS PLAN J—181-117,
PG. 1.

MAP ENTITLED "COMMONWEALTH OF PENNSYLVANIA DEPARTMENT OF TRANSPORTATION
DRAWINGS AUTHORIZING ACQUISITION OF RIGHT—OF WAY FOR STATE ROUTE 0230, SECTION
1 R/W IN LANCASTER COUNTY” SHEETS 1-13 OF 13.

ZONING MAP OF MOUNT JOY TOWNSHIP, AS AMENDED THROUGH MAY 20, 2024.

MAP ENTITLED "ALTA/NSPS LAND TITLE SURVEY, IRONWOOD REAL ESTATE, LLC, #1551
SOUTH MARKET STREET, PARCEL #460-6300100000 & PARCEL #460—8022200000,
TOWNSHIP OF MOUNT JOY, LANCASTER COUNTY, COMMONWEALTH OF PENNSYLVANIA”,
PREPARED BY BLUE MARSH ASSOCIATES, INC., DATED 6-4-2025, PROJECT NO.
25-A-142.

SURVEYOR'S CERTIFICATION

| HEREBY CERTIFY THAT THIS SURVEY HAS BEEN PERFORMED IN THE FIELD UNDER
MY SUPERVISION, AND TO THE BEST OF MY KNOWLEDGE, BELIEF, AND INFORMATION, THAT
THIS SURVEY HAS BEEN PERFORMED IN ACCORDANCE WITH CURRENTLY ACCEPTED ACCURACY
STANDARDS. THAT THE PROPERTY LINES AND RELATIONSHIP OF BUILDINGS AND OTHER
STRUCTURES TO THE PROPERTY LINES AND THE LAND INDICATED HEREON IS CORRECT, AND
THAT THERE ARE NO ENCROACHMENTS OF BUILDINGS OR STRUCTURES ONTO SAID LAND.

THE OFFSETS SHOWN ARE NOT TO BE USED FOR THE CONSTRUCTION OF ANY STRUCTURE,
FENCE, PERMANENT ADDITION, ETC.

DRAF T

NOT VALID UNLESS SEALED WITH BLACK OR RED INK

DATE

JOSEPH J. WRIGHT

PENNSYLVANIA PROFESSIONAL LAND SURVEYOR #SU-37826-E

DATE 8-5-2025 MINOR SUBD/IVIS/ION PLAN
SCALE: 17 = 30’
IRONWOOD REAL ESTATE, LLC
PROJECT NO.. 25—A—142 s
DRAWN BY:  S.N.W./S.C.H. #1551 SOUTH MARKET STREET
REVIEWED BY: T.D.M./J.J.W. PARCEL #460-6300100000
REV—1: TOWNSHIP OF MOUNT JOY, LANCASTER COUNTY
COMMONWEALTH OF PENNSYLVANIA
REV-2:
BLUE MARSH ASSOGIATES, ING
RV 4 ¢ LAND SURVEYORS & PLANNERS
-~ Q551 pasTon rom, SUTE A 1541 ROUTE 37 EAST, SUITE B
REV-4: ’ \ WARRINGTON, PA 18976-2370 TOMS RIVER, NJ 08753 -—
215-278-4053 (MANN) 732-552-3641 (MAIN) T
215-343-0218 (FAX) 732-929-8915 (FAX) D O
REV-5: w

www.BlueMarshAssociates.com
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VIA EMAIL

Justin S. Evans, AICP, Assistant Zoning Officer
Mount Joy Township

8853 Elizabethtown Road

Elizabethtown, PA 17022

Re:  Minor Subdivision Plan Ironwood Real Estate, LLC
Our File No. 10221-1

Dear Justin:

I have reviewed the Minor Subdivision Plan Ironwood Real Estate, LLC (the “Plan”)
submitted by an applicant identified as Etown IRE Associates, LLC (“Developer”). Both Etown
IRE Associates, LLC and Ironwood Real Estate, LLC are limited liability companies which are
active according to the Corporation Bureau website. The land which is the subject of the Plan is
held by Pennsylvania CVS Pharmacy, L.L.C. The relationship of Ironwood Real Estate, LLC to
the Plan should be addressed.

The Plan proposes to subdivide what it identifies as “Parcel #460-6300100000” into
“Proposed Parcel #1 and Proposed Lot 2”. The area table refers to “Proposed Parcel 1” and
“Proposed Parcel 2”. The zoning data table also references “Proposed Parcel 1 and “Proposed
Parcel 2.” The Plan should be updated to consistently identify Lot 1 and Lot 2.

