
 

Gregg I Adelman, Esquire 
Direct Dial: (610) 941-2552 

Direct Fax: (610) 684-2001 
gadelman@kaplaw.com 

www.kaplaw.com 

 

Kaplin Stewart Meloff Reiter & Stein, P.C. 
Union Meeting Corporate Center 
910 Harvest Drive, P.O. Box 3037 
Blue Bell, PA 19422-0765 
610-260-6000 tel 

 

Offices in 
Pennsylvania 

New Jersey 

 

 

November 10, 2025 

VIA FEDERAL EXPRESS & EMAIL [JUSTIN@MTJOYTWP.ORG] 

Justin S. Evans, AICP, Assistant Zoning Officer 
Mount Joy Township 
8853 Elizabethtown Road 
Elizabethtown, PA 17022 

RE: Zoning Hearing Board Application - Etown IRE Associates, LLC; 
 1551 S. Market Street, Elizabethtown, PA 17022   __ 

Dear Mr. Evans: 

As you are aware, this firm represents Etown IRE Associates, LLC, the equitable owner and applicant 
(“Applicant”) of the property located at 1551 S. Market Street, Elizabethtown, PA 17022, further 
identified as Lancaster County Property ID #460-63001-0-0000 (“Property”).  Enclosed is 
Applicant’s Zoning Hearing Board Application seeking area and bulk variance relief from Section 
135-135.F(2) of the Mount Joy Township Zoning Ordinance to allow for an increase of impervious 
coverage in the C-2 General Commercial Zoning District (“ZHB Application”). 

Enclosed are the following: 

1. Six (6) copies of a completed and signed ZHB Application, together with Addendum and the 
following exhibits; 

a. Deed to the Property; 

b. Redacted Purchase and Sale Agreement; 

c. Preliminary Subdivision Plan, prepared by Blue Marsh Associates, Inc., dated August 5, 
2025, last revised October 17, 2025; and 

2. A check made payable to Mount Joy Township  in the amount of $750.00 for the ZHB 
Application fee; 

Also enclosed is one additional copy of the Application.  Please time-stamp the extra copy of the 
Application and return to me in the self-addressed, postage prepaid envelope provided.   



Justin S. Evans, AICP 
November 10, 2025 
Page 2 

Please place this matter on the Township’s regularly scheduled December 3, 2025 Zoning Hearing 
Board agenda and confirm the same.   

If you have any questions or require anything further, please feel free to contact me.  Thank you. 

Sincerely, 

 
Gregg I Adelman, Esquire 
 

 

GIA/kds 
Enclosures 
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Mount Joy Township
Instructions for Variance & Special Exception Application

Please read the following information carefully prior to completing this application. The 
following information is to assist you in the process of applying for a Variance and/or a Special 
Exception from the Mount Joy Township Zoning Ordinance. This information is intended to 
provide a summary of the hearing process and does not constitute all of the requirements that may 
be placed on you as the applicant for a Variance and/or Special Exception.

Meeting Dates and Submission Deadlines

The Zoning Hearing Board typically meets the first Wednesday of every month. Applications 
are due four (4) weeks prior to the regularly scheduled meetings. Please confirm the 
meeting schedule prior to submitting the application in case a holiday interferes with the regularly 
scheduled meeting.

Completing the Application

The variance and/or special exception application must be completed by the landowner, equitable 
landowner, tenant, contract purchaser or someone who has a legal or equitable interest in the land. 
In the case that the applicant is not the landowner, the applicant shall provide proof of consent 
from the landowner acknowledging his/her awareness that a variance or special exception request 
has been filed for review by the Township Zoning Hearing Board. The landowner should 
complete the certification section of this application.

Please answer the questions on the Application fully and to the best of your ability. Please 
provide six (6) copies of the application, plans, photographs, charts and any other 
supporting documentation and a check for $750.00 for the application fee to the Mount 
Joy Township Office. Checks should be made payable to Mount Joy Township. No 
application shall be complete until a site plan has been submitted. All applications requesting 
approval to establish or expand a nonresidential use or which concern a residential use containing 
10 or more dwelling units shall submit a plan drawn to a scale of not more than 100 feet to the 
inch in accordance with section 135-284. A of the Zoning Ordinance. Incomplete Applications 
will not be accepted by the Township. Once the application is processed by the Township, 
the Zoning Officer will prepare a public notice that will be sent to the Lancaster Newspaper for 
advertisement of the hearing in accordance with the Pennsylvania Municipal Planning Code.

