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ARTICLE 2 ZONEREGULATIONS

SECTION201 AGRICULTURALZONE (A)  
201.1. Purpose

Theprimary purpose oftheAgricultural Zone istoprotect andpromote the
continuation offarming inareas withprime agricultural soils (SoilConservation
Service ClassIandII), andsoilsofStatewide importance (SoilConservation Service
Class III) where farming isaviable component oftheeconomy ofStrasburg
Township andofLancaster County.  Furthermore, thisZone ismeant toseparate
agricultural landusesandactivities from incompatible residential, commercial and
industrial development, andpublic facilities.  Therefore, theprovisions ofthisZone
havebeendesigned tomeettherequirements oftheMunicipalities Planning Code,  
which requires thelocal zoning ordinance to “preserve prime agricultural and
farmland considering topography, soil typeandclassification, andpresent use.”  

Specifically, thisZone provides foragreater variety offarming activities aspermitted
uses; andflexible design standards havebeen included inorder tokeepfarming a
viable economic resource within theTownship.  Since thepurpose ofthisZone isto
encourage agricultural activities, nonfarm residents must bewilling toaccept the
impacts associated withnormal farming practices.  

201.2. Permitted Uses

1. Agriculture, including onesingle-family detached dwelling contained onthesite,  
excluding intensive commercial livestock operations, andmushroom operations;  

2. Horticultural andforestry-related uses;  
3. Municipal uses; (Rev. 4/02)  
4. Public utility conveyance facilities;  
5. Bedandbreakfasts, asdefined herein, subject tothefollowing:  

A. Nomodifications totheexternal appearance ofthebuilding (except fire
escapes) which would alter itsresidential character, shallbepermitted;  

B. Allfloors above-grade shall havedirect means ofescape toground level;  
C. One (1) off-street parking space shallbeprovided foreachroom available

forrent, inaddition tothose required forthedwelling unit;  
D. Allparking areas shallbesetbackaminimum oftwenty-five (25) feetfrom

allproperty lines;  
E. Abedandbreakfast mayerectone (1) signnolarger thantwelve (12) square

feetinsize, which mustbesetbackadistance atleastequal toitsheight
fromevery lotline;   
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F. Meals shallbeoffered only toregistered overnight guests;  
G. Theapplicant shall furnish evidence thatanapproved means ofsewage

disposal andwater supply shallbeused;  
H. Theapplicant shall furnish proofofapproval fromthePADepartment of

Labor andIndustry; and,  
I. Theowner oftheproperty mustreside onthepremises;  

6. Extended family housing, asdefined herein, subject tothefollowing:  

A. Theusemay onlybeconducted upon actively-farmed parcels;  
B. Nomore thantwo (2) separate dwelling units shallbepermitted;  
C. Allresidents oftheextended family housing shallberelated byblood,  

marriage oradoption (including persons receiving foster care);  
D. Theapplicant shall furnish evidence thatanapproved system ofsewage

disposal willbeutilized;  
E. Both dwelling units shallhavedirect means ofaccess toexterior ground

level;  
F. Four (4) off-street parking spaces shallbeprovided; and,  
G. Nonewdriveway connections shallbepermitted;  

7. Riding stables, asdefined herein, subject tothefollowing:  

A. Theminimum lotareashallbeten (10) acres;  
B. Anystructure usedfortheboarding ofhorses shallbesetbackatleast fifty

50) feetfrom anyproperty line;  
C. Allstables shallbemaintained sotominimize odors perceptible atthe

property line;  
D. Alloutdoor training, show, riding, orboarding areas shallbeenclosed bya

minimum four (4) foothighfence; and,  
E. Allparking compounds andunimproved overflow parking areas shallbeset

backatleast ten (10) feetfromadjoining lotlines.  Unimproved overflow
parking areas shallalsoprovide afence delineating suchoccasional parking
facilities andpreventing theparking and/ormovement ofvehicles across
neighboring properties;  

8. Two-family conversion - Adetached single-family dwelling that existed onthe
effective dateofthisOrdinance, andcontained (atthat time) atleast three
thousand (3,000) square feet, maybeconverted intotwo (2) dwelling units,  
subject tothefollowing:  
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A. Theapplicant shall furnish evidence thatanapproved system ofwater
supply andsewage disposal willbeutilized;  

B. Noextensions ormodifications totheexternal appearance ofthebuilding
except fireescapes) which would alter itsresidential character, shall be

permitted;  
C. Allfloors above gradeshall havedirect means ofescape toground level;  
D. Four (4) off-street parking spaces shallbeprovided; and,  
E. Theapplicant shallobtain anyrequired landdevelopment approvals;  

9. Public and/orprivate schools, provided that thecurriculum consists ofbetween
kindergarten andgrade eight, andnomore thanone (1) acreisutilized;  

10. Family day-carefacilities, asdefined herein; and,  

11. Accessory uses customarily incidental totheabove permitted uses, including, but
notlimited tothefollowing:  

A. Roadside stands exclusively fortheseasonal saleofagricultural products
shallbepermitted, subject tothefollowing:  
a. Roadside stands shallnotexceed three hundred (300) square feetof

floorarea;  
b. Roadside stands mustbelocated atleast thirty (30) feetfrom thestreet

right-of-waylineandmust haveatleast three (3) off-street parking
spaces;  

c. Atleast fiftypercent (50%) oftheproducts sold mustbeproduced on
thesite; and,  

d. Amaximum oftwo (2) signswillbepermitted andshallnotexceed
twelve (12) square feetintotalarea, norexceed amaximum height of
fifteen (15) feet.  Such signs shallbesetbackadistance atleastequal
totheirheight fromevery lotlineandfrom thestreet right-of-wayline;  

B. Manure storage facilities, ifcontained uponafarm, andsubject tothe
following regulations:  
a. Allwaste storage facilities' designs shallbereviewed bytheLancaster

County Conservation District.  Theapplicant shall furnishaletter from
theConservation District attesting toapproval ofthedesign ofthe
proposed facility; and,  

b. Construction andsubsequent operation ofthewaste storage facility
shallbeinaccordance with thepermit andtheapproved design.  Any
design changes during construction orsubsequent operation will require
theobtainment ofanother review bytheLancaster County
Conservation District;  
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Note:  Asuitable reference isthepublication Manure Management for
Environmental Protection, Bureau ofWater Quality Management
Publication No. 43, copies ofwhichareavailable fromtheWater Quality
Management intheDepartment ofEnvironmental Protection Regional
Offices located at1Ararat Boulevard, Harrisburg, PA 17110, telephone
717) 657-4585;  

C. Beekeeping, ifcontained uponafarm, andsubject tothefollowing:  

a. Itshallbethedutyoftheapplicant tomaintain eachcolony soasnotto
createapublic nuisance;  

b. Colonies shallbemaintained inmovable framehives;  
c. Hives shallbelocated onlywithin therearyardandshall besituated to

maximize sunshine exposure and/ornatural wind protection;  
d. Hives shallbelocated nocloser than onehundred (100) feetfromany

property lineunless asix (6) foothighfenceorhedge islocated along
anyadjoining property lines foradistance atleastonehundred (100)  
feetfromthehive(s).  Innocaseshallhivesbelocated within fifty (50)  
feetofanyproperty line;  

e. Allhives shallhaveaccess toanon-sitewater supply.  Unless anatural
water supply exists onthesubject property, theapplicant shall furnish a
water-filled tankwithaboard orcrushed rockforthebeestolandon;  

f. Hives shallnotbeoriented tochildren'splayareasorneighboring
properties; and,  

g. Adequate techniques inhandling bees, suchasre-queening and
adequate hivespace, shallbemaintained toprevent unprovoked
stinging seventy-five (75) feetormore from thehive;  

D. ECHO housing, asdefined herein, subject toapproval bytheLancaster
County Planning Commission asalanddevelopment; (Rev. 12/98)  

E. Noncommercial keeping oflivestock, asdefined herein, anddriving horse
boarding subject tothefollowing:   

a. Minimum LotArea - One (1) acre; additionally, thefollowing list
specifies additional requirements bysizeofanimals kept:  

GROUP 1 -  Animals whose average adult weight islessthanten (10)  
pounds shallbepermitted atananimal density oftwelve
12) peracre, withamaximum number offifty (50)  

animals;  

GROUP 2 -  Animals whose average adultweight isbetween ten (10)  
andonehundred twenty-five (125) pounds shallbe
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permitted atananimal density oftwo (2) peracre, witha
maximum number oftwenty (20) animals; and,  

GROUP 3 -  Animals whose average adult weight isgreater thanone
hundred twenty-five (125) pounds shallbepermitted atan
animal density ofone (1) peracre, withamaximum
number often (10) animals.  

Thekeeping ofacombination ofanimal types (Group 1, 2and3) shall
require ananimal density equal totheratioofthenumber ofanimals,  
bytype.  Innocaseshallalotcontain more thanfifty (50) total
animals.    

b. Anystructure usedtohouse noncommercial livestock ordriving horses
shallbesetbackatleast25feetfrom allproperty lines.  

c. Anystructure usedtohouse noncommercial livestock ordriving horses
shallhaveamaximum heightof28feet. (Rev. 11/24)  

d. Allstructures used tohouse noncommercial livestock shallnotbe
placed inthefrontyard.  

e. Alloutdoor pasture/recreation areas shallbeenclosed with fencing to
prevent theescape oftheanimals.   

f. Allanimal wastes shallbeproperly stored anddisposed of, soasnotto
beobjectionable atthesite'sproperty line.  Allanimals, theirhousing,  
andtheiroutdoor pasture/recreation areas shallbeproperly maintained
soasnottobecome anuisance toadjoining properties;  

F. Temporary farmemployee housing, ifcontained onafarm, subject tothe
following standards:  

a. Foreachfarm, one (1) mobile home ispermitted fortheuseoffarm
workers (andtheir families) whoareemployed bytheowner ofthe
farm, forsuch timeastheemployee works intheagricultural operation
oftheowner;  

b. Allsuchunits shallbelocated within therearyardofthefarmdwelling
andshall further comply withallsetback requirements imposed upon
single-family detached dwellings;  

c. Such mobile homes shallbesecurely anchored toamobile home stand;  
asix (6) inchthickpoured concrete slaboverasix (6) inchstonebase,  
thelength andwidth ofwhich shallbeatleast equal tothedimensions
ofthemobile home.  Eachmobile home padshall include properly- 
designed utility connections;  

StrasburgTownshipZoningOrdinance Article2 ZoneRegulations Page2 - 5



d. Themobile home shallbeoccupied atleastonehundred twenty (120)  
daysayearbyatleastone (1) person whoisemployed onthefarm
where themobile home islocated.  Ifthiscondition isnotsatisfied, the
mobile home shallberemoved within onehundred twenty (120) days;  

e. Theapplicant shall furnish evidence thatanapproved means ofsewage
disposal shall beutilized, andfurther thatsuch means ispartofthe
same system inusefortheprincipal residence; and,  

f. Upon approval oftheapplication, theZoning Officer shall issuea
temporary zoning permit.  Such permit shall bereviewed every twelve
12) months until such timeastheuseisunoccupied and/orremoved.   

Afee, intheamount tobesetbytheBoard ofSupervisors shallbepaid
bythelandowner uponeachrenewal ofthetemporary zoning permit.   
Such feeshallbebased upon thecostoftheannual review ofthe
permit;  

G. Deleted initsentirety 7/10

12. Communications antenna erected onanexisting structure subject tothe
requirements ofSections 416.7, 416.9, and416.15-416.21. (Rev1/17/05)  

201.3. Special Exception Uses

Subject tothereview procedures listed inSection 604.3. ofthisOrdinance.)  

1. Public uses (seeSection 444);  
2. Kennels, Boarding orBreeding (seeSection 433) (Rev. 04/18);  
3. Private take-offandlanding area (seeSection 443); and,  
4. Private clubs (seeSection 441). (Rev. 12/98)   
5. Home occupations (seeSection 429)  (Rev. 12/98)   
6. Farm occupations, asdefined herein, subject torequirements ofSection 604.3.    

Afarmoccupation mayonlybeconducted asanaccessory usetoacontinuous
principal agricultural useoftheproperty, subject tothefollowing:  

A. Nomore thantheequivalent ofthree (3) full-timenon-resident employees
shallbeemployed bythefarmoccupation, andatleastone (1) owner ofthe
farmoccupation must reside onthesite.  Forthepurposes ofthissection,  
employed” shallbedefined asinvolved intheconduct ofthefarm

occupation;  
B. Theusemust beconducted within one (1) completely enclosed building.  No

external activities and/orstorage shall bepermitted.  Where practicable the
farmoccupation shallbeconducted within anexisting farmbuilding.   
However, anynewbuilding constructed forusebythefarmoccupation shall
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belocated behind thefarm'sprincipal buildings, ormustbenolessthanone
hundred (100) feetfromanyadjoining roadsorproperties;  

C. Anynew building constructed forusebythefarmoccupation shallbeofa
design sothatitcanbereadily converted toagricultural use, orremoved, if
thefarmoccupation isdiscontinued;  

D. Nopartofafarmoccupation shallbelocated within onehundred (100) feet
ofanysideorrearlotline, northree hundred (300) feetofanylandwithin a
residential zone.  Suchdistances shallbemeasured asastraight linebetween
theclosest points ofanyphysical improvement associated with thefarm
occupation andtheproperty/zoning line;  

E. Thefarmoccupation building shalloccupy nomore thantwothousand
2,000) square feetofgross floorarea;  

F. Parking shall comply withSection 311, andoff-street loading shall comply
withSection 312;  

G. Anysignusedforafarmoccupation shallnotexceed twelve (12) square feet
insizecounting allsides, andshall besetbackadistance atleastequal toits
height fromevery lotline, including thestreet right-of-wayline;  

H. Forfarm parcels uptofifty (50) acres insize, while thefarmoccupation isin
operation, nonon-farmsubdivision ofthesiteshallbepermitted;  

I. Thelanddevoted tothefarmoccupation shallnotbesubdivided fromthe
active farm, and, ifsuchasubdivision occurs, thefarmoccupation shall
immediately bediscontinued;  

J. Retail salesshall belimited togoods andmaterials thatare incidental to
production onthesite.  Innocase shall theareadevoted toretail sales
comprise more thantwenty percent (20%) ofthegross floorarea;  

K. Hours ofoperation shallbelimited tothehoursbetween 6:00a.m. and
6:00p.m.;  

L. Nomanufacturing, mechanical, orindustrial useshallbepermitted which
doesnotcomply with theregulations setforth inSection 319ofthe
Ordinance.  Nousethatrequires application orpermitting bythePADEP
forthehandling ofhazardous waste orother substances shallbepermitted,  
except forthetreatment ofwastewater generated onsite;  

M. Theapplicant shall furnish evidence thatanapproved means ofsewage
disposal shallbeutilized;  

N. Evidence shallbeprovided indicating that thedisposal ofallnon-sewage
materials andwastes willbeaccomplished inamanner thatcomplies with
StateandFederal regulations.  Such evidence shall, ataminimum, include
copies ofcontracts withwastehaulers licensed tooperate within Lancaster
County which havebeencontracted todispose ofthematerials andwastes
usedorgenerated on-siteorsomeother legalmeansofdisposal.  Thezoning
permit forthisuseshall remain validonlysolongassuchcontracts remain
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ineffect andallmaterials andwastes areproperly disposed ofonaregular
basis.  Should thenature ofthefarmoccupation change inthefuture, such
that thematerials usedorwastes generated change significantly either in
typeoramount, theowner ofthefarmoperation shall soinform theZoning
Officer, andshallprovide additional evidence demonstrating continued
compliance with therequirements ofthissection; and,  

O. Upon theapproval oftheapplication, theZoning Officer shall issuea
temporary zoning permit.  Such permit shallbereviewed every twelve (12)  
months until such timeastheuseisremoved.  Afee, intheamount tobeset
bytheBoard ofSupervisors, shallbepaidbythelandowner uponeach
renewal ofthetemporary zoning permit.  Such feeshallbebased upon the
costoftheannual review ofthepermit.  

