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LANCASTER COUNTY, PENNSYLVANIA
MOUNT JOY TOWNSHIP

PRELIMINARY/FINAL SUBDIVISION AND 

FOR
SM&B ENTERPRISE LLC 
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SUBDIVISION AND LAND DEVELOPMENT ORDINANCE:

1. SECTION 119-25 - PRELIMINARY REVIEW PROCESS
2. SECTION 119-52.J - EXISTING STREET IMPROVEMENTS
3. SECTION 119-52.K.(4) - INTERSECTION RADIUS
4. SECTION 119-52.M.(4) - CUL-DE-SAC LENGTH WITH THE CONDITIONS THAT

THE PRIVATE STREET CANNOT BE EXTENDED FURTHER TO THE EAST; THAT
THE PRIVATE STREET MAY SERVE ONLY THE THREE DWELLING UNITS
PROPOSED BY THE PLAN; AND THAT THE LAND CANNOT BE FURTHER
SUBDIVIDED OR ADDITIONAL DWELLING UNITS INSTALLED.

5. SECTION 119-52.O - STREET LIGHTING
6. SECTION APPENDIX NO. 16 119-52.R.(6) - STREET STANDARDS - CROWN
7. SECTION 119-53.B.(1) - SIDEWALKS
8. SECTION 119-53.C.(1) - CURB
9. SECTION 119-62 - TRAILS

STORMWATER MANAGEMENT ORDINANCE:

1. SECTION 113-31.J(1)&(2) - SURFACE DEPRESSION LOCATION
2. SECTION 113-32.A.2.(C) - LOADING RATIOS
3. SECTION 113-37.A(1)(A)[2] - SIDE SLOPES

REQUESTED MODIFICATIONS: SCHEDULE OF STORMWATER MANAGEMENT-BMP INSPECTIONS:

NOTES:
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EROSION AND SEDIMENT CONTROL PLANS
LIST OF DRAWINGS

PRELIMINARY/FINAL LAND DEVELOPMENT PLAN

______________________

LANCASTER COUNTY PLANNING DEPARTMENT'S REVIEW CERTIFICATE

MOUNT JOY TOWNSHIP SWM SITE PLAN APPROVAL CERTIFICATION

PLANNING COMMISSION FINAL PLAN APPROVAL CERTIFICATE

LIST OF DRAWINGS 

TENTATIVE CONSTRUCTION SCHEDULE 

BEGIN SITE WORK
COMMENCE BUILDING IMPROVEMENTS

FALL 2026
SPRING 2027

COMPLETE BUILDING AND SITE IMPROVEMENTSSUMMER 2028

UTILITY LISTINGS

CERTIFICATE:

COUNTY OF LANCASTER
COMMONWEALTH OF PENNSYLVANIA

SM&B ENTERPRISE LLC 

OWNER

11-58-1

LANDOWNER ACKNOWLEDGEMENT OF PERMANENCE OF BMP'S

JULY 8, 2026
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EXISTING SITE DATA

PROPOSED LOT 1 - SITE DATA PROPOSED LOT 2 - SITE DATA PROPOSED LOT 3 - SITE DATA

ZONING DATA 

LAND DEVELOPMENT PLAN

LANDOWNER, FOR ITSELF AND FOR SUCCESSOR OWNERS OF THE
LOT WHICH IS THE SUBJECT OF THIS PLAN, ACKNOWLEDGES
THAT THIS LOT SHALL CONTINUE TO BE SUBJECT TO THE
DEFERRED IMPROVEMENTS AGREEMENT RECORDED AT
DOCUMENT NO. 5982070.  WAIVERS FROM REQUIREMENTS OF
THE ROAD FRONTAGE IMPROVEMENTS CONTINUE TO BE
SUBJECT TO THE DEFERRED IMPROVEMENTS AGREEMENT.