On the date of the hearing, the applicant (and landowner if different) should be prepared to be 
sworn in by the court reporter. You will be permitted, but not required, to obtain assistance from 
an attorney, engineer, architect, planner, or other professionals, as the situation warrants, during 
the hearing process. You and/or your representative need to be in attendance at the Zoning 
Hearing to present your application in front of the Zoning Hearing Board and be prepared to 
answer any questions the Board may have. If you or your representative is not present at the 
scheduled meeting, your application may be denied, or it may be tabled until the next hearing if a 
written and signed request from the Applicant is received prior to the meeting.

It is the Applicant’s responsibility to research property line locations and have property lines 
verified by a professional registered surveyor prior to submitting the Zoning Hearing Application. 
Any deed restrictions, easements or other restrictive covenants should also be researched prior to 
the submission of this application.



The Applicant and/or Landowner agree that by signing this application, they grant the right of the 
Township Zoning Officer, or other designated Township Official, to investigate, inspect and 
examine the Property set forth herein, including land and structures, to determine compliance 
with the Mount Joy Township Zoning Ordinance and to determine the accuracy of the statements 
contained herein.

General Standards for Variances

There are five (5) criteria that the Zoning Hearing Board will consider, as applicable, when 
determining whether a Variance to the Township Zoning Ordinance is necessary. These five 
criteria are located in Section 910.2.a of the Pennsylvania Municipal Planning Code, as well as 
Section 135-383.C of the Township Zoning Ordinance. The criteria are as follows:

1. That unnecessary hardship exists due to unique physical circumstances of 
conditions, including irregularity, narrowness or shallowness of lot size, or shape 
or topographical or other physical conditions peculiar to the particular property, 
and that unnecessary hardship is due to such conditions and not the 
circumstances or conditions generally created by the provisions of this chapter in 
the neighborhood or district in which the property is located;

2. That because of physical circumstances or conditions there is no possibility that 
the property can be developed in strict conformity with the provisions of this 
chapter and that authorization of a variance is therefore necessary to enable the 
reasonable use of the property;

3. That such unnecessary hardship is not created by the applicant;

4. That the variance, if authorized, will not alter the essential character of the 
neighborhood or district in which the property is located nor substantially or 
permanently impair the appropriate use of development of adjacent property nor 
be detrimental to the public welfare; and

5. That the variance, if authorized, will represent the minimum variance that will 
afford relief and will represent the least modification possible of the regulation in 
issue.

The Zoning Hearing Board may implement reasonable conditions and safeguards as it may deem 
necessary to implement the purposes of this act and the zoning ordinance, as is stated in the 
Pennsylvania Municipal Planning Code, Section 910.2.b.

Guidelines for Special Exceptions

In addition to the Performance Standards of a particular use and/or the Special Exception 
Standards delineated in Article XXVIII of the Township Zoning Ordinance, the Zoning 
Hearing Board may attach such reasonable conditions and safeguards as it may deem necessary to 
implement the purposes of this act and the Zoning Ordinance as enabled by the Pennsylvania 
Municipal Planning Code (Section 912.1)



ZHB Case #______________

Mount Joy Township
8853 Elizabethtown Rd 

Elizabethtown, PA 17022 
Phone: (717)367-8917 - Fax: (717)367-9208

Zoning Hearing Board Application
1. Applicant Information

Name: Etown IRE Associates, LLC_____________________________________

Address: P-O- Box 14 City/State/Zip: Villanova, PA 19085

Phone: 215-266-7996 Fax:

E-mail: jfogel@ironwood-re.com____________

2. Landowner Information (if different from the Applicant)

Name- Pennsylvania CVS Pharmacy LLC
c/o CVS #1672-01

Address: 1 CVS Drive MC 2320 City/State/Zip: Woonsocket, RI 02895

Phone: 678-570-7606 Fax:

F-maiF kmt@tomcholaw.com_____________

3. Property Information

Property Address: 1551 S. Market Street__________________________________

City/State/Zip: Elizabethtown, PA 17022_________________________________

Existing Use: Commercial retail Proposed Use: Commercial retail

Total Property Area (Sq. Ft. or Acres): 3.6 acres +/- 

FOR TOWNSHIP USE ONLY

Date Application Received:____________________________________________________

Date Application to be heard:___________________________________________________

Tax Parcel #:________________________________________________________________

Zoning District:_____________________________________________________________

Application Denied/Approved:__________________________________________________

mailto:jfogel@ironwood-re.com
mailto:maiF_kmt@tomcholaw.com


4. Request for Special Exception

Section(s) of Zoning Ordinance for which a Special Exception is requested: 
N/A

Provide an explanation of your proposal, particularly, why you need a special exception and for 
what type of use the special exception is being requested for:

N/A

This site is suitable for a Special Exception Use because: 
N/A

How will the request affect adjacent properties? (Dust, noise, fumes, odors, glare, increased 
traffic, character of the neighborhood etc.):

N/A

5. Expansion of Special Exception Uses

Are there any existing nonconformities on the lot, if so list them:
Yes, impervious area coverage non-conformity. Seeking variance relief. See 
attached Addendum.

Existing and proposed square footage of the structure: 
N/A

Percentage of Expansion: 
N/A

Existing front, side and rear yard setbacks: 
N/A



Proposed front, side and rear yard setbacks:
N/A 

6. Request for a Variance

Section(s) of the Zoning Ordinance for which a Variance is requested: 
Section 135-135.F(2)

Why do you need a variance and what is your proposed alternative from the requirements of the 
Township Zoning Ordinance?

See attached Addendum

What physical characteristics of the property prevent it from being used for any of the permitted 
uses in your zoning district? (Topography, size and shape of lot, environmental constraints, etc.):" 

N/A

Explain how the requirements of the Zoning Ordinance would result in difficulties or undue 
hardships in the use of your property, buildings and/or structures:

See attached Addendum

Explain how the granting of a variance will not be a substantial detriment to the public good or a 
substantial impairment of the intent and purpose of the Zoning Ordinance:

See attached Addendum



7. Certification

I/we, the undersigned, do hereby certify that:

1. The information submitted here in is true and correct to the best of my/our 
knowledge and upon submittal becomes public record.

2. Fees are not refundable, and payment does not guarantee approval of the Zoning 
Hearing Board Application.

3. All additional required written graphic materials are attached to this application

10/29/2025
Applicant Signature Date Signed

Gregg I. Adelman, Attorney for Applicant
Applicant’s Name (Printed)
Pennsylvania CVS Pharmacy, L.L.C.
Jdwtkw Shumrak

Jonathan Shumrak (Nov 7. 2025 14:01:40 CSD_________________________________

Landowner Sign (if different from Applicant)

November 7, 2025

Date Signed

Jonathan B. Shumrak
Assistant Secretary______

Landowner’s Name (Printed)



 

KAPLIN STEWART MELOFF REITER & STEIN, P.C. 
By: Gregg I. Adelman, Esquire 
Attorney I.D. No.: 84137 
Union Meeting Corporate Center 
910 Harvest Drive      Attorneys for Applicant 
P.O. Box 3037       Etown IRE Associates, LLC 
Blue Bell, PA  19422 
(610) 260-6000 

 
BEFORE THE ZONING HEARING BOARD 

OF MOUNT JOY TOWNSHIP 
LANCASTER COUNTY, PENNSYLVANIA 

In the Matter of:   Etown IRE Associates, LLC 
 
Property Address:   1551 S. Market Street  

 
Property ID No.     460-63001-0-0000 

 
 

ADDENDUM TO ZONING HEARING BOARD APPLICATION 

Etown IRE Associates, LLC (“Etown” or “Applicant”), by and through its by and 

through its attorneys, Kaplin Stewart Meloff Reiter & Stein, P.C., hereby submits this Addendum 

to its Zoning Hearing Board Application (“Application”) seeking the within described area and 

bulk variance relief from Section 135-135.F(2) of the Mount Joy Township Zoning Ordinance. 