7. Short-Term Rental (SeeSection 459) (revised 6/20)  

201.4. Conditional Uses

Subject tothereview procedures listed inSection 704ofthisOrdinance.)  

1. Commercial airports/heliports (seeSection 412);  
2. Spent mushroom compost processing and/orcommercial mushroom operations

seeSection 450);  
3. Farm-related business (seeSection 421);  
4. Quarries andother extractive related uses (seeSection 446);  
5. Public utility structures (seeSection 445);  
6. Intensive commercial livestock operations (seeSection 431);  
7. Campgrounds (seeSection 408)  
8. Golfcourses (seeSection 424);   
9. Erection ofcommunications tower andinitial installation ofcommunications

antennas oncommunications tower (SeeSection 416). (Rev1/17/05)  
10. Shooting ranges (seeSection 451);  
11. Sawmills (seeSection 449); and,  
12. Subdivision ofalotforand/orerection ofasingle-family detached nonfarm

dwelling (seeSection 453). (Rev. 3/2016)  
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201.5. Maximum Number ofPermitted NewDwellings orLots

1. Foreach parent tract there shall bepermitted assetforthbelow thesubdivision
ofone (1) lot (which shall specifically include, butnotbelimited to, a
subdivision tocreateafarmorfarms andasubdivision tochange lotlinesora
lotadd-on” Subdivision which removes landfromtheparent tracttoaddlandto

another lot) ortheerection ofone (1) single family dwelling orother principal
non- agricultural building ontheparent tract, butnotboth, with theportion ofthe
existing ornewly created lotusedforresidential purposes limited tothe
maximum lotsizesetforth inSection 201.6, foreachfifty (50) acres heldon
July17,1995, oriftheparent tractwasnotclassified asAgricultural Zone (A) on
July17, 1995, onthedatewhen such landwasfirst included intheAgricultural
Zone (A) after July17, 1995. Atabular example ofthelimitation onthecreation
oflotsortheerection ofdwellings isasfollows:  

NumberofLotsPermitted tobeSubdividedLotArea (Acres)  
orDwellingsorPrincipalNon-Agricultural
BuildingsPermitted tobeerectedAtLeast LessThan

50 100 1

100 150 2

150 200 3

200 250 4

250 300 5

300 350 6

350 400 7

400 450 8

450 500 9

Rev11/24

2. Whenever possible, each lotshallbecreated tocontain andeachdwelling or
other non-agricultural building shallbeerected onsoilswith theagricultural land
capability classifications ofIV, V, VI, VII, orVIIIasdefined bytheUSDA. The
burden shallbeupon theapplicant todemonstrate thatdevelopment onsuch soils
isnotpossible. Ifsubdivision ofalotwithsuchsoilsorthelocation ofadwelling
orother principal non-agricultural building upon suchsoils isnotpossible, thelot
ordwelling orotherprincipal non-agricultural building shallbesolocated asto
bedirectly adjacent toanexisting public road.  

3. Thenumber oflotswhich maybecreated orsingle family dwellings orother
principal non-agricultural buildings which maybeerected ontheparent tract
shallbefixed according totheparent tract. Thisnumber shallnotbeincreased by
thesubdivision ofsuchparent tract. Anysubsequent owner ofaparent tractor
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landremaining inaparent tractafter subdivision shallbebound bytheactions of
hispredecessor.  

4. Anylanddevelopment, thepurpose ofwhich istopermit theerection ofa
permanent single family dwelling onaparent tract whichhasbeenpreviously
improved withadwelling which alsowill remain upon theparent tractorto
permit theerection ofastructure foranadditional principal useontheparent
tract shallbeconsidered asubdivision forthepurposes ofthisSection. Itisthe
purpose andintent ofthisSection tolimit thedevelopment ofagricultural tracts
fornon-agricultural purposes regardless ofwhether suchdevelopment is
accomplished bysubdivision orlanddevelopment asthose terms aredefined in
theMunicipalities Planning Code.  

5. Nosubdivision shallbepermitted which shall increase thelotsizeofalotof
record usedortobeusedforresidential purposes inexcess ofthemaximum lot
sizeassetforthherein. Anylotwhich islessthanten (10) acres insizeshallbe
presumed tobeusedforresidential purposes.  

6. Ifaparent tract istobesubdivided tocreate anewlotforafarm, theremainder
oftheparent tractandthenewtobecreated forthenewfarmeach must contain a
minimum offifty (50) acres.  

7. Thefollowing typesofsubdivisions shallnotbecounted against the
subdivision/land development quota established bySection 201.5.1:  

A. Asubdivision, thesolepurpose ofwhich istotransfer landtoincrease the
sizeofatractbeing usedforagricultural purposes, where both theparent
tract fromwhich thelandistakenandtheparent tract towhich thelandis
added willbefifty (50) acresorgreater after suchsubdivision.  

B. Asubdivision tocreatealotwhich willbetransferred totheTownship ora
municipal authority created bytheTownship.  

C. Extended family housing meeting allrequirements ofSection 201.2.6;  
provided, however, thatnolotcanbesubdivided fromtheparent tract.  

D. Two-family conversion meeting allrequirements ofSection 201.2.8.  

E. ECHO housing meeting allrequirements ofSection 201.2.11.D; provided,  

F. However, thatnolotcanbesubdivided fromtheparent tract.  

G. Temporary farmemployee housing meeting allrequirements of
Section 201.2.11.D; provided, however, thatnolotcanbesubdivided from
theparent tract.  

8. Anysubdivision orlanddevelopment planhereafter filedwith theapplicable
approving bodyforsubdivision orlanddevelopment oflandintheAgricultural
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Zone (A) shall specify ontherecorded planwhich lotorlotsshall carryaright of
further subdivision orerection ofsingle family dwellings orother principal non- 
agricultural buildings, ifanysuchright remains fromthequotaallocated tothe
parent tractonJuly17, 1995, oronthedatewhen suchlandwasfirst included in
theAgricultural Zone (Z), whichever islater. Therightoffurther subdivision or
erection ofsingle family dwellings orother principal non-agricultural buildings,  
orastatement thatnofurther subdivision orerection ofsingle family dwellings
orother principal non-agricultural buildings ispermissible, shallalsobeincluded
inthedeedofthenewly-created lot. Ifthedesignation oftherightoffurther
subdivision orerection ofadditional single family dwellings orotherprincipal
non-agricultural buildings wasnotincluded onasubdivision orland
development planofaparent tract, itshall beconclusively presumed that the
largest lotremaining after thesubdivision shall carry therightoffurther
subdivision orerection ofadditional single family dwellings orotherprincipal
non-agricultural buildings. (Rev1/07)  

201.6. Design Standards

1. Agricultural, horticultural, andforestry-related uses:  

A. Minimum LotSize - Fifty (50) acres; provided, however, that theminimum
Lotsizeforanyfarmexisting prior toDecember 11, 2006, shallbetwenty-  
five (25) acres.  (Rev. 1/07)  

B. Minimum lotwidth - Twohundred (200) feetatbuilding setback line;  
C. Maximum lotcoverage - Tenpercent (10%);  
D. Maximum permitted height - Onehundred fifty (150) feetforuninhabitable

accessory farmstructures, andthirty-five (35) feetforotherstructures.   
Further provided thatevery structure issetbackfrom eachproperty linea
distance equal toitsheight;  

E. Minimum setback requirements:  
a. Front yardsetbacks forallprincipal andaccessory buildings - see

Section 316;  
b. Sideyards - Fifty (50) feetoneach side;  
c. Rearyard - Fifty (50) feet; and,  
d. Special setback requirements- Except asprovided forinthefollowing

paragraph, noareaforthestorage orprocessing ofmanure, garbage, or
spent mushroom compost, structures forthecultivation ofmushrooms
ortheraising ofcommercial livestock, oranybuilding housing
commercial livestock, shallbepermitted within fivehundred (500) feet
ofanylandwithin anyresidential zone.  

TheZoning Hearing Board may, asaspecial exception, however, reduce the
above special setback requirements where itisshown that, because of
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prevailing winds, unusual obstructions, topography, orother conditions, a
lesser distance would protect adjoining lands fromodor, dust, orother
hazards.  Innocase, however, shall theZoning Hearing Board reduce the
special setback tolessthantwohundred (200) feet.  Theburden shallbe
upon theapplicant toprove thatalesser distance would notbedetrimental to
thehealth, safety, andgeneral welfare ofthecommunity.  

2. Single-family detached dwellings:  

A. Thelotareashallbeaminimum ofone (1) acreperdwelling;  
B. Amaximum lotareaoftwo (2) acresperdwelling shall alsoapply;  
C. Where anapplicant desires tosubdivide anexisting dwelling fromtheparent

tract, theapplicant mayopttoimpose themaximum lotarearequirements of
thissection uponsuchexisting dwelling, rather thanonaproposed dwelling
located ontheremainder oftheparent tract; and,  

D. Theminimum lotarearequirements imposed bythissection assume
compliance with allPADEPregulations pertaining tosewage disposal.  For
those lotsusingon-sitesewage disposal systems, Section 317ofthis
Ordinance shall apply;  

E. Allsingle-family detached dwellings shall comply withthefollowing design
standards:  

Minimum Maximum Minimum YardSetbacks Maximum
Lot Lot Permitted

Width Coverage Front OneSide Both Sides Rear Height

150ft. 20% ( seeSection 316) 25ft. 50ft. 50ft. 35ft.  

F. Residential accessory structures oflessthan200square feetshallbesubject
tothefollowing design standards:  

Front Yard: Notpermitted inthefront yard.  
SideYard: 10feet
RearYard: 10feet
Maximum Permitted Height:  15feet (Rev. 7/10)  

3. Other permitted uses, aslisted inSection 201.2.:  

A. Minimum lotsize - One (1) acre, provided thatpublic and/ornonprofit parks
andpublic utilities structures shallhavenominimum lotarea, norlotwidth
requirements;  

B. Minimum lotwidth - Twohundred (200) feet;  
C. Maximum lotcoverage - Thirty percent (30%);  
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D. Maximum permitted height - Thirty-five (35) feet; and,  
E. Minimum setback requirements:  

a. Front yard setbacks forallprincipal andaccessory buildings - See
Section 316;  

b. Sideyards - Thirty-five (35) feet; and,  
c. Rearyard - Fifty (50) feet

4. ( Deleted. Rev.3/01)  

Note:  These setbacks shallnotapply toagricultural fences thatareused
tocontain agricultural livestock.  Nobuilding permit shallberequired
fortheerection ofagricultural fences.  

201.6. Design Standards

Onanyseparate nonfarm parcel, noshade treeshall beplanted within thirty (30) feet
ofanylandused forprincipal agricultural purposes.  

201.8. Agricultural Nuisance Disclaimer

Alllandswithin theAgricultural Zonearelocated within anareawhere landisused
forcommercial agricultural production.  Owners, residents, andother usersofthis
property maybesubjected toinconvenience, discomfort, andthepossibility ofinjury
toproperty andhealth arising fromnormal andaccepted agricultural practices and
operations, including, butnot limited to, noise, odors, dust, theoperation of
machinery ofanykind, including aircraft, thestorage anddisposal ofmanure, the
application offertilizers, soilamendments, herbicides andpesticides.  Owners,  
occupants, andusersofthisproperty should beprepared toaccept such
inconveniences, discomfort, andpossibility ofinjury fromnormal agricultural
operations, andarehereby putonofficial notice thatSection 4ofthe
Pennsylvania Act133of1982 “TheRight toFarm Law” maybarthemfrom
obtaining alegal judgment against suchnormal agricultural operations.  

201.9. Required Conservation Plan

Anyagricultural, horticultural, orforestry-related useswhich involve earthmoving
activities, orthecommercial harvesting ortimbering ofvegetation, shall require an
approved conservation planbytheLancaster County Conservation District pursuant
toChapter 102Erosion Control ofTitle 25Rules andRegulations, Department of
Environmental Protection.  Allon-siteactivities shall thenbeincompliance with the
approved conservation plan.  

201.10. Applicability ofGeneral Provisions
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Allusespermitted within thisZoneshall alsocomply withallapplicable General
Provisions contained within Article 3ofthisOrdinance.  