PREVIOUS DEFERRED IMPROVEMENTS AGREEMENT

“ ”

“ ”
“ ”

ZONING HEARING BOARD DECISION

LOCATION MAP

4000'2000'0

GRAPHIC SCALE IN FEET

Copyright ADC The Map People
Permitted Use Number 20902178
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PROPOSED LOT 2
66,164.43 S.F.
1.52 ACRES

PROPOSED LOT 3
65,646.92 S.F.
1.51 ACRES

PROPOSED LOT 1
579,268.39 S.F. (NET)
13.30 ACRES (NET)
617,647.26 (GROSS)

14.18 (GROSS)

JOHN ESTATE
LANE

JO
H

N
 ESTATE LAN

E

Δ

Δ

Δ

Δ

Δ

Δ

Δ

PROPOSED LOT 1
579,268.39 S.F. (NET)
13.30 ACRES (NET)
617,647.26 (GROSS)

14.18 (GROSS)

PROPOSED LOT 1
579,268.39 S.F. (NET)
13.30 ACRES (NET)
617,647.26 (GROSS)

14.18 (GROSS)

PROPOSED LOT 1
579,268.39 S.F. (NET)
13.30 ACRES (NET)
617,647.26 (GROSS)

14.18 (GROSS)

PR
O

JE
CT

 N
O

.:

S 
C 

A 
L 

E 
  I

 N
   

F 
E 

E 
T

1"
=

50
'

50
'

25
'

0
50

'

SC
AL

E:

D
AT

E
RE

VI
SI

O
N

S

Ph
- 

(7
17

) 
65

3-
53

08

As
so

ci
at

es
, 

In
c.

Su
rv

ey
or

s 
- 

En
gi

ne
er

s 
- 

La
nd

sc
ap

e 
Ar

ch
ite

ct
s

w
w

w
.d

cg
oh

n.
co

m

Po
 B

ox
 1

28
M

ou
nt

 J
oy

, 
PA

 1
75

52

32
 M

ou
nt

 J
oy

 S
tr

ee
t

D
AT

E:

BR
C

D
RA

W
N

 B
Y:

BR
C

CH
EC

KE
D

 B
Y:

SHEET #:
DRAWING #:

4 OF 31

LA
YO

U
T 

AN
D

 S
U

BD
IV

IS
IO

N
 P

LA
N

JU
N

E 
10

, 
20

26

M A T C H L I N E

EXISTING LOT AREA:
NET: 17.540 AC. (764,021.98 SQ.FT.)
GROSS: 18.472 AC. (804,651.67 SQ.FT.)

TOTAL RESULTANT LOT AREAS:
PROPOSED LOT 1:   NET: 13.30 AC. (579,268.39 SQ.FT.) 

PROPOSED LOT 2:   1.52 AC.  (66,164.43 SQ.FT.)
PROPOSED LOT 3:   1.51 AC.  (65,646.92 SQ.FT.)
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SHEET 4

NOTES:
1. THE SPEED LIMIT FOR THE PRIVATE STREET IS 20 MPH.
2. THERE IS NO PARKING PERMITTED ON EITHER SIDE OF

THE PRIVATE STREET.
3. THE PROPOSED RIGHT OF WAY IS PART OF LOT 1

AREA.
4. THE STREET ADDRESSES ARE AS FOLLOWS:

JOHN ESTATE LANE
MOUNT JOY PA 17552

894-LOT #1
890-LOT #2
886-LOT #3

GROSS: 14.18 AC. (617,647.26 SQ.FT.)

PROPOSED STREET
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GOETECHNICAL NOTES
THE FOLLOWING NOTES ARE TAKEN FROM THE ECS MID ATLANTIC GEOTECHNICAL
ENGINEERING REPORT:

’ ’

’ ’

“ ”

’

d from all the failure surfaces analyzed for each cross-section, is included in Appendix D of this
report.
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RECOMMENDED MINIMUM TRENCH WIDTHS

© 

MINIMUM RECOMMENDED COVER BASED ON
VEHICLE  LOADING CONDITIONS**

* VEHICLES IN EXCESS OF 75T MAY REQUIRE ADDITIONAL COVER
**SEE BACKFILL REQUIREMENTS IN NOTE 6.

NOTES:

1.  ALL PIPE SYSTEMS SHALL BE INSTALLED IN ACCORDANCE WITH ASTM D2321, "STANDARD PRACTICE
FOR UNDERGROUND INSTALLATION OF THERMOPLASTIC PIPE FOR SEWERS AND OTHER GRAVITY FLOW
APPLICATIONS", LATEST ADDITION

2.  MEASURES SHOULD BE TAKEN TO PREVENT MIGRATION OF NATIVE FINES INTO BACKFILL MATERIAL,
WHEN REQUIRED.

3.  FOUNDATION:  WHERE THE TRENCH BOTTOM IS UNSTABLE, THE CONTRACTOR SHALL EXCAVATE TO A
DEPTH REQUIRED BY THE ENGINEER AND REPLACE WITH SUITABLE MATERIAL AS SPECIFIED BY THE
ENGINEER. AS AN ALTERNATIVE AND AT THE DISCRETION OF THE DESIGN ENGINEER, THE TRENCH
BOTTOM MAY BE STABILIZED USING A GEOTEXTILE MATERIAL.

