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WEST  MAIN  STREET  (SR-0230)
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SANITARY SEWER EASEMENT

ACCESS, DRAINAGE AND SANITARY SEWER EASEMENT

OVERALL EASEMENT PLAN

SANITARY SEWER EASEMENT
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SEWER NOTES:
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13. FOLLOWING EXCAVATION OF THE INFILTRATION BED, INFILTRATION TESTING SHALL BE CONDUCTED. TWO
(2) SPACED OUT INFILTRATION TESTS SHALL BE PERFORMED DURING THE INSTALLATION OF THE BED TO
VERIFY THE INFILTRATION RATE. THE TEST RESULTS SHALL BE PROVIDED TO THE TOWNSHIP AND DM/A INC.
FOR REVIEW AND APPROVAL PRIOR TO PROCEEDING WITH THE INFILTRATION BED INSTALLATION. IF THE
INFILTRATION TESTING RESULTS ARE LESS THAN 0.36 IN/HR, THEN THE INFILTRATION BED WILL NEED TO
INCLUDE AMENDED SOILS MEDIA TILLED INTO THE BOTTOM OF THE BED AND/OR RESIZE THE INFILTRATION
BED IF THE INFILTRATION RATES POST CONSTRUCTION CANNOT BE OBTAINED. NO CHANGES TO THE
APPROVED DESIGN SHALL BE MADE PRIOR TO REVIEW AND APPROVAL BY EAST LAMPETER TOWNSHIP.
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HARBOR ENGINEERING, INC. 
41 SOUTH MAIN STREET ● MANHEIM, PA  17545 

PHONE: (717) 665-9000 ● FAX: (717) 665-9001 

March 30, 2026 
 
Board of Supervisors 
Mount Joy Township 
8853 Elizabethtown Road 
Elizabethtown, PA 17022 
 
Via digital submission (matt@mountjoypa.org)  
 
RE:     Modification Request Letter - REVISED 
            MESA Substation 
 Mount Joy Township - Lancaster County, PA 
            HEI Job No. 251195-001 
    
Dear Supervisors: 
 
On behalf of our client, Municipal Emergency Service Authority of Lancaster County (MESA), 
we are requesting the following modifications: 
 
SUBDIVISION AND LAND DEVELOPMENT ORDINANCE 
 

1. Section 119-25.(A)  – Preliminary Plan Application  
This section of the Ordinance requires that a Preliminary Plan application be submitted to the 
Township. 
    
We are requesting a waiver of the requirement to submit a Preliminary Land Development Plan 
application and instead propose that the plan be processed as a Preliminary/Final Land 
Development Plan. We request this waiver based upon the following justifications: 

1. The plan submission fully addresses the requirements of both a Preliminary Plan and a 
Final Plan submission.   

2. No public streets are proposed for the site.  
3. The plans submitted meet the criteria of a Final Land Development Plan in regard to the 

information shown. 
 

Based on the justifications provided above, we believe that waiving the requirement to submit a 
Preliminary Subdivision and Land Development Plan is warranted and that the submitted plan is 
adequate to meet the Township design criteria.   
 
2.  119-52.J.(3)(a), 119-53.B(2), 119-53.C Improvement of Existing Streets, Sidewalks, 

Curbs 
This section of the Ordinance requires that all existing streets at the perimeter of the 
development be improved according to Township specifications.  
 
We are requesting a deferral of the requirements to improve West Main Street per the ordinance 
and the Official Township Map which include providing additional right-of-way, sidewalk, and 
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curbing along the property’s frontage. We request this deferment based upon the following 
justification: 

1. There are no sidewalks, curbing, bicycle/pedestrian pathway, or an eastbound/westbound 
through lane located on adjacent or nearby properties. 

2. Improvements along West Main Street would not benefit the applicant or Township. 
Additionally, West Main Street is a state highway and would require PennDOT 
Approvals. 