201.11. FlagLots

Within thisZone, theuseofflaglotsispermitted forsingle-family detached
dwellings, subject tothestandards ofSection 202.12ofthisOrdinance.  
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SECTION202 RURALRESIDENTIALZONE (RR)  
202.1. Purpose

ThisZone acknowledges rural residential development thathasoccurred within the
Township'sagricultural landscape.  These areas provide foronly limited infilling
around existing homes.  Because nopublic utilities existorareplanned, overall
permitted densities arelow.  Nonetheless, theZone employs flexible lotdesign
requirements tofacilitate small groupings ofdwellings.  

202.2. Permitted Uses

1. Agricultural, horticultural andforestry-related uses, subject tothestandards listed
inSection 201ofthisOrdinance, excluding intensive commercial livestock
operations andmushroom operations;  

2. Single-family detached dwellings;  
3. Municipal uses; (Rev. 4/02)  
4. Public uses;  
5. Public utility conveyance facilities; and,  
6. Accessory uses customarily incidental totheabove permitted uses, including, but

notlimited to:  

A. Family day-carefacilities, asdefined herein;  
B. ECHO housing, asdefined herein, subject toapproval bytheLancaster

County Planning Commission asalanddevelopment;  
C. Noncommercial keeping oflivestock, asdefined herein, anddriving horse

boarding subject tothestandards ofSection 201.2.11.E. ofthisOrdinance.  
Rev.11/00) (Rev7/10)  

202.3. Special Exception Uses

Subject tothereview procedures ofSection 604.3.)  

1. Churches andrelated uses (seeSection 410);  
2. Reserved; (Rev. 7/10)  
3. Two-family conversion (seeSection 455); and,  
4. Short- Term Rental (seeSection 459). (revised 6/20)  
5. Home Occupations subject tothestandards ofSection 429ofthisOrdinance.   

Rev. 9/98)  
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202.4. Conditional Uses

1. Public utility structures (seeSection 445); and,  
2. Nursing, restorretirement homes (seeSection 437).  

202.5. Minimum LotAreaRequirements

Unless otherwise specified, alluseswithin thisZoneshall contain aminimum
areaofone (1) acre; however, theminimum required lotsizemaybeincreased to
accommodate theuseofon-lotsewers asdetermined bythePADEP.  

202.6. Minimum LotWidth

Onehundred (100) feetatthebuilding setback lineandseventy (70) feetatthe
street frontage, with theexception offlag lots.  

202.7. Maximum LotCoverage

Twenty percent (20%).  

202.8. Minimum Setback Requirements

1. Principal buildings andstructures:  
A. Front yardsetbacks forallprincipal andaccessory buildings - seeSection

316;  
B. Sideyardsetbacks - Fifteen (15) feetononeside, withacombined setback

forbothsideyardsofnolessthanthirty (30) feet; and,  
C. Rearyardsetback - Forty (40) feet.  

2. Accessory buildings andstructures:  
A. Front yard setback - Noaccessory use (except permitted signs) shallbe

located within thefrontyard;  
B. Sideyardsetbacks - Ten (10) feetoneachside; and,  
C. Rearyardsetback - Ten (10) feet.  

202.9. Agricultural Setback Requirement

Onanyseparate nonfarm parcel, notreeshall beplanted within thirty (30) feetof
anylandused forprincipal agricultural purposes.  
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202.10. Maximum Permitted Height

1. Principal buildings andstructures - Thirty-five (35) feet; and,  
2. Accessory buildings andstructures - Twenty (20) feet.  

202.11. Applicability ofGeneral Provisions

Allusespermitted within thisZone shallalsocomply with theGeneral Provisions
contained inArticle 3ofthisOrdinance.  

202.12. FlagLots

Within thisZone, theuseofflaglotsispermitted forsingle-family detached
dwellings, subject tothefollowing requirements:  

1. Theuseofsuchflaglotswould reduce thelossofproductive farmlands and/or
theconversion ofother significant features (e.g., steep slopes, floodplains,  
wetlands, woodlands, rockoutcroppings, sinkholes, caves, wildlife habitats).   
Theapplicant mustdemonstrate bycredible evidence that theuseofflaglots
would better protect these natural features thanwould development under the
Zone'sconventional design standards;  

2. Allflaglotsshall comply with theapplicable regulations oftheSubdivision and
Land Development Ordinance.  Forthepurpose ofestablishing minimum
required setbacks, allyards uponaflaglotshallbeconsidered rearyards;   
Rev. 3/2016)  

SECTION203 VILLAGERESIDENTIALZONE (VR)  

203.1. Purpose

Thepurpose oftheVillage Residential Zone istoencourage compact residential
development consistent with thetraditional densities andhistoric rural character of
theTownship'sonly village, Refton.  TheZone permits arangeofhousing types and
densities, emphasizing integration withexisting development andapedestrian- 
orientation, topromote asenseofcommunity.  Strong incentives areprovided to
encourage developer-provision ofalternative wastewater facilities andcommunity
water supplies.  Such development willoccur through theconditional useprocess,  
subject toahighdegree ofsiteplanning.  Where alternative wastewater facilities and
community water supplies donotexist, traditional low-density, single-family
development maybepermitted.  

203.2. Permitted Uses

1. Agricultural, horticultural andforestry-related uses, subject tothestandards
listed inSection 201ofthisOrdinance, excluding intensive commercial livestock
operations andmushroom operations;  
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2. Single-family detached dwellings;  
3. Public uses;  
4. Public utility conveyance facilities;  
5. Public schools;  
6. Municipal uses; and, (Re. 4/02)  
7. Accessory uses customarily incidental totheusespermitted above.  

203.3. Special Exceptions Uses
Subject tothereview procedures ofSection 604.3.)  

1. Two-family conversions (seeSection 455);  
2. Churches andrelated uses (seeSection 410);  
3. Short-Term Rental (seeSection 459); (revised 6/20)  
4. Home occupations (seeSection 429);  
5. Driving horse boarding (seeSection 418); and,  
6. Family day-carefacilities asdefined herein (seeSection 420).  

203.4. Conditional Uses

Subject tothereview procedures ofSection 704.)  

1. Reserved (Rev. 11/2021)  
2. Mobile home parks (seeSection 435);  
3. Nursing, restorretirement homes (seeSection 437); and,  
4. Public utility structures (seeSection 445).  

203.5. Design Standards

Thefollowing tablepresents applicable design standards which apply toalluses,  
unless otherwise specified inArticle 4:  

Public Utilities Minimum Maximum Minimum Minimum YardSetbacks
2Utilized LotArea LotCoverage LotWidth 3Front OneSide Both Sides Rear

1None 43,560sq. ft. 20% 180ft. 30ft. 140ft. 145ft. 30ft.  
1Community Water 32,000sq. ft. 25% 160ft. 30ft. 80ft. 95ft. 30ft.  

Alternative Sewer 20,000sq. ft. 30% 80ft. 30ft. 10ft. 20ft. 20ft.  
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Public Utilities Minimum Maximum Minimum Minimum YardSetbacks
2Utilized LotArea LotCoverage LotWidth 3Front OneSide Both Sides Rear

Community Water 14,500sq. ft. 35% 60ft. 30ft. 10ft. 20ft. 20ft.  

Alternative Sewer

1Alluses relying uponon-lotsewer must comply withSection 317.  
2Minimum lotwidth shallbemeasured atthebuilding setback lineandthestreet right-of-way line.  
3Frontyardsetbacks aremeasured fromthestreet centerline, except along Beaver Valley Pikewhere
frontyardsetbacks aresubject totheprovisions ofSection 316.  

203.6. Other Minimum Setback Requirements

1. Front yard - Noaccessory uses (except permitted signs), loading areasoroff- 
street parking maybelocated within thefrontyard;  

2. Sideyards - Five (5) feetforaccessory uses;  
3. Rearyard - Five (5) feetforaccessory uses; and,  
4. Trees onnonfarm parcels - Onanyseparate nonfarm parcel, noshade treeshall

beplanted within thirty (30) feetofanylandusedforprincipal agricultural
purposes within theAgriculture Zone.  

203.7. Maximum Permitted Height

1. Principal structures - Thirty-five (35) feet; and,  
2. Accessory structures - Fifteen (15) feet.  

203.8. Driveway andAccess Drive Requirements

Alldriveways serving single-family dwellings shallbeprovided inAccordance with
Section 309ofthisOrdinance.  Allaccess drives serving other usesshallbein
accordance withSection 310ofthisOrdinance.  

203.9. Applicability ofGeneral Provisions

Allusesshall alsocomply with theapplicable General Provisions contained inArticle
3ofthisOrdinance.  

SECTION204 RESIDENTIALZONE (R-1)  
204.1. Purpose

ThisZonerepresents aportion oftheTownship'sresidential growth area.  Because of
theproximity toStrasburg Borough andtheplanned provision ofpublic services and
utilities, overall permitted densities arehigher here.  Single-family detached
dwellings arepermitted byright, atuptofourdwelling unitsperacre, beyond which a
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mixofdwelling types anddensity bonuses areoffered fortheuseofcluster
development.  When residential developments areproposed without theuseofpublic
utilities, suchdevelopments willbe (1) comparatively lessdense and (2) designed to
promote future infill. (Rev. 11/2011, 9/2021)  

204.2. Permitted Uses (Rev. 11/2011)  

1. Agriculture, including onesingle-family detached dwelling, subject tothe
requirements ofSection 201ofthisOrdinance, excluding intensive commercial
livestock operations andmushroom operations;  

2. Municipal uses; (Rev. 4/02)  
3. Public uses;  
4. Public utility conveyance facilities;  
5. Single-family detached dwellings;  
6. Public schools; and,  
7. Accessory uses customarily incidental totheabove permitted uses.  

204.3. Special Exception Uses (Rev. 11/2011)  

Subject tothereview procedures listed inSection 604.3. ofthisOrdinance.)  

1. Home occupations (seeSection 429);  
2. Family day-carefacilities (seeSection 420);  
3. Two-family conversions (seeSection 455);  
4. Driving horse boarding (seeSection 418); and,  
5. Churches andrelated uses (seeSection 410).  

204.4. Conditional Uses (Rev. 11/2011)  
Subject tothereview procedures listed inSection 704ofthisOrdinance.)  

1. Nursing, restorretirement homes (seeSection 437);  
2. Cluster development (seeSection 411);  
3. Public utility structures (seeSection 445).  

204.5. Design Requirements - Seetablebelow: (Rev. 11/2011)  

3Minimum YardSetbacks
Required Maximum Maximum
Public Minimum Density Minimum Lot One Both

4Use Utilities LotArea ( du/ac) LotWidth Coverage FrontSide Sides Rear
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SFD None, Public 43,560 1 360ft 20% 285ft 300ft 40ft
1Wateror sq. ft

Public Sewer
2SFD BothPublic 10,000 4 90ft. 35%  10ft. 20ft. 25ft.  

Water and sq. ft.  
Public Sewer

Other BothPublic N/A 200ft. 40%  30ft. ( 60ft.) 50ft.  
Uses Water and 43,560

Public Sewer sq. ft

1Alluses relying uponon-lotsewers mustcomply withSection 317.  
2Minimum lotwidth shallbemeasured atthebuilding setback line, andinnocaseshall thelotwidth, asmeasured
along thestreet line, beless thanseventy percent (70%) ofthat required atthebuilding setback line. Minimum lot
width, asmeasured along thestreet line, shall follow suchline, evenifitiscurvilinear.  
3Treesonnonfarm parcels – onanyseparate nonfarm parcel, notreeshallbeplanted within thirty (30) feetofanyland
usedforprincipal agricultural useswithin theAgriculture Zone.  
4Frontyardsetbacks forallprincipal buildings - seeSection 316.  

204.6. Maximum Permitted Height

1. Principal buildings andstructures - Thirty-five (35) feet; and,  
2. Accessory buildings andstructures - Onestory, ortwenty (20) feet, whichever is

lower.  

204.7. Minimum Accessory Structures Setbacks

1. Front yard - Noaccessory structure, except permitted signs, ispermitted within
thefrontyard; and,  

2. Sideandrearyards - Five (5) feet.  

204.8. Applicability ofGeneral Provisions

Allusespermitted within thisZone shallalsocomply with theapplicable General
Provisions contained inArticle 3ofthisOrdinance.  

SECTION205 VILLAGECOMMERCIALZONE (VC)  

205.1. Purpose

Thepurpose oftheVillage Commercial Zone istoprovide forneighborhood goods
andservices within walking distance oflocal residents inRefton.  Usesarelimited to
those that residents arelikely toneedonadaily orregular basis.  Retail sizehasbeen
restricted toprevent theestablishment ofintensive commercial uses that exceed the
localorientation ofthisZone.  Areas where thisZone occurs havebeensized to
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permit agrouping ofseveral businesses; lotsizesmayvarydepending upon theuseof
public utilities.  Strict design standards have been imposed tokeepuses inthisZone
compatible withnearby homes.  

205.2. Permitted Uses

1. Municipal usesandpublic uses; (Rev. 4/02)  
2. Public utility conveyance facilities:  
3. Dwellings, subject totherequirements oftheVillage Residential Zone;  
4. Family day-carefacilities, asdefined herein;  
5. Bedandbreakfasts, asdefined herein;  
6. Offices;  
7. Banks andsimilar financial institutions;  
8. Restaurants, butnotincluding drive-thruorfast-foodrestaurants ornightclubs;  
9. Retail services, including barber/beauty salons, music, dance, artorphotographic

studios, repair ofclocks andsmall appliances;  
10. Medical ordental offices;  
11. Veterinary offices, provided nooutdoor keeping ofanimals ispermitted;  
12. Recycling collection facilities where accessory toapublic ornon-profit use,  

provided suchfacilities aresufficiently enclosed toprevent thescattering of
debris, thematerials collected areremoved atregular intervals, thefacility is
posted toprohibit thedisposal ofanymaterial, good, orfurnishing thatcannot be
placed within theactual recycling bin, andthetotal sizeofthefacility islessthan
three hundred (300) square feet;  

13. Churches andrelated uses; and,  
14. Accessory uses customarily incidental totheusespermitted above.  

205.3. Special Exception Uses

Subject tothereview procedures ofSection 604.3.)  