4.  BEDDING:  SUITABLE MATERIAL SHALL BE CLASS I, II OR III. THE CONTRACTOR SHALL PROVIDE
DOCUMENTATION FOR MATERIAL SPECIFICATION TO ENGINEER. UNLESS OTHERWISE NOTED BY THE
ENGINEER, MINIMUM BEDDING THICKNESS SHALL BE 4" (100mm) FOR 4"-24" (100mm-600mm); 6" (150mm)
FOR 30"-60" (750mm-1500mm).

5.  INITIAL BACKFILL:  SUITABLE MATERIAL SHALL BE CLASS I, II OR III IN THE PIPE ZONE EXTENDING TO
THE CROWN OF PIPE. THE CONTRACTOR SHALL PROVIDE DOCUMENTATION FOR MATERIAL
SPECIFICATION TO ENGINEER. MATERIAL SHALL BE INSTALLED AS REQUIRED IN ASTM D2321, LATEST
EDITION.

6. MINIMUM COVER: MINIMUM COVER, H, IN NON-TRAFFIC APPLICATIONS (GRASS OR LANDSCAPE AREAS)
IS 12" FROM THE TOP OF PIPE TO GROUND SURFACE.  ADDITIONAL COVER MAY BE REQUIRED TO
PREVENT FLOTATION.  FOR TRAFFIC APPLICATIONS, MINIMUM COVER, H,  IS 12" UP TO 48" DIAMETER PIPE
AND 24" OF COVER FOR 60" DIAMETER PIPE, MEASURED FROM TOP OF PIPE TO BOTTOM OF FLEXIBLE
PAVEMENT OR TO TOP OF RIGID PAVEMENT.  FOR TRAFFIC APPLICATIONS WITH LESS THAN FOUR FEET
OF COVER, EMBEDMENT OF THE PIPE SHALL BE USING ONLY A CLASS I OR CLASS II BACKFILL.

MAXIMUM RECOMMENDED COVER BASED
 ON VECHICLE LOADING CONDITIONS

FILL HEIGHT TABLE GENERATED USING AASHTO SECTION 12,
LOAD RESISTANCE FACTOR DESIGN (LRFD) PROCEDURE WITH
THE FOLLOWING ASSUMPTIONS:
NO HYDROSTATIC PRESSURE,
UNIT WEIGHT OF SOIL (Ys) = 120 PCF
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June 17, 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: Final Subdivision and Land Development Plan for SM&B Enterprises, LLC 
  Our File No.  10221-1 
 
Dear Matt: 
 
 I received a copy of the Final Subdivision and Land Development Plan for SM&B 
Enterprises, LLC (the “Plan”) and supporting information submitted by D. C. Gohn Associates, 
Inc.  The Plan proposes to subdivide a tract of land on the south side of Fairview Road containing 
approximately 17.5 acres located in the Agricultural District into three lots.  The Zoning Hearing 
Board has granted variances to allow the creation of a 1.52 acre lot, 1.51 acre lot, and 14.24 acre 
lot.  This letter will set forth comments on the Plan. 
 
 The Plan proposes that the three lots will be served by a private cul-de-sac street.  SM&B 
Enterprises, LLC (“Landowner”) has requested a waiver for the length of the private street.  The 
requested waiver justification includes the existing wetlands and steep slope which would make 
further extension of the street difficult. 
 
 If the Planning Commission grants the waiver concerning the length of the private street, 
there should be several conditions on the waiver and on the Plan.  The conditions would include 
that the private street cannot be extended further to the east; that the private street may serve only 
the three dwelling units proposed by the Plan; and that the land cannot be further subdivided or 
additional dwelling units installed.  I acknowledge that the existing conditions of the Property 
make extension of the private street further east unlikely, but it is conceivable that a fourth dwelling 
unit could be located at the eastern end of the private street. 
 