The Plan indicates that the existing impervious surface coverage is 79.2 percent, which I
assume is an existing dimensional nonconformity. Proposed Lot 2 will have 47.4 percent
impervious surface coverage and will contain a substantial portion of the undeveloped part of the
Property at the northwest corner of the existing tract. Even though the Plan does not propose
removal of any impervious surface, the Plan states that the amount of impervious surface coverage
on Lot 1 will decrease to 79.1 percent after removal of the undeveloped area to be included in Lot
2. This does not make any sense. The zoning data table does have an asterisk for the existing
impervious surface coverage and proposed impervious surface coverage for Lot 1, but I cannot see
anywhere that the asterisk is explained. If the Plan will create a lot with impervious surface
coverage greater than the existing nonconforming 79.2 percent impervious surface coverage, the
applicant must obtain a variance from the Zoning Hearing Board.
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Both Proposed Lot 1 and Proposed Lot 2 are developed with existing buildings, off-street
parking, and circulation. The access from South Market Street will be principally located on Lot
1 and partially located on Lot 2. The Plan does not show any easements for the shared access.
The Plan must be revised to show the appropriate access easements, and there must be an
agreement to provide for the long-term maintenance of the shared access.

The Plan identifies “existing parcel #460-8022200000”, includes a notation that the “parcel
is not included in any area calculations” but does not contain any further information. Lancaster
County Tax Account No. 460-80222-0-0000 is held of record by PA E-town Associates, L.P. by
two deeds conveying undivided interests recorded at Record Book 5388, Page 384, and Record
Book 5388, Page 387. The Plan should be updated to identify the owner of 1575 South Market
Street and the sources of title. I assume that there are access easements recorded to provide both
access to 1575 Market Street as well as shared parking which are not identified.

The off-street parking zoning data table does not indicate whether the parking on Lot 1 is
solely for the existing building to remain on Lot 1 or whether it includes both the building on Lot
1 and the building on 1575 South Market Street which will be using those off-street parking spaces.
This should be clearly identified, and the applicant must demonstrate that Lot 1 will have sufficient
off-street parking for both the building on Lot 1 and the building on 1575 South Market Street.
The document recorded at Deed Book E, Volume 51, Page 694, provides that the off-street parking
area is to contain 195 parking spaces and “all parking areas, access roads, and service areas ...
shall be for the common use of the customers, employees and business invitees of the parties.”

The Plan identifies certain parking spaces as “reserved”. It appears that they are
handicapped parking spaces and should be appropriately identified.

If you have any questions concerning any of the comments in this letter, please contact me.

Very truly yours,
.
bl [ arsy
Josele Cleary 7
JC:sle
MUNIN0221-1(7)\250912\71
cc: Patricia J. Bailey, Township Secretary (via email)

Benjamin S. Craddock, P.E. (via email)
Joseph J. Wright (via email)
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Assistant Zoning Officer
Mount Joy Township
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Elizabethtown, PA 17022 LANCASTER CIVIL

* * engineering company * *
p-0. box 8972, lancaster, pa 17604-8972
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Via email: justin@mtjoytwp.org

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

Dear Mr. Evans,
We have received a minor subdivision plan submission from Blue Marsh Associates, Inc for the
above-referenced project. The submission consisted of the following documents:

e Minor Subdivision Plan dated August 5, 2025

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

Zoning Ordinance

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

2. All off-street parking lots shall be set back at least 15 feet from the side and rear lot lines
(135-135.E(2)(c) & 135-135.E(3)(b)). These setbacks should be shown on the plans.

3. The existing impervious coverage exceeds 65%. This is an existing non-conformity (135-
135.F(2)).

4. Clear sight triangles and stopping sight distances shall be shown at the existing access
points (135-299.E(2) & 119-31.D(12)).

5. Riparian corridors shall be established to include 30 feet on each side of the watercourse,
measured from the top of each stream bank (135-306.B). The applicant shall enter into a
recordable agreement with the Township providing for the permanent maintenance of the
riparian corridor, in a form acceptable to the Township Solicitor (135-306.F).

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

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



9.

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

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

Subdivision and Land Development Ordinance

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.
24.
25.

26.

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

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

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

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

The location map shall be drawn to scale (119-31.B(8)).

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

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

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

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

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

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

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

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

A wetlands study shall be provided (119-32.B & 119-34.E(3)(c)).
All certificates shall be executed prior to final plan approval (119-35.E).

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

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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27.

28.
29.

30.

31.

32.

33.

34.

35.

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

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

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

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

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

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

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

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

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,

— Digitally signeg by Benjamin S
Craddock 2
7 € [t
“ICtradtdock Eﬁncr lancdsterEjvil,cof:
= “~-@=rancasfer CNil Eng 3
CN=Benjamin S. Craddock
Date: 2025.09.18 11:42:32-04'00"

Benjamin S. Craddock, PE, President
LANCASTER CIVIL

CC:

Patricia Bailey, Township Secretary / Assistant Zoning Officer (via email)
Josele Cleary, Esquire, Township Solicitor (via email)

Renee Addleman, Planner, LCPC (via email)
Kristen Shepherd, Kaplin/Stewart (via email)
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