1. Two-family conversions (seeSection 455);  
2. Home occupations (seeSection 429);  
3. Private clubs (seeSection 441);  
4. Commercial schools (seeSection 415);  
5. Drycleaners, laundries andlaundromats (seeSection 419);  
6. Retail saleand/orrental ofgoods, provided thetotal salesand/ordisplay areais

lessthanone thousand (1,000) square feet (seeSection 448); and,  
7. Private schools (seeSection 442).  
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205.4. Conditional Uses
Subject tothereview procedures ofSection 704.)  

1. Public utility structures (seeSection 445); and,  
2. Commercial day-carefacilities (seeSection 413).  

205.5. LotArea, LotWidth, andLotCoverage Requirements
Thefollowing tablepresents applicable standards foralluses, unless otherwise
specified inArticle 4:  

Public Utilities Utilized Minimum Minimum Maximum
LotArea LotWidth LotCoverage

None 43,560sq. ft.* 180ft. 30%  
Community Water 32,670sq. ft.* 140ft. 35%  
Alternative Sewer 20,000sq. ft. 100ft. 40%  
Community Water & Community/ 15,000sq. ft. 80ft. 45%  
Alternative Sewer

Theminimum required lotsizemaybeincreased toensure anacceptable levelofnitrate-nitrogen in
theadjoining groundwater; suchdeterminations willbemadebythePADEP, through itssewer
module review process (seeSection 317).  

205.6. Minimum Setback Requirements (Principal andAccessory Uses)  

1. Front yard setback - Allbuildings andstructures (except permitted signs) shall be
setbackatleast thirty (30) feetfromthestreet centerline, except forthose uses
along Beaver Valley Pikewhere theprovisions ofSection 316willprevail; no
loading areasoroff-street parking maybelocated within thefront yard;  

2. Sideyardsetback - Allbuildings andstructures shallbesetbackatleast ten (10)  
feetfromthesidelotlines.  Off-street parking lotsandloading areas shallbeset
backatleast ten (10) feet fromthesidelot lines, unless jointparking facilities are
shared byadjoining uses.  Insuch instances, oneofthesideyard setbacks canbe
waived forparking and/orloading facilities;  

3. Rearyardsetback - Allbuildings, structures, off-street parking lots, andloading
areas shallbesetbackatleast fifteen (15) feetfromtherearlotline; and,  

4. Residential buffer strip - Anylotadjoining landinresidential useorresidential
zoning shallmaintain atwenty (20) footsetback fornonresidential buildings,  
structures, off-street parking lots, andloading areas fromtheresidentially-zoned
parcels.  Suchareas shallbeusedforalandscape stripandscreen.  

205.7. Maximum Permitted Height

Themaximum permitted height isthirty-five (35) feet.  

205.8. Off-Street Loading
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Off-street loading shall beprovided asspecified inSection 312ofthisOrdinance.  In
addition, nooff-street loading areashallbepermitted onanysideofabuilding facing
adjoining landsinresidential useorresidential zoning, noranysideofabuilding
facing anadjoining street.  

205.9. Off-Street Parking

Off-street parking shallbeprovided asspecified inSection 311ofthisOrdinance and
shallbetothesideorrearoftheprincipal building.  

205.10. Driveway andAccess Drive Requirements

Alldriveways serving single-family dwellings shallbeprovided inaccordance with
Section 310ofthisOrdinance.  Allaccess drives serving other usesshallbein
accordance withSection 311ofthisOrdinance.  

205.11. Signs

Signs shallbepermitted asspecified inSection 314ofthisOrdinance.  

205.12. Screening

Avisual screen mustbeprovided along anyadjoining lands within aresidential zone,  
regardless ofwhether ornottheresidentially-zoned parcel isdeveloped (seeSection
313ofthisOrdinance).  

205.13. Landscaping

Anyportion ofthesitenotusedforbuildings, structures, parking lots, loading areas,  
outdoor storage areas, andsidewalks shallbemaintained withavegetative ground
cover andother ornamental plantings (seeSection 313ofthisOrdinance).  
Aminimum ten (10) footwide landscape stripshallbeprovided alongallproperty
lines.  Such landscape stripcanbewaived forthatportion ofthesiteoccupied bya
jointparking lotand/orloading areashared byadjoining uses.  

205.14. Waste Products

Alldumpsters andother trashcontainers shallbelocated within asideorrearyard,  
setbackatleast twenty-five (25) feetfromadjoining lands inresidential zoning orin
residential use, andatleast ten (10) feetfromallother adjoining property lines.  All
dumpsters andother trashcontainers shall bescreened fromadjoining roads and
properties.  

205.15. Commercial Operations Standards

Allcommercial operations shallbeincompliance withanyCommonwealth of
Pennsylvania and/orFederal government regulations, asrequired bythemost recent
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regulations made available fromthese governmental bodies, andincompliance with
Section 319ofthisOrdinance.  

205.16. Applicability ofGeneral Provisions

Allusespermitted within thisZone shallalsocomply with theapplicable General
Provisions inArticle3ofthisOrdinance.  
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SECTION206 HIGHWAYCOMMERCIALZONE (HC)  

206.1. Purpose

ThisZone provides suitable locations forlarger-scaleand/orhighway-oriented retail,  
service, andentertainment businesses.  Theusestypically involve outdoor activities
and/orstorage areas likeautomobile, boatandtrailer sales, andservice
establishments.  Theuses provided inthisZone aremeant toserve local residents as
wellasthose motorists passing through theTownship.  Access tothese areasis
provided byadjoining major roads.  Specific setbacks areimposed uponoutdoor
storage areas toprotect adjoining properties.  

206.2. Permitted Uses

1. Offices;  
2. Banks andsimilar financial institutions;  
3. Restaurants (butnotincluding drive-thruorfast-foodrestaurants andnightclubs);  
4. Retail saleand/orrental ofgoods andservices (including convenience stores and

autoparts stores, without installation, butexcluding adult-related uses);  
5. Hotels, motels, andsimilar lodging facilities;  
6. Automobile, boat, farmmachinery andtrailer sales (including service orrepair

facilities asanaccessory useifconducted within acompletely enclosed
building);  

7. Theaters andauditoriums;  
8. Shops forcontractors ofplumbing, heating, airconditioning, electrical, roofing,  

flooring, glassandwindows, insulation, carpentry andcabinetmaking, andother
structural components ofbuildings;  

9. Municipal usesandpublic uses; (Rev. 4/02)  
10. Private schools (excluding vocational andmechanical trade schools);  
11. Drycleaners, laundries, and laundromats;  
12. Churches andrelated uses;  
13. Medical ordental clinics;  
14. Indoor movie theaters orbowling alleys;  
15. Private clubs;  
16. Recycling collection facilities, asanaccessory use, provided such facilities are

sufficiently enclosed toprevent thescattering ofdebris, thematerials collected
areremoved atregular intervals, thefacility isposted toprohibit thedisposal of
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17. anymaterial, good, orfurnishing thatcannot beplaced within theactual
recycling bin, andthetotal sizeofthefacility isless thanthreehundred (300)  
square feet;   

18. Parking compounds;  
19. Public utility conveyance facilities;  
20. Agricultural, horticultural andforestry-related uses, subject tothestandards

listed inSection 201ofthisOrdinance, excluding commercial livestock and
poultry operations; and,  

21. Filmproduction, butnotincluding sound stages withgross floorareasof
more than20,000square feet (seeSection 460); and,  

22. Accessory uses customarily incidental totheabove permitted uses.  

206.3. Special Exception Uses
Subject totheprocedures presented inSection 604.3. ofthisOrdinance.)  

1. Amusement arcades (seeSection 402);  

2. Automobile fillingstations, including minor incidental repair (seeSection 403);  

3. Automobile parts stores, where installation ofparts isallowed, andautomobile
service andrepair facilities, including, butnotlimited to, automechanics, drive- 
thru lubrication services andtire, auto paint, brake, muffler, transmission,  
windshield, autobody, carradio, andupholstery shops (seeSection 404);  

4. Carwashes (seeSection 409);  

5. Commercial day-carefacilities (seeSection 413);  

6. Funeral homes andcrematoriums (seeSection 423);  

7. Home improvement andbuilding supply stores (seeSection 428);  

8. Mini-warehouses (seeSection 434); and,  

9. Health andfitness clubs (seeSection 425).  

206.4. Conditional Uses
Subject totheprocedures presented inSection 704ofthisOrdinance.) (Corr.12/98)  

1. Adult-related facilities (seeSection 401);  
2. Commercial recreation facilities (seeSection 414);  
3. Drive-thruand/orfastfoodrestaurants (seeSection 417);  
4. Nightclubs (seeSection 436); and,  
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5. Shopping centers involving anyusepermitted inthisZone (seeSection 452);  
6. Off-track betting parlors (seeSection 438);  
7. Farmers and/orfleamarkets (seeSection 422);  
8. Hospitals (seeSection 430);  
9. Public utility structures (seeSection 443); and,  

10. Sound stages, aspartoffilmproduction, withgross floorareasofmore
than20,000square feet (SeeSection 460); and,  

11. Anyofthecommercial usespermitted inSections 206.2and206.3thatcontain
morethan fifteen (15) acres intotal lotarea.  

206.5. LotArea, LotWidth, andLotCoverage Requirements - Seethefollowing table:  

Public Utilities Utilized Minimum Maximum Minimum Maximum
LotArea LotArea LotWidth LotCoverage

None 43,560sq. ft.* 15ac. 200ft. 35%  
Public Water 32,670sq. ft.* 15ac. 50ft. 40%  
Public Sewer 20,000sq. ft. 15ac. 125ft. 65%  
BothPublic Sewer andPublic Water 15,000sq. ft. 15ac. 100ft. 70%  

Theminimum required lotsizemaybeincreased toensure anacceptable levelofnitrate-nitrogen in
theadjoining groundwater; suchdeterminations willbemadebythePADEP, through itssewer
module review process (seeSection 317).  

206.6. Minimum Setback Requirements (Principal andAccessory Uses)  

1. Front yard setbacks forallbuildings, structures (except permitted signs), and
outdoor loading areas - seeSection 316; off-street parking lotsandoutdoor
storage areas shallbesetbackaminimum offorty (40) feetfromthestreet
centerline;  

2. Sideyardsetback - Allbuildings andstructures (except permitted signs) shall be
setbackatleast twenty-five (25) feet fromthesidelot lines.  Off-street parking
lots, loading areas, andoutdoor storage areas shallbesetbackatleast fifteen
15) feetfromthesidelotlines, unless jointparking facilities areshared by

adjoining uses.  Insuch instances, oneofthesideyardsetbacks canbewaived
solely forparking and/orloading facilities;  

3. Rearyardsetback - Allbuildings, structures, off-street parking lots, loading
areas, andoutdoor storage areas shallbesetbackatleast twenty (20) feetfrom
therearlotline; and,  

4. Residential buffer strip - Anylotadjoining landwithin aresidential zone shall
maintain afifty (50) foot setback fornonresidential buildings, structures, off- 
street parking lots, loading areas, andoutdoor storage areas, fromthe
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residentially-zoned parcels.  Suchareas shallbeusedforalandscape stripand
screen, asregulated inSection 313ofthisOrdinance.  

206.7. Maximum Permitted Height

1. Except assetforthbelow, themaximum permitted height forallbuildings and
structures shallbethirty-fivefeet.  

2. Alandowner may, asofright, erectabuilding orstructure toaheight of35feet
fromthemedian elevation along thecenterline ofthestreet abutting thelotupon
which thebuilding islocated. Ifthelotabuts twostreets, theheight shallbe
based uponthemedian elevation ofthestreetofhigher classification determined
inaccordance with Section315. Thelandowner shall provide theZoning Officer
withsufficient plans andspecifications andother supporting information forthe
Zoning Officer todetermine theheight ofthebuilding orstructure fromthegrade
tothemedian elevation ofthecenterline oftheabutting street, andthetotal
height ofthebuilding ofstructure aspartofthezoning permit application.  

3. Alandowner may, byspecial exception, construct abuilding orstructure toa
height notgreater than85feetifthelandowner demonstrates compliance withall
ofthefollowing regulations:  

A. Theminimum lotarea shallnotbeless than12acres.  
B. Thesetback ofthebuilding orstructure forwhich theheight bonus is

proposed shall beincreased fromthesetbacks established bySection 206.6
byonefootforeachadditional footofheight beyond theheight allowed as
ofrightbySections 206.7.1and206.7.2above.  

C. Themaximum lotcoverage setforth inSection 206.5shallbedecreased by
five (5%) percent. (11/09)  

206.8. Off-Street Loading

Off-street loading shall beprovided asspecified inSection 312ofthisOrdinance.  In
addition, nooff-street loading areashallbepermitted onanysideofabuilding facing
adjoining landswithinaresidential zone, noranysideofabuilding facing an
adjoining street.  

206.9. Off-Street Parking

Off-street parking shallbeprovided asspecified inSection 311ofthisOrdinance.  

206.10. Signs

Signs shallbepermitted asspecified inSection 314ofthisOrdinance.  

206.11. Access Drive Requirements

Allaccess drives shallbeinaccordance withSection 310ofthisOrdinance.  
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206.11. Access Drive Requirements

Allaccess drives shallbeinaccordance withSection 310ofthisOrdinance.  

206.12. Screening

Avisual screen mustbeprovided along anyadjoining lands within aresidential zone,  
regardless ofwhether ornottheresidentially-zoned parcel isdeveloped (seeSection
313ofthisOrdinance).  

206.13. Landscaping

Anyportion ofthesitenotusedforbuildings, structures, parking lots, loading areas,  
outdoor storage areas, andsidewalks shallbemaintained withavegetative ground
cover andother ornamental plantings (seeSection 313ofthisOrdinance).  
Aminimum fifteen (15) footwide landscape stripshallbeprovided along allproperty
lines.  Such landscape stripcanbewaived forthatportion ofthesiteoccupied bya
jointparking lotand/orloading areashared byadjoining uses.  