 There are areas of wetlands on the eastern boundary, as well as a water course.  Sheet 8 
proposes the creation of a riparian buffer easement and a conservation easement.  There should be 
an Agreement Providing for Grant of Conservation Easement which would include both the 
proposed conservation easement over the wetlands delineated on Sheet 8 and the riparian buffer 
easement which includes all of the wetlands.   

http://www.mhck.com/
mailto:attorneys@mhck.com


Matthew J. Mandia, Township Manager 
June 17, 2026 
Page 2 
 
 
 There will have to be a Storm Water Management Agreement and Declaration of Easement 
for the Plan.  The Plan proposes a substantial infiltration basin on Lot 1 between Fairview Road 
and the proposed street.  There do not appear to be any storm water management facilities on the 
two smaller lots although there is some grading on 3 at its southeast corner.  I assume that the 
owner of Lot 1 will be responsible to maintain the storm water management facilities.  The Storm 
Water Management Agreement must contain all of the operations and maintenance requirements 
on Sheet 20 of the Plan. 
 
 I reviewed the website of the Office of the Recorder of Deeds.  Landowner has not granted 
any mortgages against the land, so no Joinder by Mortgagee is required for the Agreement 
Providing for Grant of Conservation Easement or the Storm Water Management Agreement. 
 
 Storm Drainage Note 20 states that the infiltration basin is designed for 65,089 square feet 
of impervious area.  The amount of impervious surface should be allocated among the three lots 
so that the Township will be able to determine compliance when permits are requested for the 
structures on each lot.  This allocation can then be included in the Storm Water Management 
Agreement. 
 
 Fairview Road is a state highway under the jurisdiction of the Pennsylvania Department of 
Transportation (“PennDOT”).  PennDOT must approve the installation of the private street and its 
intersection with Fairview Road.  The Pennsylvania Municipalities Planning Code at Section 
508(6) requires that a note be placed on any plan proposing access from a state highway indicating 
that approval of the plan is not a guarantee that PennDOT will grant the necessary highway 
occupancy permit.  That note must be included on the Plan. 
 
 The name of the private street should be included on the Plan.  The notes on Sheet 9 of the 
Plan indicate merely, “The proposed street is a private street.”  There must be some determination 
relating to the long-term maintenance of the private street.  This can be through either a private 
street agreement assigning percentages of responsibility for maintenance costs as well as 
enforcement provisions.  Alternately, the three lots could become a planned community with the 
planned community association being responsible for the private street.  The private street 
agreement or declaration for a planned community must also expressly address snow removal and 
expressly state that the Township is not responsible to and will not perform winter weather 
maintenance.  The preparation, approval of, and recording of such an agreement or a declaration 
should be a condition of Plan approval.  The document should be provided for review and approval 
before it is finalized and recorded. 
 
  



Matthew J. Mandia, Township Manager 
June 17, 2026 
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 If you have any questions concerning any of these comments, please contact me. 
 
    Very truly yours, 
 
 
    Josele Cleary 
 
JC:sle 
MUNI\10221-1(7)\260615\71 
 
cc: Justin S. Evans, AICP, Assistant Zoning Officer (via email) 
 Patricia J. Bailey, Township Secretary, Assistant Zoning Officer (via email) 
 Cindy Gonzalez, Assistant Township Secretary (via email) 
 Benjamin S. Craddock, P.E. (via email) 
 Brian R. Cooley, Landscape Architect (via email) 



August 20, 2026 

 

Matthew Mandia 

Township Manager 

Mount Joy Township 

8853 Elizabethtown Road 

Elizabethtown, PA 17022 

 

Via email: matt@mtjoytwp.org 

 

Re:  SM&B Enterprises LLC 

Final Subdivision and Land Development Plan  

Township Permit No. 26-04-FSDP 

LCEC Project No: 25-241 

 

Dear Mr. Mandia, 

We have received a final subdivision and land development plan submission from D.C. Gohn & 

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

documents: 

• Comment response letter dated July 29, 2026 

• Preliminary/Final Subdivision and Land Development Plan revised July 29, 2026 

• Post Construction Stormwater Management Report revised July 29, 2026 

• Erosion and Sediment Control Plan revised July 29, 2026  

• Water and Sewer Feasibility Report revised July 29, 2026 

• SWM Letter Report – Supplemental Letter dated August 3, 2026 

• Private Street Justification Letter dated July 29, 2026 

• Modification Letter dated July 29, 2026 

• Modification Withdrawal Letter dated July 29, 2026 

• Engineer’s Opinion of Probable Cost dated July 29, 2026 

• Legal Description Snow Easements dated July 23, 2026 

• Mount Joy Borough Authority Review Letter (construction plans) dated June 1, 2026 