3. A deferral will allow the Township to require sidewalks or pathway in the future if a 
comprehensive pedestrian network is established. 

 
Based on the justification provided above, we believe that deferring the improvements along 
West Main Street is justified.   
 
3. Section 119-31.C(3) - Existing Features 
This section of the ordinance requires that existing features be located upon or within two hundred 
(200) feet of the tract.  
     
We request a modification of this requirement to provide the existing features within 
approximately 200 feet of the subject tract. The proposed plan is relatively minor. Additionally, 
detailed survey data has been provided for existing site features in the area surrounding the tract 
and surrounding the proposed force sewer main. In our opinion, locating all existing features 
within 200 feet of the tract would provide no further benefit to the review agency and the detailed 
survey provided is an acceptable alternative.  

Based upon the justifications provided above, we believe that this modification request meets the 
intention of the ordinance. 
 

4. Section 119-53.C.(2)(a) – Curb Height 
This section of the ordinance requires an exposed curb height of 8”.   
 
We request this modification to allow a 6” revealed curb height for around the access drive and 
along the parking areas based upon the following justifications: 
 

1. The 6” curb height will adequately define the access drive and parking areas as well as 
direct stormwater runoff.  

2. The 6” curb heigh will function better for parked vehicles for bumper and door opening 
clearance. 

3. The curb will be privately owned and maintained.  
 
We submit that using the 6” curb height is a reasonable adjustment of the ordinance standard. 
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5. Section 119-56.D – Utility Easement Width  
This section of the ordinance requires that utility easements have a minimum width of 30’ 
 
We request this modification to allow a reduced easement width for the sanitary sewer forcemain 
and potential future sewer extension area. As shown on the plan, the easement is shown at 10-ft 
to the south and east of the proposed building, and 20-ft from the western edge of the building to 
the proposed connection at the existing manhole. Note that the easement also jogs around 
existing buildings on the Meadowbrook Realty, LLC property to less than 20-ft in some areas. 
We request this modification based on the following justifications.  
 

1. The size of the PP&L right of way limits available building area on the site. The 
proposed building has been placed 10-ft from the southern property line in order to 
provide an adequate size to serve MESA’s needs. The easement behind and to the east of 
the building is being established to allow for a future foremain connection from the 
property to the east, if that property owner wishes to connect to the public sewer in the 
future. Because this only property to the east that could potentially connect, the lesser 
width should be adequate to accommodate a line and maintenance.  

2. The location of the existing buildings on the Meadowbrook Realty, LLC property do not 
allow for a full 20-ft width in some area. 

3. The Elizabethtown Regional Sewer Authority (ERSA) requires 20-ft easements. The 
areas of non-compliance were discussed with ERSA prior to finalizing the design for 
their concurrence and they agreed that the proposed easement widths will be acceptable 
given  the circumstances.  

 
Based upon the justifications provided, we submit that the reduced easement width is necessary 
and justified.  
 
6. Section 119-32.B – Wetland Study 
This section of the ordinance requires that a wetlands study be completed for all subdivision and 
land development plans.      
  
We are requesting a waiver of the requirement to not provide a wetland study for this project. 
Justification for this waiver is as follows: 
 

1. The Hawthorne Electric site is covered with over 85% impervious surfaces including 
building, pavement, and gravel areas. The vacant site is in a lawn condition with no low-
lying areas or wetland vegetation. There are also no watercourses or visible springs on 
either property.  

2. The National Wetlands Inventory Mapper shows no wetlands on or immediately adjacent 
to the subject property.  

3. There are no hydric soils present on either property.  
 
Based upon the justifications provided above, we submit that waiving the requirement to provide 
a wetland study is justified. 
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7. Section 119-32.C(6) & 119-32.C.(2)– Traffic Impact Study and Fee in Lieu 
These sections of the ordinance requires a traffic impact study  for all non-residential 
developments with buildings containing in excess of 1,000 s.f.  and that when a developer believes 
that a traffic impact study and report are not warranted, they may ask the Planning Commission 
to waive the preparation of the study and make a contribution of $1.50 per square foot of usable 
building floor area in a commercial, industrial, or institutional subdivision and land development.     
 