206.14. Waste Products

Alldumpsters andother trashcontainers maybepermitted within thesideorrear
yard, provided suchdumpsters andother trashcontainers arescreened fromany
adjoining roadsorproperties.  Alldumpsters andother trashcontainers shallbeset
backaminimum offifty (50) feetfromanyadjoining residentially-zoned properties.   
Allwaste receptacles shallbecompletely enclosed.  

206.15. Applicability ofGeneral Provisions

Allusespermitted within thisZone shallalsocomply with theGeneral Provisions in
Article 3ofthisOrdinance.  

206.16. Commercial Operations Standards

Allcommercial operations shallbeincompliance withanyCommonwealth of
Pennsylvania and/orFederal government regulations, asrequired bythemost recent
regulations made available fromthese governmental bodies, andincompliance with
Section 319ofthisOrdinance.  

206.17. Outdoor Storage

Within the (HC) Zone, outdoor storage ispermitted, provided alloutdoor storage
areasarescreened from adjoining roads andproperties, andthey comply with allof
those setbacks specifically imposed thereon, listed inthissection.  Outdoor sales
areas neednotbescreened fromadjoining roads.  
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SECTION207 RESTRICTEDCOMMERCIALZONE (RC)  
207.1. Purpose

ThisZone isintended toprovide distinct locations forless intensive commercial
activities thanthose allowed intheHighway Commercial Zone, thataregenerally
related tocommercial recreation, andthatprovide and/orreceive some benefit from
thelocal tourism industry.  

207.2. Permitted Uses

1. Agricultural, horticultural andforestry-related uses, excluding anyhousing of
livestock, poultry orother farmanimals andmushroom operations;  

2. Offices;  
3. Banks andsimilar financial institutions;  
4. Indoor commercial recreation facilities, excluding bowling alleys andskating

rinks;  
5. Artorantique galleries, museums, libraries, exhibition halls, orother similar

uses; excluding adult-related uses;  
6. Restaurants, excluding drive-thruorfast-foodoperations;  
7. Hotels, motels, andsimilar lodging facilities;  
8. Retail saleofgoods suchas, butnotlimited to, antiques, apothecaries, beverages,  

books, clothing, confections, drygoods, flowers, food, furniture, gifts, hardware,  
historic appliances, jewelry, newspapers, notions, personal andhouseholds
supplies, photographic supplies, sporting goods, stationery, andtobacco,  
excluding adult-related uses, convenience stores andautomobile filling stations.  
Rev8/09);  

9. Craft shops fordisplaying historic manufacturing techniques forgoods suchas,  
butnotlimited to, books, clothing, confections, drygoods, farming implements,  
food, furniture, historic appliances andartifacts, jewelry, newspapers, notions,  
personal andhousehold supplies, and tobacco products;  

10. Municipal uses; (Rev. 4/02)  
11. Public uses;  
12. Public utilities conveyance facilities;  
13. Churches andrelated uses;  
14. Accessory usescustomarily incidental totheabove permitted uses; and,  
15. Single-family detached dwellings.  

StrasburgTownshipZoningOrdinance Article2 ZoneRegulations Page2 - 32



207.3. Special Exceptions
Subject tothereview procedures inSection 604.3. ofthisOrdinance.)  

1. Nursing, restorretirement homes (seeSection 413);  
2. Bedandbreakfasts (seeSection 405);  
3. Two-family conversions (seeSection 455); and,  
4. Home occupations (seeSection 429).  

207.4. Conditional Uses
Subject tothereview procedures inSection 706ofthisOrdinance.)  

1. Shopping centers involving anyusepermitted within thisZone (seeSection 452);  
2. Outdoor theater productions, excluding drive-inmovie theaters (see

Section 439);  
3. Public utility structures (seeSection 445);  
4. Commercial recreation facilities (seeSection 414); and,  
5. Anyofthecommercial usespermitted inthepreceding Section 207.2that

contain more thanfifteen (15) acres intotal lotarea.  

207.5. LotArea, LotWidth, andLotCoverage Requirements - Seethefollowing table:  

Public Utilities Utilized Minimum Maximum Minimum Maximum
LotArea LotArea LotWidth LotCoverage

None 43,560sq. ft.* 15ac. 200ft. 35%  
Public Water 32,670sq. ft.* 15ac. 150ft. 40%  
Public Sewer 20,000sq. ft. 15ac. 125ft. 50%  
BothPublic Sewer andPublic Water 10,000sq. ft. 15ac.  80ft. 60%  

Theminimum required lotsizemaybeincreased toensure anacceptable levelofnitrate-nitrogen in
theadjoining groundwater; suchdeterminations willbemadebythePADEP, through itssewer
module review process (seeSection 317).  
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207.6 Minimum Setback Requirements (Principal andAccessory Uses)  

1. Front yardsetbacks forallbuildings, structures (except permitted signs), and
outdoor loading areas - seeSection 316; off-street parking lotsshallbesetbacka
minimum ofthirty (30) feetfromthestreet centerline;  (Rev. 8/01)  

2. Sideyardsetback - Allbuildings andstructures (except permitted signs) shall be
setbackatleast fifteen (15) feetfrom theside lotlines.  Off-street parking lots
andloading areas, andshallbesetbackatleast ten (10) feetfromthesidelot
lines, unless jointparking facilities areshared byadjoining uses.  Insuch
instances, oneofthesideyardsetbacks canbewaived solely forparking and/or
loading facilities;  (Rev. 8/01)  

3. Rearyardsetback - Allbuildings, structures, off-street parking lotsandloading
areas shallbesetbackatleast twenty (20) feetfromtherearlot line; and,   
Rev. 8/01)  

4. Residential buffer strip - Anylotadjoining landwithin aresidential zone shall
maintain afifty (50) foot setback fornonresidential buildings, structures, off- 
street parking lotsandloading areas from theresidentially-zoned parcels.  Such
areas shallbeusedforalandscape stripandscreen.  (Rev. 8/01)  

207.7. Maximum Permitted Height

Themaximum permitted height isthirty-five (35) feet.  

207.8. Off-Street Loading

Off-street loading shall beprovided asspecified inSection 312ofthisOrdinance.  In
addition, nooff-street loading areashallbepermitted onanysideofabuilding facing
adjoining landswithinaresidential zone, noranysideofabuilding facing an
adjoining street.  

207.9. Off-Street Parking

Off-street parking shallbeprovided asspecified inSection 311ofthisOrdinance.  

207.10. Signs

Signs shallbepermitted asspecified inSection 314ofthisOrdinance.  

207.11. Access Drive Requirements

Allaccess drives shallbeinaccordance withSection 310ofthisOrdinance.  
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207.12. Screening

Avisual screen mustbeprovided along anyadjoining lands within aresidential zone,  
regardless ofwhether ornottheresidentially-zoned parcel isdeveloped (seeSection
313ofthisOrdinance).  

207.13. Landscaping

Anyportion ofthesitenotusedforbuildings, structures, parking lots, loading areas,  
outdoor storage areas, andsidewalks shallbemaintained withavegetative ground
cover andother ornamental plantings (seeSection 313ofthisOrdinance).  
Aminimum ten (10) footwide landscape stripshallbeprovided alongallproperty
lines.  Such landscape stripcanbewaived forthatportion ofthesiteoccupied bya
jointparking lotand/orloading areashared byadjoining uses.  

207.14. Waste Products

Alldumpsters andother trashcontainers maybepermitted within thesideorrear
yard, provided suchdumpsters andother trashcontainers arescreened fromany
adjoining roadsorproperties.  Alldumpsters andother trashcontainers shallbeset
backaminimum offifty (50) feetfromanyadjoining residentially-zoned properties.   
Allwaste receptacles shallbecompletely enclosed.  

207.15. Applicability ofGeneral Provisions

Allusespermitted within thisZone shallalsocomply with theGeneral Provisions in
Article 3ofthisOrdinance.  

207.16. Commercial Operations Standards

Allcommercial operations shallbeincompliance withanyCommonwealth of
Pennsylvania and/orFederal government regulations, asrequired bythemost recent
regulations made available fromthese governmental bodies, andincompliance with
Section 319ofthisOrdinance.  

207.17. Outdoor Storage andOutdoor Display ofGoods

Within the (RC) Zone, outdoor storage isprohibited. Outdoor display ofgoods for
saleispermitted onlyifallofthefollowing aremet:  (Rev. 10/03)  

1. Outdoor display ofgoods andsalesareas shallnotbelocated within anyrequired
setback;  

2. Nooutdoor display ofgoods orsalesareamaybeerected ormaintained within
required off-street parking facilities;  
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3. Allgoods displayed outdoors forsaleandallshelves, racks, orother display
materials shallberemoved within onehouraftercloseofbusiness eachdayand
stored within acompletely enclosed building.  Iftheestablishment isopen24
hours perday, allgoods displayed outdoors forsaleandallshelves, racks, or
other display materials shallberemoved andstored within acompletely enclosed
building foratleastsixhours eachday; and

4. Alllitter which may haveaccumulated atsuchoutdoor display and/orsalesarea
shallbepromptly removed.  

SECTION208 INDUSTRIALZONE (I)  
208.1. Purpose

ThisZone provides forawide rangeofindustrial activities thatcontribute tothewell- 
beingoftheTownship bydiversifying itseconomy andproviding valuable
employment opportunities.  Therequired lotsizeshavebeenkeptsmall to
accommodate thestart-upindustries thatarelikely toemerge; however, larger and
heavier industries havealsobeenpermitted.  Essentially, thisZoneprovides for
smaller light industrial usesaspermitted byright, but requires obtainment ofa
conditional useforheavier andmore potentially, more objectionable typesof
industrial uses.  These areas havebeen located nearexisting public utility service
areasandalong major andproposed roads.  Design standards havebeen imposed to
create attractive sitedesigns andminimize theobjectionable impacts associated with
industrial uses.  Substantial setbacks areusedtoprotect adjoining residences.  

208.2. Permitted Uses

Usespermitted within thisZone include thefollowing, provided thetotal lotarea
devoted tosuchusedoesnotexceed two (2) acres.  Anyofthefollowing uses that
require morethantwoacresoflotareashallberegulated asconditional uses
according toSection 208.3. ofthisOrdinance.  

1. Agriculture, horticulture andforestry-related uses, excluding intensive
commercial livestock operations andmushroom operations, subject tothe
standards listed inSection 201ofthisOrdinance;  

2. Laboratories formedical, scientific, orindustrial research anddevelopment;  
3. Manufacturing, packaging, storage, and/orwholesaling ofthefollowing:  

A. Furniture, cabinets, fixtures, office supplies, andother household
appointments;  

B. Scientific, specialized, andtechnical instruments andequipment;  
C. Audio-visual components, computers, vending machines, electronic

equipment, andvideo games;  
D. Finished textile products;  
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E. Brushes, brooms, combs;  
F. Hottubs, spas, saunas, andswimming pools;  
G. Jewelry andother precious metals;  
H. Photographic, lighting, andtimekeeping equipment;  
I. Small household appliances, excluding major appliances;  
J. Musical instruments andsporting equipment;  
K. Cosmetics, toiletries, andpharmaceuticals;  
L. Optical, dental, andmedical supplies andequipment; and,  
M. Small ornovelty products fromprepared materials (excluding theuseof

sheet metals).  
4. Processing, packaging, storage, and/orwholesaling offoodproducts, excluding:  

A. Pickling processes;  
B. Rendering orslaughtering operations; and,  
C. Sugar refineries.  

5. Sales, storage, and/orwholesaling ofthefollowing:  
A. Home andauto-related fuels;  
B. Nursery andgarden materials andstock;  
C. Contractor supplies; and,  
D. Plumbing, heating, airconditioning, electrical, andstructural components of

buildings.  
6. Bookbinding, printing, andpublishing;  
7. Machine shop;  
8. Repair shops forproducts permitted tobemanufactured inthisZone;  
9. Small engine repair shops;  

10. Welding shops;  
11. Sign-makers;  
12. Offices;  
13. Municipal usesandpublic uses; (Rev. 4/02)  
14. Public utility conveyance facilities;  
15. Agricultural support businesses, including:  

A. Facilities forthecommercial processing andwarehousing ofagricultural
products;  
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B. Facilities forthewarehousing, sales, andservice ofagricultural equipment,  
vehicles, feed, orsupplies;  

C. Commercial stockyards orfeedlots; and,  
D. Veterinary offices, animal hospitals, orkennels.  

16. Vocational andmechanical trade schools;  
17. Home improvement andbuilding supply stores;  
18. Recycling collection facilities asanaccessory use, provided such facilities are

sufficiently enclosed toprevent thescattering ofdebris, thematerials collected
areremoved atregular intervals, thefacility isposted toprohibit thedisposal of
anymaterial, good, orfurnishing thatcannot beplaced within theactual
recycling bin, andthetotal sizeofthefacility isless thanthreehundred (300)  
square feet;  

19. Commercial day-carefacilities;  
20. Private clubs; and,  
21. Accessory usescustomarily incidental totheabove permitted uses, including

accessory retail sales ofproducts produced on-sitesolongasthesalesareaisno
more thantenpercent (10%) ofthetotalbuilding area, orthree thousand (3,000)  
square feet, whichever isless.  

208.3. Conditional Uses (SeeSection 706.)  

1. Anyoftheusespermitted inthepreceding Section 208.2. thatcontain morethan
twoacres intotallotarea;  

2. Heavy industrial uses involving processing, packaging, production, repair, or
testing ofmaterials, goods, andproducts, including those industries performing
conversion, assembly, ornon-toxic chemical operations (seeSection 427);  

3. Warehousing andwholesale trade establishments (seeSection 458);  
4. Heavy equipment sales, service, and/orrepair, suchasexcavation machinery,  

commercial trucks, buses, farmequipment, mobile homes, trailers, andother
similar machinery (seeSection 426);  

5. Junkyards (seeSection 432);  
6. Billboards (seeSection 406);  
7. Truckormotor freight terminals (seeSection 454);  
8. Recycling facilities forpaper, glass, andmetal products (seeSection 447);  
9. Principal waste handling facility (seeSection 440); and,  

10. Public utility structures (seeSection 445).  

208.4. LotArea Requirements
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Unless otherwise specified, each usewithin thisZone shallhaveaminimum lotsize
ofone (1) acre.  