• Mount Joy Borough Authority Review Letter (land development plans) dated June 26, 

2026 

• Mount Joy Borough Authority Capacity Request Review No. 1 Letter dated August 17, 

2026 

• Fire Department Approval Letter dated July 15, 2026 

• MESA approval email dated August 3, 2026 

• Access Easement Agreement undated 

 

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

Township to consider: 

Zoning Ordinance 
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1. At a Zoning Hearing Board meeting on March 4, 2026, the Board granted the following:  

a. Variance from 135-85.B(1) to permit creation of the new lots/single-family 
dwellings. 

b. Variance from 135-85.C(2) to exceed the maximum lot area for single-family 
dwellings. 

c. Variance from Section 135-86.A to exceed the maximum accessory height. 
 

2. Site Note 26 on Sheet 9 of the plans shall be included in the deeds for each lot (135-
85.B(6)).  

3. 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). 

Subdivision and Land Development Ordinance 

4. A preliminary plan is required (119-25). The applicant has requested a waiver of this 
requirement. 

Waiver response: The applicant proposes to process this as a preliminary/final plan which 
includes both preliminary and final plan requirements. The public improvements are not 
scheduled to begin prior to plan recordation, therefore I have no objection to this 
modification. 

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

6. The plan shall identify the parent tract and all prior subdivisions of the parent tract, 
including the recording reference of each prior plan for the parent tract (119-31.B(13)).  
The “Certificate” on the Cover Sheet shall include a deed reference to the parent tract as 
it existed on June 4, 1978. 

7. The applicant shall supply proof that the highway occupancy permit (HOP) has been 
issued to permit a street intersection to be completed at the proposed location or 
certification from a professional engineer that consistent with the regulations of PennDOT 
a permit can be issued to permit a driveway to be completed at the proposed location 
(119-31.D(8)). Either a copy of the PennDOT HOP shall be provided prior to plan 
recording, or a certificate in accordance with Appendix No. 1 shall be added to the plan. 

8. Certification shall be provided from the public water and sewer provider that capacity 
exists to accommodate the proposed development (119-32.A(2)(a)[3] & 119-
32.A(2)(b)[4]). The Authority engineer has recommended approval of the request for three 
(3) water and sewer EDUs; however, the Authority has not yet acted upon this 
recommendation. 

9. 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). 

10. The applicant shall provide proof of notification to owners of existing AT&T right-of-way 
within the tract. A copy of such correspondence shall be provided to the Township. A note 
stating any condition regarding the use of the land, minimum building setback or right-of-
way lines shall be included on the plan (119-35.E(2)(b)).  The response letter indicates 
AT&T was contacted; however, proof of notification/correspondence was not provided in 
the submission. 
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11. Written notices from the police department 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 police response to the land 
development (119-35.E.(2)(h)). 

12. 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). 

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

14. Financial security shall be provided in the amount of $943,892.40 prior to final plan 
approval (119-41 & 113-60). 

15. The submitted declaration for the proposed private street shall be in a form satisfactory to 
the Township and the Township Solicitor and recorded with the Lancaster County 
Recorder of Deeds as part of the final plan (119-52.B).  The references to “access drive” 
and “driveway” in the declaration shall be corrected to reference a private street (e.g. John 
Estate Lane).   

16. The frontage along Fairview Road (a collector street) shall be improved in accordance 
with 119-52.J or as indicated on the Township Official Map, whichever is greater. 
Improvements shall include pavement widening, curbing, and sidewalk. The applicant has 
requested a waiver of this requirement. 

Waiver response:  The existing cartway width is approximately 25’.  The required width for 
collector streets in the Designated Growth Area is 28’.   An existing swale currently 
conveys stormwater along the property frontage and there is a reduction in stormwater 
flow to Fairview Road in post-development; therefore, curbing is not required for drainage 
purposes.  There is no existing sidewalk on adjacent properties, which are agricultural in 
nature and minimal pedestrian traffic will be generated from the three proposed single-
family dwellings.  Based on these considerations, I have no objection to deferral of the 
frontage improvement requirements with the condition that a deferral agreement be 
executed in a form acceptable to the Township Solicitor. 

17. 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)).  If the Township elects to defer the 
required improvements, the Township Solicitor should confirm whether the existing Road 
Improvements Agreement recorded at Document No. 5982070 is adequate or if a new 
agreement should be executed and recorded.  All notes on the plans shall reflect the 
controlling deferral agreement. 