We are requesting that the Township waive the requirement to provide a traffic study and also to 
provide a fee in lieu of providing a traffic study based on the formula described in the Ordinance. 
The cost of the fee in lieu of providing a traffic study in this case would be $6,624 (4,416 SF x 
$1.50). We request this modification based on the following justifications: 
 

1. The proposed sub-station will generate very little traffic. The sub-station will have 4 – 6 
staff in a 24-hour period. The shifts change at 6 AM and 6 PM. Each shift change will have 
2 – 3 vehicles entering and leaving during those tomes. Service calls are unpredictable with 
respect to time and frequency, but it’s anticipated that there will be 4 – 7 ambulance calls 
in a 24-hour period based on MESA’s historical volumes at the current Norlanco location.  

2. No new access drives are being proposed as part of this plan. 
3. The proposed use is a non-profit municipal service use that will benefit the surrounding 

area.  
 
Based on the justification outlined above, we submit that waiving the traffic impact study and fee 
in lieu is a reasonable request in this instance.  
 
8. Section 119-53.C.(1) – Curbing in Parking Facilities  
This section of the ordinance requires that concrete curbs shall be provided along the edge of any 
landscape portions of a parking facility.  
 
We are requesting a modification to not install curbing along the landscape island between the 
ADA parking and the garage bays along the north side of the building. Providing curbing in this 
area would impede stormwater would require the installation of additional collection and 
conveyance facilities that would otherwise drain to inlet I-A1. Because this island is positioned at 
the end of one ADA accessible space and there are no parking spaces to the east, it is anticipated 
that there will not be much vehicular traffic in this area.  
 
Based on the justification outlined above, we submit that waiving the curbing requirement in this 
area is reasonable.  
 
STORMWATER MANAGEMENT ORDINANCE 
 
1. Section 113-37.C.(1).(a)[4] – Minimum Pipe Diameter – Vehicular Loading 
This section of the ordinance requires that outside of the public street right-of-way under 
vehicular loading the minimum pipe diameter shall be 15 inches.  
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We are requesting a modification to allow for 8” diameter pipes to be used in various locations. 
The pipes have been designed to convey 100-year peak flows. Due to the limited flows, a larger 
pipe is unnecessary. The pipes that are subject to vehicular loading will have sufficient cover. 
The conveyance pipes have been sized and have adequate capacity to convey the design storm 
event. The conveyance pipes are outside of the Township right-of-way and will be privately 
owned and maintained. 
 
Based on the justifications provided, we believe that this modification sufficiently meets the 
intent of the ordinance.  
 
2. Section 113-43.I(5) - Existing Features 
This section of the ordinance requires that existing features be located upon or within two hundred 
(200) feet of the tract.  
     
We request a modification of this requirement to provide the existing features within 
approximately 200 feet of the subject tract. The proposed plan is relatively minor. Additionally, 
detailed survey data has been provided for existing site features in the area surrounding the tract 
and surrounding the proposed force sewer main. In our opinion, locating all existing features 
within 200 feet of the tract would provide no further benefit to the review agency and the detailed 
survey provided is an acceptable alternative.  

Based upon the justifications provided above, we believe that this modification request meets the 
intention of the ordinance. 
 
Thank you for your consideration of these modification requests.  If you should have any questions 
or require any additional information, please do not hesitate to contact my office. 
 
Sincerely, 
HARBOR ENGINEERING, INC. 