208.5. Minimum LotWidth

Twohundred (200) feet.  

208.6. Maximum LotCoverage

Seventy percent (70%).  

208.7. Minimum Setback Requirements (Principal andAccessory Uses)  

1. Front yard setbacks forallbuildings, structures (except permitted signs), off- 
street loading areas, dumpsters, andoutdoor storage areas - seeSection 316; all
parking lotsshall besetbackatleast forty (40) feetfromanyadjoining street
centerline;  

2. Sideyardsetbacks - Allbuildings, structures (except permitted signs),  
dumpsters, andoff-street loading areas, outdoor storage areas, andoff-street
parking lotsshallbesetbackatleast thirty (30) feetfrom anysidelot lines
unless jointparking lotsand/orloading areasareshared byadjoining uses.  In
such instances, oneofthesideyard setbacks canbewaived solely forparking
and/orloading facilities;  

3. Rearyardsetback - Allbuildings, structures, dumpsters, andoff-street loading
areas shall besetbackatleast thirty-five (35) feetfromanyrearproperty lines.   
Alloutdoor storage areasandoff-street parking lots shallbesetbackatleast
twenty-five (25) feetfromanyrearlotlines;  

4. Residential buffer strip - Anyuseinvolving uptooneacreoflotcoverage and
adjoining landwithin aResidential Zone, oracross aroadfromlandwithin a
Residential Zone, shallmaintain aseventy-five (75) footsetback forbuildings,  
structures, dumpsters, outdoor storage areas, andoff-street loading andparking
areas fromtheResidential Zone.  Allofthese setback areas shallbedevoted to
landscaping (seeSection 313).  
Anyusewith lotcoverage exceeding oneacreadjoining landwithin a
Residential Zone, oracross aroadfromland withinaResidential Zone, shall
maintain aonehundred (100) footsetback forbuildings, structures, dumpsters,  
outdoor storage areas, andoff-street loading andparking areas fromthe
Residential Zone.  Allofthese setback areas shall bedevoted tolandscaping (see
Section 313); and,  

5. Accessory recreation uses - These facilities canbedeveloped inanysideorrear
yardtowithin fifty (50) feetofanyproperty line.  

208.8. Maximum Permitted Structural Height - Theheightofanyprincipal oraccessory
structure shallnotexceed thirty-five (35) feet.  Allstructures (except permitted signs)  
shallbesetbackadistance atleastequal totheirheight fromallproperty lines.  
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208.10. Off-Street Parking - Off-street parking shall beprovided asspecified inSection 311
ofthisOrdinance.  

208.11. Signs - Signs shallbepermitted asspecified inSection 314ofthisOrdinance.  

208.12. Access Drive Requirements - Allaccess drives shallbeinaccordance withSection
310ofthisOrdinance.  

208.13. Screening - Avisual screen mustbeprovided along anyadjoining lands within a
residential zone, regardless ofwhether ornottheresidentially-zoned parcel is
developed (seeSection 313ofthisOrdinance).  

208.14. Landscaping - Anyportion ofthesitenotusedforbuildings, structures, parking lots,  
loading areas, outdoor storage areas, andsidewalks shallbemaintained witha
vegetative ground cover andother ornamental plantings (seeSection 313ofthis
Ordinance).  
Aminimum twenty (20) footwide landscape stripshallbeprovided along all
property lines.  Such landscape stripcanbewaived forthatportion ofthesite
occupied byajointparking lotand/orloading area shared byadjoining uses.  

208.15. Waste Products - Alldumpsters andother trashcontainers maybepermitted within
thesideorrearyard, provided suchdumpsters andother trashcontainers arescreened
fromanyadjoining roadsorproperties.  Alldumpsters andother trashcontainers shall
besetbackaminimum ofseventy-five (75) feetfromanyadjoining residentially- 
zoned properties.  Allwaste receptacles shallbecompletely enclosed.  

208.16. Applicability ofGeneral Provisions

Allusespermitted within thisZone shallalsocomply with theGeneral Provisions in
Article 3ofthisOrdinance.  

208.17. Industrial Operations Standards - Allindustrial operations shallbeincompliance
withanyCommonwealth ofPennsylvania and/orFederal government regulations, as
required bythemostrecent regulations madeavailable fromthese governmental
bodies, andincompliance with Section 319ofthisOrdinance.  

208.18. Outdoor Storage - Within the (I) Zone, outdoor storage ispermitted provided all
outdoor storage areasarescreened fromadjoining roads andproperties, and they
comply withallofthose setbacks specifically imposed thereon, listed inthissection.   
Outdoor display areas forheavy equipment andvehicles need tobescreened from
adjoining roads.  

SECTION209 FLOODPLAINS
Deleted InItsEntirety March 2016

Seethestand alone Floodplain Ordinance
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SECTION210 GATEWAYNORTHZONE (GN)  
Adopted 1/5/09; repealed inentirety andnewSection 210inserted 4/7/14

210.1. Purpose

Thiszone provides agateway ortransition intothenorthern portion ofStrasburg
Township andultimately Strasburg Borough. Historically theareaischaracterized by
amixofvaried commercial usesoriented toautomobile access, primarily forlocal
residents, several tourist related useswithhighvolume vehicular traffic, and
agricultural uses. TheGateway North Zone (GN) accommodates bothgeneral
commercial uses thatwill service theresidents oftheareaandsmall-scale light
industrial useswhile stillmaintaining therural, agricultural character oftheTownship
andrelating tothehistoric character ofStrasburg Borough. Requirements seekto
improve access tositeswithin thisZonebypedestrians, horse andbuggy andbicycles
andtominimize traffic impacts totheRoute896corridor. Stripdevelopment along
Route 896shallbestrongly discouraged. Through smaller scale mixed use
development, thisZone willmaintain alocally oriented commercial fellwhile further
providing atransition between commercial andresidential districts. (Rev. 4/14)  

210.2. Intent

Requirements inthisZoneareintended toencourage andpreserve landuseand
building character oftheTownship; tolimit vehicular access ontoRoute 896bythe
useofshared access drives inaccordance totheadopted Route 896Highway Access
Management Study; topromote landusethatwillbebeneficial tothelocal
community andthatmayincidentally (although notprimarily) serveasatourist
destination.  

Within theGateway North Zone (GN), theTownship shall regulate:  

1. Anyproposed addition toanexisting building.  
2. Thesizeandheight ofanynewbuilding.  
3. Thelocation anddesignofanynewbuilding onalot.  
4. Thelocation anddesign ofparking lots.  
5. Thelocation anddesign offences
6. Anyalteration ofmore thantwenty-five (25%) percent ofafacadeofany

building visible fromapublic street.  
7. Significant changes tositelandscaping andstreet trees.  
8. Demolition ofexisting structures.  
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210.3. Permitted Uses

Usespermitted within thisZone include thefollowing:  

1. Usesasofright:  
A. Agricultural, horticulture, andforestry-related uses, excluding intensive

commercial livestock operations andmushroom operations andsubject to
thestandards listed inSection 210ofthisOrdinance.  

B. Municipal uses.  
C. Accessory usescustomarily incidental totheabove-permitted uses.  
D. Residential alteration and/orexpansion ofexisting single family detached

dwellings nottoexceed 25percent oftheexisting footprint.  

2. Conditional Uses:  
A. Agricultural Support. Agricultural support operations aredefined asthose

thatwillprovide accessory products toenhance theagricultural operations in
theTownship andregion, aswellastoprovide anextension ofagricultural
support operations thatdonotmeet therequirements forfarmoccupation or
farm-related business authorized within theAgricultural Zoneasdefined in
theOrdinance andasregulated bySections 201.3.6and421. Agricultural
support usesmayalso include agricultural equipment repair, sales of
products produced bylocal agricultural businesses including afarmer=s
produce market, andsmallagricultural equipment wholesale andretail.  

B. Light Industrial. Light industrial isconsidered tobesmall-scale businesses
oflightmanufacturing whereaproduct ismade through fabrication of
procured rawmaterials bycutting, machining, bending, assembly, welding,  
etc. without theuseofheavy industrial machines forfabrication andproduct
movement. Examples oflight industrial products include wood, vinyl, and
aluminum product fabrication, assembly operations, machining andwelding
operations. Light industrial production doesnotinclude theprocesses that
make therawmaterials used intheexamples above suchasthemelting of
ores, chemical reactions, etc. Light industrial usesdonotinclude anyuseset
forth inSection 208.3ofthisOrdinance.  

C. Commercial. Thecommercial usesshall include thosebusinesses that
provide fortheretail, service andplanning needs ofresidents andvisitors.  
Thepermitted usesshall include, butnotbelimited to: restaurants, fast-food
restaurants (excluding drive through facilities), drycleaners, laundries and
Laundromats, banks (excluding drive through facilities), financial
institutions, retail saleand/orrental ofgoods, professional offices,  
medical/dental offices andhealth andfitness clubs (excluding outdoor
recreational facilities). Accepting only those usesspecified above, the
commercial usessetforth inSections 206.3or206.4ofthisOrdinance shall
beprohibited. (Rev. 4/14)  
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D. Mixed-UseDevelopment. Amixed usedevelopment shallbeonly permitted
within theGateway North Zone (GN) subject tothefollowing criteria.  
Rev. 4/14)  
a. Multiple family dwellings shallbetheonlypermitted residential use

withinamixed usedevelopment.  
b. Amultiple family dwelling shallnotbepermitted tobethesole

principle useofalotbutshallonlybepermitted when combined with
commercial usessetforth inSection 210.3.2.D.12ofthisOrdinance.  

c. Themultiple family dwelling usewithin amixed-usedevelopment shall
belimited toamaximum density of20dwelling unitsperacreofthelot
areaasdefined herein ortwohundred (200) dwelling units, whichever
isless. (Rev. 11/2011, 9/2021, 11/2021)  

d. Themultiple family dwellings shallbelimited toone-bedroom and
two-bedroom units.  

e. Nooutdoor recreational facilities shall bepermitted inamixed use
development.  

f. Commercial uses inamixed usedevelopment shall becontained in
multi-story, mixed usebuildings. Aminimum of20,000square feetof
commercial usesshallbeprovided within amixed usedevelopment.  
100% ofthegross floorareaofthefirst flooroftheportion ofthe
mixed usebuilding thatisparallel toandadjacent toRoute 896shall be
utilized forcommercial uses.  

g. Each mixed usedevelopment shall contain mixed usebuilding(s)  
located parallel toandadjacent toRoute 896. Ifmore thanonemixed
usebuilding isproposed within amixed usedevelopment, allsuch
mixed usebuildings shallhave theirprinciple axisparallel to, andshall
haveunobstructed visibility from Route 896.  

h. Residential usesinmixed usebuildings inmixed usedevelopment shall
bepermitted onlyonthesecond andthird floorsofanyportion ofa
building parallel toandadjacent toRoute 896andonallfloors ofany
portion ofsuchbuilding which isnotparallel toRoute 896. Ifamixed
usedevelopment contains buildings which arelocated totherearof
mixed usebuildings andwhich arenotvisible fromRoute896, such
buildings maycontain only residential uses.  

i. Thefirst floor façadeofallmixed usestructures fronting uponRoute
896shallreflect anon-residential character.  

j. Thestreetscape alongthefrontage ofRoute 896shall reflect non- 
residential uses.  

k. Every mixed usedevelopment shallprovide aminimum oftwo (2) bus
parking spaces.  
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l. Within amixed usedevelopment thecommercial usesshall include
those businesses thatprovide fortheretail, service andplanning needs
ofresidents andvisitors andshall include, butnotbelimited to:  

Restaurants, fast-foodrestaurants (excluding drive-thrufacilities);  
DryCleaners, laundries andLaundromats;  
Banks (excluding drive-thrufacilities, except asprovided forin
subsection 210.3.2.D.13below);  
Financial institutions;  
Retail saleand/orrental ofgoods;  
Professional offices, medical/dental offices;  
Health andfitness clubs (excluding outdoor recreational facilities);  
and
Pharmacy (excluding drive-thrufacilities).  

m. Within amixedusedevelopment, abank shallbepermitted tobe
accompanied byanaccessory drive-thrufacility where such drive-thru
facility isinaremote/detached location. Anysuchdrive-thrufacilities
shallbesetback aminimum of300feet fromRoute 896and100feet
fromanybuilding within themixed usedevelopment.  

n. Where proposed aspartofamixedusedevelopment, acommercial
use(s) setforth inSections 210.3.2.D.12 and13shallbegoverned by
theareaandbilkrequirements, design guidelines andother general and
specific criteria setforth inArticle 2oftheOrdinance inliesofthearea
andbulk, design guidelines an/orspecific criteria forthespecific
commercial use(s) setforth inArticle 4ofthisOrdinance.  

o. Excepting only those usesspecified inSections 210.3.2.D.12and13
above, thecommercial usessetforth inSections 206.3or206.4ofthis
Ordinance shallbeprohibited withinamixed usedevelopment.  

p. Amixed usedevelopment shallonlybepermitted onalotexisting on
January 1, 2021, which contained 10ormore acres.  Themixeduse
development shallbetheonlyuseonsuchlot.  Themixed use
development maybeextended tooneormore adjoining lotsifthe
adjoining lot(s) was/were inthesame ownership onJanuary 1, 2021.   
Theapplicant shallaspartofthesubdivision andlanddevelopment
process joinalladjoining lotsbeing developed withthemixed use
development intoasingle lot. (Rev. 11/2011, 9/2021)  

E. Anyexpansion, alteration, oraddition toanyoftheabove usesorstructures
associated withanyoftheabove uses, regardless ofwhether suchusewasin
effect onthedateofthecreation oftheGateway NorthZone (GN) orwas
previously authorized byconditional useapproval intheGateway North
Zone (GN) shall require conditional useapproval.  