18. The cartway edge at the intersection of Fairview Road (a collector street) shall be rounded 
with a radius of 35’ (119-52.K(4)).  The applicant has requested a waiver of this 
requirement. 

Waiver response: The applicant proposes the cartway edge of the private street be 
rounded with a radius of 25’.  A 25’ radius accommodates the anticipated traffic to the 
single-family homes and the fire department reviewed and approved for plans for 
emergency access.  In addition, a PennDOT permit is required for the proposed 
connection with Fairview Road, and a 25’ radius is permitted by PennDOT for the type of 
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connection that is being proposed.  Based on these considerations, I have no objections 
to a waiver of this requirement. 

19. Deeds to lots which contain clear sight triangles shall provide that no structure, 
landscaping or grading shall be erected, installed or performed within the area of the clear 
sight triangle which would obscure the vision of motorists (119-52.L). 

20. All permanent cul-de-sac streets shall have a maximum length of 600 feet (John Estate 
Lane) The applicant has requested a waiver of this requirement. 

Waiver response: The proposed cul-de-sac street is approximately 980 feet in length.  The 
cul-de-sac street is designed to Township standards (e.g. 24’ wide cartway, 80’ turnaround, 
etc.). The cul-de-sac street is the proposed access for three lots; a 600 foot length will not 
provide access to the third lot. The proposed cul-de-sac street will be privately owned and 
maintained, and shortening the street to meet the ordinance requirements will not provide 
benefits to the public.    Based on these considerations, I have no objections to a waiver 
of this requirement. 

21. Streetlighting shall be provided along all new streets located within the designated growth 
area (119-52.O). The applicant has requested a waiver of this requirement. 

Waiver response: No streetlighting is proposed along the private street.  The private street 
serves three residences, is not offered for dedication and terminates in a cul-de-sac.  No 
further subdivision of the subject tract is permitted.  Based on these considerations, I have 
no objections to a waiver of this requirement. 

22. The proposed private street shall be constructed to the street standards set forth on 
Appendix No. 16 (119-52.R(6)). The Private Street Section construction detail on Sheet 
17 does not show the required crown. The applicant has requested a waiver of this 
requirement. 

Waiver response: As an alternative to installing storm drainage pipes and inlets along the 
street, the proposed drainage is proposed to sheet flow across the street and an 
embankment to the proposed infiltration basin.  The embankment will be planted with a 
low maintenance steep slope seed mix that will minimize erosion and increase water 
quality. The proposed cul-de-sac street will be privately owned and maintained.  Based on 
these considerations, I have no objections to a waiver of this requirement. 

23. Sidewalks shall be provided along both sides of the proposed private street (119-53.B(1)).  
The applicant has requested a waiver of this requirement. 

Waiver response: No sidewalk is proposed along either side of the proposed private street. 
The adjacent properties are agricultural in nature and do not necessitate a pedestrian 
connection.  The sidewalk would not connect to an existing sidewalk network.  The three 
proposed single-family dwellings generate minimal pedestrian traffic along the private 
street.  Based on these considerations, I have no objections to a waiver of this 
requirement. 

24. Curbing shall be provided along both sides of the proposed private street (119-53.C(1)).  
The applicant has requested a waiver of this requirement. 

Waiver response: No curbing is proposed along either side of the proposed private street. 
Stormwater runoff from the street sheet flows directly to the infiltration basin.  The steep 
slope downgradient of the proposed private street will be planted with steep slope seed 
mix which will minimize erosion.  In addition, vehicular and pedestrian traffic will be minimal 
alongside the private street.  Based on these considerations, I have no objections to a 
waiver of this requirement. 
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25. Requirements for the drainage easements shall be included in all deeds for lots which 
contain an easement. The applicant shall be responsible for completing a declaration of 
easement and stormwater management agreement in a form that is acceptable to the 
Township Solicitor (119-56.E). 

26. The tree protection area must be clearly indicated on the plans. Trees to be saved shall 
be marked prior to construction with the edge of the protected area marked with a 48” high 
fence (119-59.H). 

27. The Official Map shows a proposed trail along Fairview Road. The applicant is responsible 
for construction of this trail. A ten foot wide pedestrian easement shall be provided for the 
trail (119-62).  The applicant has requested a waiver of this requirement. 