 
Steven P. Gergely, RLA 
 
C: Digital File 
 
 
 
 
 
 
 
P:\Projects\251195-001\Documents\251195-001 Modification Request Letter.docx 
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March 28, 2026 
 
VIA EMAIL 

 
659 E WILLOW STREET 

ELIZABETHTOWN, PA 17022 
717-361-8524 

 

Matthew J. Mandia, Township Manager 
Mount Joy Township 
8853 Elizabethtown Road 
Elizabethtown, PA  17022 
 
 Re: Preliminary/Final Land Development Plan for MESA Substation 
  Our File No.  10221-1 
 
Dear Matt: 
 
 I have been provided with a revised draft of the Preliminary/Final Land Development Plan 
for MESA Substation (the “Plan”) prepared by Harbor Engineering, Inc.  I was also provided with 
the letter from Steven Gergely of Harbor Engineering dated March 10, 2026, responding to the 
initial review letters as well as the Township Engineer’s review letter dated March 19, 2026.  A 
substation for the Municipal Emergency Services Authority of Lancaster County (“MESA”) is 
proposed to be constructed on a vacant lot owned by Daniel Hawthorne.  However, access and off-
street parking are located partially on lands of Hawthorne Electric, Inc (“Hathorne Electric”).  The 
revised version of the Plan includes Hawthorne Electric as a landowner and its lot as part of the 
Plan. 
 
 In accordance with the letter from Mr. Gergely, I have prepared documentation required 
by the Plan.  First, attached please find a Storm Water Management Agreement and Declaration 
of Easement between Mr. Hawthorne and the Township.  I reviewed the Plan, and there do not 
appear to be any new storm water management facilities to be installed on the Hawthorne Electric 
lot.  Therefore, it does not need to be a party to the Storm Water Management Agreement.  I 
reviewed the website of the Office of the Recorder of Deeds, and there are no mortgages against 
Mr. Hawthorne’s property. 
 
 I have also prepared a Deferred Improvements Agreement among Mr. Hawthorne, 
Hawthorne Electric, and the Township.  The letter from the Township Engineer indicates that it is 
appropriate for deferral of improvements required by Subdivision and Land Development 
Ordinance Sections 119-52.J(3)(a), 119-53.B(2), and 119-53.C. 
 
 I have also prepared and attach a Developer’s Letter-Agreement to be executed on behalf 
of MESA.  The initial letter from Mr. Gergely indicated that MESA was an equitable owner, so I 

http://www.mhck.com/
mailto:attorneys@mhck.com
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assume it will be the developer posting the letter of credit.  I have made Mr. Hawthorne the party 
to the Storm Water Management Agreement and the Deferred Improvements Agreement because 
these documents should be recorded before the Plan is released for recording.  If MESA intends to 
settle and acquire the land currently owned by Mr. Hawthorne before the Plan is recorded, please 
let me know and I can revise the documents accordingly. 
 
 If you have any questions concerning any of the attached documents, please contact me. 
 
    Very truly yours, 
 
 
    Josele Cleary 
 
JC:sle 
MUNI\10221-1(7)\260327\71 
 
Attachments 
 
cc: Justin S. Evans, AICP, Assistant Zoning Officer (via email; with attachments) 
 Patricia J. Bailey, Township Secretary, Assistant Zoning Officer (via email; with 

attachments) 
 Benjamin S. Craddock, P.E. (via email; with attachments) 
 Steven P. Gergely, RLA (via email; with attachments) 



April 20, 2026 

 

Matthew Mandia 

Township Manager 

Mount Joy Township 

8853 Elizabethtown Road 

Elizabethtown, PA 17022 

 

Via email: matt@mtjoytwp.org 

 

Re:  MESA Substation 

Preliminary/Final Land Development Plan 

Township Permit No. 2026-02-FLDP 

LCEC Project No: 25-208 

 

Dear Mr. Mandia, 

We have received a preliminary/final land development plan submission from Harbor 

Engineering, Inc. for the above-referenced project. The submission consisted of the following 

documents: 

• Comment response letter dated March 30, 2026 

• Preliminary/Final Land Development Plan revised March 30, 2026 

• SWM and E&S Report Addendum revised March 30, 2026 

• Drainage Area Maps revised March 30, 2026 

• Opinion of Probable Cost dated March 30, 2026 

• Revised Modification Request Letter dated March 30, 2026 

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

Township to consider: 