1. Name and Address of Applicant and Owners.  The Applicant is Etown IRE 

Associates, LLC, a limited liability company related to Ironwood Real Estate, LLC, both 

companies having a mailing address of P.O. Box 14, Villanova, PA 19085.  The record owner of 

the property is Pennsylvania CVS Pharmacy LLC, having a mailing address of c/o CVS #1672-

01, 1 CVS Drive MC 2320, Woonsocket, RI 02895.  A copy of the Deed is attached hereto as 

Exhibit “A”.  Applicant is the equitable owner of the Property.  A redacted copy of the Purchase 

and Sale Agreement is attached as Exhibit “B”. 

2. Description of the Property. The property is an irregular-shaped, 162,689.7 s.f 

(or 3.735 acre) (+/-) tract of land located at 1551 S. Market Street in Mt. Joy Township, 



Lancaster County, PA, further identified as Lancaster County Tax Account No. 460-63001-0-

0000 (“Property”).  The Property currently contains: (i) an existing CVS Pharmacy with off-

street parking (“Existing CVS”); and (ii) a stand-alone vacant building with off-street parking 

and circulation drive-through (“Existing Vacant Building”).  The Property is unique in that a 

portion of the Property surrounds a complete and separate parcel (Parel ID #460-80222-0-0000 

or 1575 S. Market Street), owned by another third party, and is comprised of an existing 

shopping center (attached to the Existing CVS) with a mix of commercial retail shops and 

restaurants (“Separate Shopping Center Parcel”).  The Separate Shopping Center Parcel is not 

subject to this Application.  

3. Zoning. In accordance with the Mt. Joy Township Zoning Map, the Property is 

located in the C-2 General Commercial Zoning District (“C2-District”).  

4. Improvements to Property.  As depicted on the plan prepared by Blue Marsh 

Associates, Inc., entitled “Preliminary Subdivision Plan”, dated August 5, 2025, last revised 

October 17, 2025 (“Preliminary Subdivision Plan”), a copy of which is attached hereto as 

Exhibit “C”), Etown proposes to subdivide the Property into two (2) separate lots: 

• Proposed lot 1 to contain 124,958 s.f. (2.869 acres) and the Existing CVS 

(“Proposed Lot 1”); and  

• Proposed lot 2 to contain 37,731.7 s.f. (0.866 acres) and the Existing Vacant 

Building (“Proposed Lot 2”).   

As detailed on the Preliminary Subdivision Plan, the Proposed Lot 2 complies with all of 

the applicable area and bulk requirements of the C-2 District, e.g. minimum lot size, maximum 

impervious coverage, building coverage, building setbacks, building height, and required off-

street parking facilities.  However, the Property currently has an existing non-conforming 



impervious coverage of 70.7%.  The impervious coverage on Proposed Lot 1 is proposed to be 

75.8%, which exceeds the required maximum impervious coverage of 65%. 

5. Zoning Relief Requested.  Applicant hereby requests a variance from Section 

135-135.F(2) to permit an increase of maximum impervious coverage to 75.8% where 65% is 

required.  Applicant also requests the recognition of and the right to maintain the existing 

impervious coverage non-conformity on the Property.  

6. Reasons for Relief Requested.  The proposed variance is dimensional in nature 

that will not adversely impact public health and safety or the surrounding area.  Applicant 

requests that the Zoning Hearing Board grant the requested variance from Sections 135-135.F(2) 

of the Mount Joy Township Zoning Ordinance and such other relief as is necessary to permit the 

subdivision of the Property. 

Respectfully Submitted, 
 
KAPLIN STEWART MELOFF REITER & STEIN, 
P.C. 
 

     
GREGG I. ADELMAN, ESQUIRE 
Attorney for Applicant 

 
Date: November 10, 2025 
 
 



 

EXHIBIT “A” 
Deed  

 



















 

EXHIBIT “B” 
Redacted Purchase and Sale Agreement 



PURCHASE AND SALE AGREEMENT

THIS PURCHASE AND SALE AGREEMENT (the “Agreement”) is made and entered into as 
of the date of the last party to sign this Agreement (the “Effective Date”) by Pennsylvania CVS 
Pharmacy, L.L.C., a Pennsylvania limited liability company (“Seller”) and Etown IRE Associates, LLC, 
a Pennsylvania limited liability company (“Purchaser”).