Waiver response: There is not a trail in the immediate vicinity or adjacent properties which 
are zoned agricultural. Since the construction of the trail would not result in a usable 
improvement due to the short length and lack of connectivity to neighboring properties, I 
have no objection to the deferral of the trail improvements with the condition that a deferral 
agreement in a form acceptable to the Township Solicitor is executed and recorded. 

28. 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 

29. Evidence of NPDES and E&S permit approval by the Lancaster County Conservation 
District shall be provided (113-31.D, 113-45.B & 113-45.C). 

30. The following erosion and sediment control items shall be addressed (113-31.E & 113-
43.K): 

a. There are numerous instances of overlapping/obscured text on the plans that shall 
be resolved. 

b. The applicant shall confirm if the installation of Filtersoxx 6 is part of the Phase 1 
construction sequence. 

c. It appears additional erosion and sediment controls need to be installed downslope 
of the proposed Phase 1 earth disturbance.  Filtersoxx 7 shall be extended 
downslope of the disturbed areas on the northern portion of the retaining wall. 

d.  The plans shall show the location of all proposed erosion control matting for Phases 
1 and 2. 

e. The 12” filtersoxx downslope of the topsoil stockpile described in the construction 
sequence shall be shown on the plans. 

f. The installation of the roof leader piping shall be included in the construction 
sequence.  

g. Design information (slope length, grade, design chart, etc.) shall be provided for the 
proposed compost filter sock. 

h. Calculations shall be provided to show that the temporary slope pipe has sufficient 
capacity to convey the peak discharge from the design storm.  

i. The top width (25’) shown in the Sediment Basin w/ Permanent Structure and 
Sediment Basin Embankment And Spillway Details- Skimmer construction details 
are inconsistent with the embankment top width shown on the plans (6.9’). 

31. Stormwater management basins shall not be placed in, over, or immediately adjacent to 
closed depressions or located closer than 100 feet from the rim of closed depressions 
(113-31.J(1)&(2)). The location of surficial depression “SD-03” shall be shown on the plans 
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to confirm that this requirement has been met.  The applicant has requested a modification 
of this requirement. 

Modification response:  The surficial depression “SD-03” is a minor, localized depression 
and is not classified as a sinkhole or closed depression.  The geologist recommends that 
the feature be evaluated by test pit prior to bulk earthwork to verify the subsurface 
conditions.  Based on these considerations, I have no objections to a modification of this 
requirement with the condition that the geologist recommendations for SD-03 are shown 
on the plans. 

32. The stabilized infiltration rate is to be determined within the same soil horizon as the 
bottom of the infiltration facility (113-31.L(2)(a)). Infiltration tests TP-04 and TP-05 do not 
meet this requirement.  The response letter indicates that the infiltration tests were 
performed within the same soil horizon as the bottom of the infiltration facility; however, 
the soil horizon elevations for both TP-04 and TP-05 infiltration tests (437.00 to 434.00) 
are located at a different elevation of the infiltration facility bottom (438.00). 

33. Prior to construction, a tree protection zone shall be delineated. All trees scheduled to 
remain during construction shall be marked. No construction, storage of material, 
temporary parking, pollution of soil or regrading shall occur within the tree protection zone. 
A 48” high fence shall be placed along the tree protection boundary (113-31.N.(4)).  A 
fence shall be provided along the existing treeline at the northwest portion of the property. 

34. The Ordinance requires the loading ratio for the total drainage area to infiltration area to 
be less than 5:1 (113-32.A.(2)(c)). A total loading ratio of 20.1:1 is provided; a modification 
is being requested, however per Ordinance 312-2017 the Township Engineer can approve 
higher loading ratios. 

Approval response: The loading ratio guideline is a recommendation intended to prevent 
infiltration of a substantial volume of water in a very small area, to limit excessive depth of 
water in infiltration facilities and to avoid lengthy dewatering/drawdown times. The 
proposed Infiltration Basin has been designed to capture a depth of 0.85 feet for the 2 
year storm with a dewatering time of 12 hours, which will mitigate each of the risk factors 
described above. The geotechnical engineering report offers an opinion that the higher 
loading ratios are satisfactory given the dewatering times, the infiltration occurring through 
a portion of the embankment, the inlet filters for pre-treatment and the proposed loading 
ratios being typical for similar projects and geology. Given these considerations, I have no 
objection to the higher ratios.  

35. The maximum interior side slope for aboveground storage facilities greater than 2’ in depth 
is 3:1 (113-37.A(1)(a)[2]).  The applicant has requested a modification of this requirement. 