Zoning Ordinance 

1. The proposed municipal use is exempted from all Zoning requirements (135-312). 

2. At a Zoning Hearing Board meeting on April 1, 2026, the Board granted the following:  

a. Variance from Section 135-135.F(2) to exceed the 65% lot coverage 
b. Variance from Section 135-135.E(2) to allow the shared parking lot to encroach 

into the side yard setback 
c. Variance from Section 135-135.E(3)(b) to allow the shared parking lot to encroach 

into the rear yard setback 

Subdivision and Land Development Ordinance 

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

4. All certificates shall be executed prior to final plan approval (119-35.E).  
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5. 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). 

6. The plan shows future improvements within the PP&L easement. I recommend that the 
following note be added to the plan: “Any future improvements shown on this plan will be 
subject to the review and approval of Mount Joy Township, including compliance with all 
land development and stormwater management regulations. Any encroachments into the 
PP&L Right of Way will require approvals from PP&L” (119-35.E(2)(b)). 

7. The applicant shall provide written notice from the Elizabethtown Regional Sewer Authority 
that the proposed sewer system has been designed to the Authority’s standards (119-
35.E(2)(e) & (f) / 119-60.A.(2) & B.(2)). 

8. Written notices from the police and fire emergency service providers that will serve as the 
primary responders for the land development shall be submitted indicating that the building 
layout is satisfactory and will not present any obstacles or other problems for emergency 
responders to the land development (119-35.E.(2)(h)). 

9. A Stormwater Management Agreement and Declaration of Easement in a form acceptable 
to the Township Solicitor shall be executed and recorded (119-35.E(4)(c), 119-56.E & 113-
62). 

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

11. Financial security in the amount of $111,894.31 shall be provided prior to final plan 
approval (119-41 & 113-60). 

12. Concrete curbing shall be provided along the edge of any landscaped portions of a parking 
facility (119-53.C(1)). The applicant has requested a waiver of this requirement. 

Waiver response: The applicant is proposing to not install curbing along the landscape 
island beside the ADA parking space. Installing the curb would require the installation of 
additional stormwater conveyance facilities. Curb at this location is also less critical due 
to the ADA parking space on west side and no parking spaces on the east side. Based on 
these considerations I do not have any objections to a waiver of this requirement. 

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

Stormwater Management Ordinance 

14. The proposed building and lot coverages shown for the West Main Street lot in the Site 
Data table on the Cover Sheet shall be updated (113-31.H(1)). For clarity, I recommend 
that the future impervious area be noted in the Site Data table on the Cover Sheet. 

15. The limit of disturbance shown on Sheet 6 of the plans shall be updated (113-31.N(3)). 

16. A minimum thirty-foot-wide access easement shall be provided for all stormwater facilities 
with tributary areas equal or greater than 1,000 square feet and not located within a public 
right-of-way (113-31.Q). Access easements shall provided for ingress and egress to a 
public right-of-way. 

17. Updated conveyance calculations shall be provided for the revised roof leader layout (113-
37.C).  The future building should be considered in the updated calculations. 

18. The bottom width and left side slope shown in the Channel Design Data worksheet for 
Swale 1 is inconsistent with the bottom width and left slope shown in the Standard 
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Construction Detail #6-1 (113-37.C(5)). The bottom width shown by the proposed contours 
does not match the bottom width shown in the detail. 