210.4. UsesNotPermitted
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Thefollowing useswillnotbepermitted intheGateway North Zone (GN), except
where approved aspartofaMixed UseDevelopment: (Rev. 4/14):  

1. Drive-through facilities, including butnotlimited torestaurants andbanks.  

210.5. Conditional UseProcedure

Anyapplicant whoseeks toconstruct anew building, alteranexisting building and/or
develop asiteintheGateway North Zone foranyusewhich isnotpermitted asof
right shall submit anapplication provided bytheTownship. Theapplication shall
include alloftheinformation required bySection 704ofthisOrdinance andin
addition shall include adetailed general siteplanthatshows thefullbuild outplanned
forthesiteanddemonstrates compatibility with thegoals andintent ofthisZone. In
theeventofaconflict between thisSection 210.5andSection 704, themore stringent
regulations shall apply.  

1. General SitePlan - Prior toformal application forconditional useapproval, itis
strongly encouraged thatapreliminary butdetailed comprehensive general site
planoftheentire sitebesubmitted totheTownship Planning Commission for
informal review. Acomprehensive general siteplanwillshow fullbuildoutof
thesiteandshall demonstrate compatibility with thegoals andintent ofthisZone
together with theenvironmental, cultural andhistoric goals andcharacter ofthe
region.  

2. Theapplication shallcontain anarrative andsupporting plans thatwilladdress
theenvironmental, cultural, andhistoric goals andcharacter oftheregion. The
application shall specifically demonstrate consistency andcompliance with the
following:  
A. Strasburg Regional Comprehensive Plan.  
B. Envision, TheLancaster County Comprehensive Plan.  
C. ThisOrdinance.  
D. Theapplicable subdivision andlanddevelopment ordinance.  
E. Strasburg Township Official Map.  
F. Route 896Access Management Study
G. Sewage Facilities Plan.  
H. Theapplicable stormwater management regulations.  
I. Thedesign guidelines setforth inSection 210.9.  

3. Theapplicant shall include asapartoftheapplication anarrative describing the
proposed development andhowtheproposed development meets thespecific
development objectives oftheGateway North Zone (GN). Specific development
objectives ofthisZone include design ofpreservation, maintenance, and
appropriate expansions that: aredistinct intheir incorporation ofimportant
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natural andcultural features; provide forsafeandconvenient vehicular access
intositeswithin theGateway North Zone (GN) butwith increased reliance upon
pedestrian movements within itsbounds andbetween siteswithin thisZone;  
make efficient useoflocal infrastructure andservices; reflect thehistoric and
traditional building styles abundant within theregion; reserve andfeature civic
usesandopenspaces asfocalpoints; provide safe, efficient andcompatible
linkages with existing nearby land uses, streets, sidewalks, andparking areas.  

4. Theapplicant shall include asapartoftheapplication atraffic impact study,  
prepared tothesatisfaction oftheTownship. Thestudy shalldocument the
anticipated traffic condition thatwillbegenerated bytheproposed development.  
Thestudy shallalsodemonstrate thatsageandefficient ingress andegress tothe
development willbeprovided. Thetraffic impact study shall further analyze the
impact ofthetraffic anticipated tobegenerated bytheproposed development on
thenearest signalized intersection (unless such intersection ismore thanone (1)  
mile from theproposed development) and identify measures tomitigate the
negative impacts, ifany, onthisintersection.  

5. Theapplicant shallprovide ahydrogeological study ifoneidrequired bythe
Official Sewage Facilities PlanorbySection 210.6. Iftheapplicant proposes
public orcommunity sewer orwater service, theapplication shallprovide details
ofsuchservice.  

6. Theapplicant shalldeliver acomplete copyoftheapplication totheZoning
Officer forreview andcomments atthesame timetheapplicant filesthe
application withtheTownship. TheZoning Officer shallprovide hisreview to
theTownship Planning Commission prior toitsreview oftheconditional use
application, totheapplicant, andtotheBoard ofSupervisors.  

7. Theapplicant shall deliver seven complete copies oftheapplication tothe
Township Planning Commission atthesame timetheapplicant files the
application with theTownship. TheTownship Planning Commission will review
theapplication forconditional useapproval together with thereview letterofthe
Zoning Officer. TheTownship Planning Commission shall provide
recommendations totheBoardofSupervisors concerning theapplication. The
Planning Commission mayappear asapartyatthehearing before theBoard of
Supervisors ontheconditional useapplication andmaypresent evidence to
support imposition ofconditions and/orinopposition oftheapplication ifthe
Township Planning Commission determines that theapplication doesnotmeet
therequirements oftheZoning Ordinance.  
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210.6. LotArea, LotWidth, andLotCoverage Requirements

Foralldevelopments without public orapproved sewer systems, ahydrological study
toestablish theminimum lotsizeand impervious coverage required toaddress nitrate
levels willberequired.  

Public Utilities Utilized Minimum Minimum Maximum
LotArea LotWidth LotCoverage

None 43,560sq. feet 200feet 35%  
Public/Community water 43,560sq. feet 150feet 40%  
Public/Community Sewer 20,000sq. feet 125feet 65%  
BothPublic/Community Sewer and 15,000sq. feet 100feet 70%  
Public Water

210.7. Minimum Setback Requirements (Principal andAccessory Uses.)  

1. Build toLine / Front Yard Setbacks - Allbuildings andstructures (except
permitted signs) shallbesetbackaminimum ofsixty (60) feetandmaximum of
eighty (80) feetfromthestreet centerline tomatch theexisting setbacks of
buildings along thiscorridor. Off-street parking shallbeprohibited between the
right-of-wayofHartman Bridge Road (SR0896) andanystructure parallel to
andadjacent toHartman Bridge Road (SeeSection 316) (Rev. 4/14)  

2. SideYard Setback - Allbuildings, structures (except permitted signs) shall beset
backaminimum oftwenty-five (25) feetfrom thesidelines. Off-street parking
lots, loading areasandoutdoor storage areas shallbesetbackaminimum of
fifteen (15) feet, unless jointparking facilities areshared byadjoining uses. In
suchcases, oneofthesideyardsetbacks canbewaived solely forparking and/or
loading facilities.  

3. RearYard Setback - allbuildings, structures, off-street parking lots, loading
areas, andoutdoor storage areas shallbesetbackatleast twenty (20) feetfrom
therear line.  

4. Residential Buffer Strip - Lotsadjoining residential zones shallmaintain afifty
50) footsetback which shallbeusedforalandscape stripandscreen as

regulated inSection 313ofthisOrdinance. Nostructures, parking, loading, or
storage shallbelocated within thisbuffer.  
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210.8. Maximum Permitted Building Dimensions

1. Themaximum building height foranybuilding within theGateway North Zone
GN) shallbeforty-five (45) feet. Decorative spires, cornices, cupolas and

mechanical equipment areexcluded fromthecalculation.  
2. Square Footage - 45,000square feetmaximum footprint.  

210.9. Design Guidelines

Lancaster County andtheStrasburg Region haveaunique anddistinctive
architectural style. Asagateway toStrasburg, oneoftheoldest known settlements in
Lancaster County, newbuildings andadditions toexisting buildings mustbe
constructed torespect andemulate thisstyle. New construction andalterations to
existing buildings willaddress thefollowing design guidelines:  

1. Newconstruction should achieve historic compatibility through appropriate
massing, shape, size, materials, etc.  

2. Size, Scale, andProportion: Newconstruction should relate tothedominant
proportions, sizeandscale ofthebuildings inthesurrounding area.  

3. Shape andMassing: New construction should incorporate massing, building
shapes, androofshapes thatarepresent inthesurrounding area.  

4. Materials: Building materials should becompatible with thoseofbuildings inthe
surrounding area. Traditional materials thatarecommon tothearea, suchas
brick, wood andstonearepreferred.  

5. Patterns andRhythm: Therhythm offacades along thestreet andthecomponents
thereof should bemaintained. Large buildings canbedivided intobaystoreflect
rhythms exhibited bysmaller structures.   

6. Cornice andFloor-to-Floor Heights: Newconstruction should continue thefloor- 
to-floorandcornice heights thataredominant inthearea, orincorporate detailing
tosuggest thoseheights.  

7. Windows andDoors: Newconstruction should usewindow anddooropenings of
design andsizetypical ofthose inthesurrounding area.  

8. Orientation andLocation: Principal facades ofnewconstruction should facethe
same direction asother buildings onthestreetorasindicated bypredominant
patterns inthesurrounding area. Theprevailing setback line (build-to-line)  
should alsobepreserved.  

210.10. ArtandAmenities

Theuseofartandother amenities isencouraged inthisZone. Such additions addto
thecharacter andsenseofplaceoftheregion. These include butarenotlimited to
art/sculptures, benches, decorative lights, decorative trash receptacles andwalkways.  
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210.11. Off-Street Loading

Off-street loading areas shallbeprovided asspecified inSection 312ofthis
Ordinance. Nooff-street loading areas shallbelocated inthefrontyardwithin this
Zone.  

210.12. Off-street Parking

Off-street parking shallbeprovided asspecified inSection 311ofthisOrdinance. No
off-street parking shallbepermitted inthefrontyardwithin thisZone.  

210.13. Off-street Parking foraMixed UseDevelopment

Off-street parking formixed usedevelopment shallbeprovided asthesumofthe
following (Rev. 4/14):  

1. One (1) space peronebedroom unitandtwo (2) spaces pertwobedroom unit;  
and

2. Five (5) parking spaces forevery1,000square feetofgross leasable floorareaof
commercial uses.  
Where anapplicant forapproval ofamixed usedevelopment demonstrates tothe
satisfaction oftheBoard ofSupervisors that through shared parking,  
complementary hours ofoperation orother relevant factors, that theproposed
mixofusesorratioofdwelling units sizes withinamixed usedevelopment will
beadequately served byfewer parking spaces thanrequired bytheabove
specified calculation, theBoard ofSupervisors shallhave theauthority to
approve areduction intherequires parking forthemixed usedevelopment. The
Board ofSupervisors mayapprove areduction byupto15% oftheoff-street
parking otherwise required bythissection.  

3. Noparking shallbelocated between theright-of-wayofHartman Bridge Road
SR0896) andanybuilding within themixed usedevelopment.  

210.14. Off-street Parking LotDesign foraMixed UseDevelopment

Off-street parking lotsforamixed usedevelopment shallcomply with thefollowing
dimensional standards (Rev4/14):  

1. Standard carspaces: Parallel – 23feetby8feet, non-parallel – 18feetby9feet.  
2. Drive aisles: two-waytraffic – 24feetwide, one-waytraffic – 18feetwide.  

210.15. Signs

Allsigns shallbepermitted asspecified inSection 314ofthisOrdinance.  
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210.16. Access Drive Requirements

Allaccess drives shallbeprovided inaccordance withSection 310ofthisOrdinance
andinaccordance withsuchcriteria asestablished bytheRoute 896Access
Management Study. Atraffic impact studyisrequired forallaccess toRoute 896.  
Lots that frontontwostreets willberequired toaccess thesidestreet andnotdirectly
ontoRoute8896. Vehicular access ontoRoute8896 maybelimited, andshared access
drives should beusedwhere feasible when access toRoute896 isrequired. In
addition, itisstrongly encouraged thatconnections between adjacent lotsbe
developed toreduce thenumber oftrips generated ontoRoute 896. Access drives that
connect adjacent usesarestrongly encouraged toreduce thetraffic volumes onto
Route 896. Development oralteration onproperty totheeastsideofRoute 896
between HerrRoad andHistoric Drive willberequired todevelop portions ofthe
parallel street shown ontheTownship Official Map.  

210.17. BikeLanes/Pedestrian Pathways

Alllotsonthewest sideofRoute896andwhere feasible ontheeastsideofRoute
896shall include apedestrian walkarea/bicycle pathway approximately parallel to
thestreet centerline which shall connect towalk/bicycle path areasoftheadjacent
properties. Pathways mustbeaminimum offour (4) feetinwidth andcomposed of
anall-weather surface material.  

210.18. Outdoor Storage

Within theGateway North Zone, outdoor storage ispermitted, provided alloutdoor
storage areasarescreened fromtheadjoining roads andproperties, andtheycomply
withallofthose setbacks specifically imposed thereon, listed inthisSection.  

210.19. Sales Displays

Display ofitems forsalespurposes willmeet therequirements ofSection 207.17of
Zoning Ordinance.  

210.20. Fences

Allfences located insideandrearyardswillmeetrequirements ofSection 310.1for
sideandrearareasofalot. Front yardfences arenotpermitted intheGateway North
Zone (GN).  

210.21. Lighting

Alloutdoor lighting shallmeetdesign compatibility recommendations forGateway
North Zone (GN) andmeet lowimpact standards.  
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210.22. Landscaping

Anyportion ofthesitenotusedforbuildings, structures, parking lots, loading areas,  
outdoor storage areas, andpedestrian facilities shall bemaintained withavegetative
ground cover, trees, shrubs andother ornamental plantings inaccordance with
Section 313ofthisOrdinance.  

Aminimum fifteen (15) foot landscaping strip shallbeprovided along all
property linesandadjacent toapublic roadexcept where shared parking is
utilized. Alandscaping planshallbesubmitted forreview totheTownship
Planning Commission foranynewconstruction orrenovation plan.  

210.23. Waste Products

Alldumpsters andother trashcontainers maybepermitted within thesideorrear
yard, provided suchdumpster andother trashcontainers arescreened fromany
adjoining roadsorproperties. Alldumpsters andother trashcontainers shallbeset
backaminimum offifty (50) feetfromanyadjoining residentially-zoned property.  
Alldumpsters andother trashcontainers shallbecompletely enclosed.  

210.24. Commercial Operations Standards

Allcommercial operations shallbeincompliance withanyCommonwealth of
Pennsylvania and/orFederal Government regulations, asrequired bythemost recent
regulations made available fromthese government bodies. Foralisting ofsome
regulations, refer toSection 319ofthisOrdinance.  
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SECTION211 RailroadHeritageZone (RH)  
211.1 Purpose

TheRailroad Heritage Zone (RH) encompasses properties oftheStrasburg RailRoad,  
theRailroad Museum ofPennsylvania, theChoo-Choo BarnandTraintown and
related properties ontheeast sideofStrasburg Borough.   Thedistrict isbounded by
PA896onthewest andislimited onthenorth, south, andeastbytheadopted urban
growth boundary ofStrasburg Township Thezoneprovides foramixofurban
residential, institutional, cultural, commercial, industrial, and transportation uses that
constitute aunique center ofhistoric railroading.  TheRailroad Heritage Zone (RH)  
accommodates awiderange ofusesandactivities, while containing those useswithin
adesignated urban growth areathatisanextension oftheBorough andpreserving the
surrounding agricultural character oftheTownship.  Itistheintent oftheBoard of
Supervisors that thepermitted useswhich relate tohistoric railroading beallowed a
broad range ofancillary andassociated usestoenable suchprincipal usestoprosper,  
buttheindustrial ancillary andassociated usesshallbepermitted onlyinconjunction
with thehistoric railroading related principal use.  TheBoard ofSupervisors doesnot
desire toauthorize industrial uses suchasmachine shops, welding, andwoodworking
asseparate anddistinct principal useswithin theRailroad Heritage Zone (RH).  