Waiver response:  The proposed side slopes are 2:1 for the proposed infiltration facility.  
The side slopes are planted with a low maintenance steep slope seed mix which minimizes 
risk of erosion, stabilizes the embankments and eliminates the need for weekly 
maintenance.  A 2:1 side slope decreases the loading ratios.  Based on these 
considerations, I have no objections to a waiver of this requirement. 

36. For Swale A, the side slopes shown in the Vegetated Channels detail are inconsistent with 
the proposed grading shown on the plans (113-43.J(5)).  

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

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. 

 

mailto:bencraddock@lancastercivil.com
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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) 

Scott Kapcsos, MJBA Manager (via email) 

Renee Addleman, Planner, LCPC (via email) 

Steve Johns (via email) 

Brian Cooley, RLA, DC Gohn (via email) 

Todd Smeigh, PE, DC Gohn (via email) 
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Subdividing an 18.472-acre lot for only three single-family dwellings is an ineffective use of buildable land with the
infrastructure to support the greater density. Such density is needed to relieve development pressures outside the
County’s Growth Areas.
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DC Gohn Associates Renee Addleman
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Steve Johns SM&B Enterprises LLC
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Because Lancaster County strives to create the most accurate public records possible, electronic AutoCAD files (.dwg or .dxf) are
required by the Lancaster County Planning Department prior to, or at the time of, recording of any plan. Data features requested in the
file are parcel boundaries, building footprints, road rights-of-way, and edges of pavement. It’s preferred that the file be in the projected
coordinate system: NAD 1983 State Plane Pennsylvania South FIPS 3702 (US Feet).  Please note that the Planning Department
will not certify the plan for recording until this information is provided via links to online file download or by e-mail.

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

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

2. Due to the Zoning Hearing Board’s March 4th decision to permit the creation of new lots, the plans should note the
number of subdivision rights remaining under current zoning.

3. The plans should include the proposed street’s name because emergency responders will need this information to
locate proposed lots.  

4. The plans should depict details pertaining to the proposed street pavement cross-section, signage, and landscape
planting.  

Subdivision/Land
Development Plan Review
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PROPOSED MOTION FOR THE PRELIMINARY/FINAL SUBDIVISION  
AND LAND DEVELOPMENT PLAN 

FOR SM&B ENTERPRISE LLC  
M.J.T.P.C. File # 26-04-FSDP 

 
I move that the Township Planning Commission grant approval of the Preliminary/Final 
Subdivision and Land Development Plan for SM&B Enterprise LLC (the “Plan”) prepared by DC 
Gohn Associates, Inc., Drawing No. CG-4082, dated June 10, 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 August 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 June 17, 2026. 

3. Applicant shall address and comply with all conditions contained in the Mount Joy Township 
Zoning Hearing Board (MJTZHB) decision dated March 10, 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 Agreement Providing For Grant of Conservation 
Easement in a form acceptable to the Township Solicitor prior to the release of the Plan for 
recording. 

6. 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 widening of Fairview 
Road and construction of a roadside trail as required by the Township Official Map.  

7. Applicant shall submit a copy of the required Highway Occupancy Permit as issued by the 
Pennsylvania Department of Transportation prior to the release of the Plan for recording. 

8. The proposed private street shall not be extended further to the east and may serve only the 
three dwelling units proposed by the Plan. Additionally, the subject property shall not be 
further subdivided or additional dwelling units installed. 

9. Applicant shall record a private street agreement or declaration for a planned community 
Agreement in a form acceptable to the Township Solicitor to address ownership and 
maintenance of the proposed private street.   

10. 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. 

11. 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.  
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12. Applicant shall apply for and obtain all necessary permits prior to commencing any 
construction activities. 

13. 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 SUBDIVISION AND LAND DEVELOPMENT PLAN 

IMPOSED BY THE PLANNING COMMISSION OF MOUNT JOY TOWNSHIP 
FOR 

 

SM&B ENTERPRISE LLC  
M.J.T.P.C. File # 26-04-FSDP 

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

Lancaster County, Pennsylvania, at the meeting on September 28, 2026, upon the approval of 

the Preliminary/Final Subdivision and Land Development Plan for SM&B Enterprise LLC (the 

“Plan”) prepared by DC Gohn Associates, Inc., Drawing No. CG-4082, dated June 10, 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 
 