W I T N E S S E T H:

WHEREAS, Seller is the owner of that certain real property located in Lancaster County, 
Pennsylvania, as more particularly described on Exhibit A attached hereto and made a part hereof, 
together with all rights and appurtenances thereunto appertaining (the “Property”); and

WHEREAS, Seller wishes to sell the Property to Purchaser and Purchaser wishes to purchase the 
Property from Seller, upon the terms and conditions hereinafter set forth.



Jonathan Shumrak (May 7, 2025 12:09 CDT)
Jonathan Shumrak

May 7, 2025



 
 

 
 
 

 
EXHIBIT A 

 
DESCRIPTION OF THE PROPERTY 

 
 
A portion of land in Lancaster County, Pennsylvania, known as Tax Parcel 460-63001-0-0000, as 
generally depicted below (outlined in blue): 
 

 
 
 



 

EXHIBIT “C” 
Preliminary Subdivision Plan 
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November 18, 2025 

 

Certified Mail # 9407 1118 9876 5473 3303 69 Certified Mail # 9407 1118 9876 5473 3304 20 

 

Etown IRE Associates, LLC Pennsylvania CVS Pharmacy LLC 

P.O. Box 14 c/o CVS #1672-01 

Villanova, PA 19085 1 CVS Drive MC 2320 

 Woonsocket, RI 02895    

  

Re: Proposed Subdivision of Land 

Property Located at 1551 S. Market Street, Elizabethtown, PA 17022  

Tax Parcel Account #460-63001-0-0000  

 Case #250019 

 

Dear Sir or Ms.: 

I have reviewed the above-referenced zoning hearing application submitted to Mount Joy Township on November 11, 

2025. The hearing for the application is scheduled for 6:00 P.M. on Wednesday, December 10, 2025 at the Mount Joy 

Township Municipal Building located at 8853 Elizabethtown Road, Elizabethtown, PA 17022. I offer the following 

comments on the application: 

• You have provided a copy of the subdivision plan that will be provided to the Zoning Hearing Board as part of your 

full application package. The plan shows the existing improvements on the property as well as the proposed lot line 

to subdivide it into two lots.  

• The subject property contains approximately 3.7 acres and is located within the (C-2) General Commercial District. 

No construction is proposed by the subdivision plan. The subdivision will divide a former restaurant building onto 

a 0.866-acre lot and leave a shopping center on its own 2.869-acre lot. As a result, the shopping center lot will have 

75.8% impervious coverage, an increase from the property’s 70.7% coverage nonconformity.  

• You are seeking and have requested approval of the proposed project via Chapter 135 of the Code of Ordinances of 

the Township of Mount Joy, i.e. the Mount Joy Township Zoning Ordinance of 2012. The following variance request 

has been made pursuant to Chapter 135: 

(1) Chapter 135, Article XIV, §135-135.F(2) – maximum impervious coverage  

In the event the Mount Joy Township Zoning Hearing Board would approve the application, the Township recommends 

the following conditions be applied to any approvals: 

1. Applicant shall comply with all other provisions contained in Chapter 135 of the Code of Ordinances of the 

Township of Mount Joy for which relief has not been requested or granted. 

2. Applicant shall submit and gain approval of a subdivision plan from the Mount Joy Township Planning Commission. 

3. Applicant and any representatives of the Applicant shall comply with and adhere to the testimony and any evidence 

presented to the Mount Joy Township Zoning Hearing Board at the hearing held on December 10, 2025 and any 

continued hearings, if applicable, except to the extent modified by the conditions imposed by the Mount Joy 

Township Zoning Hearing Board herein. 

The Township reserves its right to revise, amend and/or extend the aforementioned list of recommended conditions of 

approval based upon the testimony presented at the hearing.  Please note that these conditions are a recommendation from 

the Township.  If the Mount Joy Township Zoning Hearing Board approves the application, they may change or add 
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conditions if they determine such actions are appropriate based on the testimony and evidence presented and submitted at the 

hearing. 

Should you have any questions concerning this matter, please do not hesitate to contact me. 

 

 

Sincerely, 

 
Justin S. Evans, AICP 

Assistant Zoning Officer 

Mount Joy Township 

 

Copy: Etown IRE Associates, LLC – First Class Mail 

Pennsylvania CVS Pharmacy LLC – First Class Mail 

 Gregg I. Adelman, Esq. – via Email 

 MJT Zoning Hearing Board 

File 

 

Enclosures 