19. The landowner shall execute the final documents prior to final plan approval (113-41.B). 

20. An operation and maintenance (O&M) agreement shall be provided and recorded with the 
final plan (113-62).  

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

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

 

Sincerely, 

 
Benjamin S. Craddock, PE, President 

LANCASTER CIVIL  

 
cc: Justin Evans, Township Assistant Zoning Officer (via email) 

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

Cindy Gonzalez, Assistant Township Secretary (via email) 

Josele Cleary, Esquire, Township Solicitor (via email) 

Christopher Lincoln, PE, Traffic Planning & Design (via email)  

Steve Gergley, RLA, Harbor Engineering (via email) 

Marc Hershey, MESA (via email) 

Steve Rettew, ERSA (via email) 

Abraham King, RETTEW (via email) 

Renee Addleman, Planner, LCPC (via email) 
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PROPOSED MOTION FOR THE PRELIMINARY/FINAL LAND DEVELOPMENT PLAN 

FOR MESA SUBSTATION  
M.J.T.P.C. File # 2026-02-FLDP 

 
I move that the Township Planning Commission grant the following waiver of Chapter 119 of the 
Code of Ordinances of the Township of Mount Joy, i.e. the Mount Joy Township Subdivision and 
Land Development Ordinance:  

(1) §119-53.C(1) – parking facility curbing  

And having granted such waiver, grant approval of the Preliminary/Final Land Development Plan 
for MESA Substation (the “Plan”) prepared by Harbor Engineering, Inc., Project No. 251195-001, 
dated February 9, 2026, subject to the following conditions: 

1. To the extent not otherwise provided in these conditions, Applicant shall address the 
comments of the Township Engineer’s review letter dated April 20, 2026. 

2. To the extent not otherwise provided in these conditions, Applicant shall address the 
comments of the Township Solicitor’s review letter dated March 28, 2026. 

3. Applicant shall address and comply with all conditions contained in the Mount Joy Township 
Zoning Hearing Board (MJTZHB) decision dated April 14, 2026. 

4. Applicant shall submit a fully executed Storm Water Management Agreement and 
Declaration of Easement in a form acceptable to the Township Solicitor prior to the release 
of the Plan for recording. 

5. Applicant shall submit a fully executed Deferred Road Improvement Agreement in a form 
acceptable to the Township Solicitor prior to the release of the Plan for recording. The 
Agreement shall include, but is not necessarily limited to, provisions for roadway widening 
and non-vehicular facilities. 

6. Applicant shall submit a fully executed Land Development Agreement in a form acceptable 
to the Township Solicitor prior to the release of the Plan for recording. 

7. Applicant shall submit financial security in a form acceptable to the Township Solicitor to 
guarantee the proper installation of all improvements associated with the project prior to the 
release of the Plan for recording. The amount of said financial security shall be in the amount 
consistent with the construction cost opinion approved by the Township Engineer.  

8. Applicant shall apply for and obtain all necessary permits prior to commencing any 
construction activities. 

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

IMPOSED BY THE PLANNING COMMISSION OF MOUNT JOY TOWNSHIP 
FOR 

 

MESA SUBSTATION  
M.J.T.P.C. File # 2026-02-FLDP 

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

Lancaster County, Pennsylvania, at the meeting on April 27, 2026, upon the approval of the 

Preliminary/Final Land Development Plan for MESA Substation (the “Plan”) prepared by Harbor 

Engineering, Inc., Project No. 251195-001, dated February 9, 2026. In my capacity as 

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

hereby accept the imposition of the conditions attached hereto as part of the approval of the 

above-described subdivision and/or land development project. I expressly waive any 

requirements of the Pennsylvania Municipalities Planning Code that the Township provide a 

section number of a governing ordinance, statute or regulation upon which such conditions are 

based and a description of the requirements which have not been met. To the extent that any 

condition is not based upon a specific requirement of a governing ordinance, statute or 

regulation, I expressly waive any right which I may have to challenge the imposition of such 

condition. If signing as developer’s agent, I expressly state that I have been authorized by 

developer to agree to the conditions imposed upon the approval of the above-described 

subdivision and/or land development application. 

 

 

 
Date: ______________________                              ______________________________ 

Signature 
 

______________________________ 

Printed Name 
 
       ______________________________ 

Title 
 