211.2 Permitted Uses

Usespermitted within theRailroad Heritage Zone (RH) include thefollowing:  

1. Offices.  
2. Banks andsimilar financial institutions.  
3. Artorantique galleries, libraries, orsimilar uses; excluding adult-related uses.  
4. Restaurants andoutdoor dining, excluding drive-thru, orfast-foodoperations.  
5. Hotels, motels andsimilar lodging facilities.  
6. Retail saleofgoods suchas, butnotlimited to, antiques, apothecaries, beverages,  

books, clothing, confections, drygoods, flowers, food, furniture, gifts, hardware,  
hobby supplies, jewelry, newspapers, notions, personal andhousehold supplies,  
photographic supplies, sporting goods, stationery, andtobacco, excluding adult- 
related uses.  

7. Municipal uses.  
8. Single family detached dwellings.  
9. Attractions anddisplays ofminiatures andmodels contained within abuilding

relating tohistoric railroading andother Lancaster County traditions, including
bywayofexample, atourist attraction forthedisplay ofmodel railroads.  

10. Accessory uses customarily incidental totheabove permitted uses.  
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11. Museum relating tothecultural andhistoric useswithin theTownship,  
particularly historic useswithin theRailroad Heritage Zone (RH) anduses
related torailroads, andassociated andancillary usestoanoperating museum
which mayinclude:  

A. Indoor andoutdoor exhibits including, butnotlimited to, artifact galleries,  
displays ofartwork andphotography, displays ofequipment, hands-on
facilities andlearning centers, interactive exhibitry, audio-visual
interpretation, signage, display panels, models, period scenes andstructures,  
andinterpretive technology.  

B. Indoor andoutdoor display ofrailroad equipment andrailroad-related
materials andstructures.  

C. Conservation andrestoration ofrailroad equipment, including, butnot
limited to, cleaning, duplication, material curation, material restoration, and
awiderange ofrepairandrestoration workonrailroad equipment andlarge
artifacts suchasremoval ofasbestos, rust, leadpaint andother
contaminants, welding, restoration ofdamaged metal, replication ofwood
andmetal parts, pipe-fitting, sheet work, glasswork, carpentry, priming and
painting.  

D. Public access libraries, archives andresearch facilities.  
E. Educational program including, butnotlimited to, lectures, filmsandaudio- 

visual presentations, demonstration ofhistoric craftsortrades, living history
demonstration andprograms, toursofexhibits andshops orfacilities,  
docent-ledprograms, classroom andauditorium presentations, scouting
programs, andother educational activities.  

F. Operation ofaretailmuseum store.  
G. Fund-raising activities including, butnotlimited to, rental ofmeeting spaces

andexhibit hallspaces forbanquets, parties, weddings, receptions, group
programs, andsimilar gatherings.  

H. Administrative activities related totheoperation ofthemuseum including
conferences, museum events, andreceptions.  

I. Maintenance andstorage ofvehicles usedformuseum functions including,  
butnotlimited toautomobiles, trucks, forklifts andspecialty vehicles.  

J. Restaurant orcafe.  
K. Useofequipment usedtorepair, maintain, etc. museum assets toalso

maintain, repair, etc., similar itemsheldbyother entities suchasother
museums orrailroad operations.  
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12. Historic steam railroad andassociated andancillary facilities andusestoan
operating historic steam railroad including:  

A. Facilities andactivities pertaining tointerstate andintrastate rail
transportation andancillary railroad facilities asdefined herein.  

B. Outdoor storage ofrailroad-related items typical ofarailyard, including
rails, spikes, bolts, fishplates, tieplates, wire, ties, jointbars, switches,  
signaling equipment, flues, tubes, pipes, culverts, girders, lumber, wheels,  
wheel sets, journals, locomotive andrailway appliances, brake shoes, out-of- 
service equipment, stored locomotives andcars, disassembled locomotive
andcarcomponents, andother materials.  

C. Repair-in-place structures andbackshops, which include foundry andmetal
casting facilities, forges, machine shops, welding facilities, paintbooths and
painting facilities, wood/carpentry shops, cranes andhoisting equipment,  
electrical shops, facilities formanufacturing partsandassemblies for
internal useandforpaying customers, andfacilities forrepair, restoration,  
andconstruction ofalltypes andagesofrailequipment both internal use
andforpaying customers.  

D. Intermodal terminals fortransfer offreight fromrailtohighway vehicles or
loading ofrailcars, which includes freight loading/unloading ramps and
equipment, freight storage, andfreight conveyance (truck traffic).  

E. Collection ofrailroad archives.  
F. Temporary overnight lodging forrailroad employees.  
G. Exhibits andinterpretive facilities services forvisitors totheoperating

historic steam railroad including: displays ofrailroad equipment, indoor and
outdoor; displays ofrailroad related mechanical systems, system failures and
part failures (educational); exhibits, suchas "J" Tower; toursofrailroad
facilities.  

H. Photo Studio.  
I. Restaurant.  
J. Retail Salesofitems including, butnot limited to, prepackaged foods,  

giftware, clothing, toysandsimilar items.  
K. Maintenance andstorage garage forrailroad vehicles, including antique

automobiles.  
L. Outdoor picnic areas.  
M. Small amusement rides including butnotlimited toCagney, Cranky Cars

andtemporary rides forspecial events.  
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N. Special event outdoor entertainment including butnotlimit tomusic, games,  
displays, antique tractors, antique cars.  

O. Warehousing ofmaterials usedbyorrelated tothehistoric steam railroad.  

211.3 Special Exception Uses
Subject tothereview procedures inSection 604.3ofthisOrdinance):  

1. Bedandbreakfasts (SeeSection 401).  
2. Two-family conversions (SeeSection 455).  
3. Home occupations (SeeSection 429).  

211.4 Maximum LotCoverage

Maximum lotcoverage shallbe80%, provided thatallnewparking areasor
pedestrian malls shallutilize pervious paving, rainwater infiltration designs, orother
bestmanagement practices asrecommended bythePADEP publication Pennsylvania
Stormwater BestManagement Practices Manual.  Areas included incalculations of
lotcoverage shallnotinclude railroad tracksorcarsstored ontracks, butshall include
ashpits, inspection pits, turntable pits, paved aprons, oilcollection basins, andsimilar
in-ground servicing facilities between oradjacent totracks inarailyard.  

211.5. Required Setbacks andBuild-toLines

1. Structures located onthenorthsideofGapRoad (PA741) shallbebuilt in-line
withexisting buildings, provided that thesetback ofbuildings, exempting
existing structures, shall increase totheeastoftheexisting pedestrian crossing
onGap Road toaminimum often (10) feetfromtheedgeoftheright-of-way
when thestructure contributes toanestablished street frontage line.  Allother
buildings fronting onGapRoad shallbesetbackaminimum ofsix (6) feetfrom
theedgeoftheright-of-way.  

2. Structures along Bishop Road shall besetbackaminimum ofsix (6) feet from
theedgeoftheright-of-way.   

3. Allstructures shall besetbackaminimum often (10) feet fromanyother
property line.  

4. Allparking lots shallbesetbackaminimum often (10) feet fromtheedgeof
anyroadorfive (5) feetfromanyrailroad rightofway.  Parking lotsthatfront
onGapRoad shallbeseparated byalandscaped buffer stripatleast ten (10) feet
wide, sufficient toformacontinuous visual screen, except atdriveway
intersections, atleast three (3) feetinheight.  
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211.6. Maximum Building Height

Fifty (50) feet, except where additional building height limitations shall applyas
prescribed intheDesign Guidelines fortheRailroad Heritage Zone.  

211.7. Streets

Improvement ofstreets shallbeconsistent with thePennDOT publication
Pennsylvania Traffic Calming Handbook.   

211.8. Design Guidelines forBuildings intheRailroad Heritage Zone (RH)  

Allusesshallcomply with theDesign Guidelines fortheRailroad Heritage Zone
RH), andsuchGuidelines shallbeusedinreference toallbuildings, structures,  

signs, fencing, landscaping, lighting, pedestrian malls andentrance plazas, parking,  
pedestrian access andsafety, bicycles andnon-motorized vehicle access andsafety,  
andstormwater management within theRailroad Heritage Zone (RH).  Where the
provisions oftheDesign Guidelines areinconsistent withanyprovision ofArticle 3
ofthisOrdinance, including, butnotlimited to, Section 311, Off-Street Parking
Requirements, Section 313, Landscaping andScreening Requirements, andSection
314, Outdoor Signs, theDesign Guidelines shall control.  

211.9. Interpretation ofGuidelines

TheTownship Planning Commission shallhaveauthority toreview theGuidelines
fortheRailroad Heritage Zone (RH) andmayrequest theapproving authority to
make anyprovision tobemadeaspecific condition ofalanddevelopment or
subdivision planapproval.  Inaddition toallother duties andpowers conferred by
thisOrdinance andbyalloftheapplicable lawsoftheCommonwealth of
Pennsylvania theTownship Zoning Officer shallhavetheauthority tointerpret andto
apply determine compliance with theGuidelines asapplied toallotherpermits,  
certificates andapprovals inconnection with anycontemplated erection, construction,  
alteration, modification, extension, replacement, demolition, relocation, conversion or
useofanybuilding, structure, sign, fence, landscaping area, light, pedestrian or
vehicle access, stormwater facilities orland disturbance within theZone.  
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SECTION 212RESIDENTIAL ZONE (R-2)  

212.1. Purpose

ThisZone represents aportion oftheTownship'sresidential growth area. Because ofthe
proximity toStrasburg Borough andtheplanned provision ofpublic services andutilities,  
overall permitted densities arehigher here.  Awider rangeofdwelling units thanallowed
intheResidential Zone (R-1) ispermitted intheResidential Zone (R-2), andhigher
densities areallowed.  

212.2 Permitted Uses

1. Agriculture, including onesingle-family detached dwelling, subject tothe
requirements ofSection 201ofthisOrdinance, excluding intensive commercial
livestock operations andmushroom operations;  

2. Municipal uses;  

3. Public uses;  

4. Public utility conveyance facilities;  

5. Single-family detached dwellings;  

6. Public schools; and,  

7. Accessory uses customarily incidental totheabove permitted uses.  

212.3. Special Exception Uses

Subject tothereview procedures listed inSection 604.3. ofthisOrdinance.)  

1. Home occupations (seeSection 429);  

2. Boarding houses (seeSection 407);  

3. Family day-carefacilities (seeSection 420);  

4. Two-family conversions (seeSection 455); and,  

5. Churches andrelated uses (seeSection 410).  

212.4. Conditional Uses

Subject tothereview procedures listed inSection 704ofthisOrdinance.)  
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1. Duplexes andtownhouses inaccordance with thefollowing requirements:  

A. Theapplication foraconditional useshallmeet theprocedure setforthin
Section 210.5.  

B. Anydevelopment oftownhouse andduplex units shallmeet thedesign
requirements ofSection 210.9.  

2.  Cluster development (seeSection 411); and

3. Public utility structures (seeSection 445).  

212.5. Design Requirements – Seetablebelow:  
5Minimum YardSetbacks

Required Maximum Maximum
Public Minimum Density Minimum Lot One Both

6Use Utilities LotArea ( du/ac) LotWidth Coverage FrontSide Sides Rear

SFD None, 43,560sq. 1 360ft 20% 285ft 300ft 40ft
1Public ft

Water or
Public
Sewer

2SFD Both 10,000sq. 5.5 90ft. 35%  10ft. 20ft. 25ft.  
Public ft.  
Water
and
Public
Sewer

2Duplexes Both 6,000 5.5 40ft.  45%  10ft. N/A 25ft.  
Public sq. ft. per perunit
Water unit
and
Public
Sewer

3,4 2TownhousesBoth 2,000 5.5 20ft.  60%  15ft N/A 25ft.  
Public sq. ft. per perunit ( end
Water unit units)  
and
Public
Sewer

Other Uses Both N/A 200ft. 40%  30ft. ( 60ft.) 50ft.  
Public
Water
and
Public 43,560sq.  
Sewer ft
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1Alluses relying uponon-lotsewers mustcomply withSection 317.  
2Minimum lotwidth shallbemeasured atthebuilding setback line, andinnocaseshall thelotwidth, asmeasured
along thestreet line, beless thanseventy percent (70%) ofthat required atthebuilding setback line. Minimum lot
width, asmeasured along thestreet line, shall follow suchline, evenifitiscurvilinear.  
3Nomore thantwenty percent (20%) ofthetotalnumber oftownhouse groupings shall contain more thansix (6)  
units, andinnocaseshallanygrouping contain more thaneight (8) units. Foreach townhouse grouping containing
more thanfour (4) units, nomore thansixtypercent (60%) ofsuchunits shallhavethesamefrontyardsetback; the
minimum variation ofsetback shallbetwo (2) feet. Alltownhouse buildings shallbesetbackaminimum offifteen
15) feetfromanyparking facilities contained oncommonly-heldlands. Alltownhouse buildings shallbesetbackat

least thirty (30) feetfromanyperimeter boundary ofthedevelopment site. Inthose instances where several townhouse
groupings arecontained uponthesame lot, thestandards listed inthefollowing footnote 4shall apply.  
4Inthose instances where several townhouse groupings arelocated onthesamelot, thefollowing separation
distances willbeprovided between each building:  

a. Front tofront, reartorear, orfront torear, parallel buildings shallhaveatleast seventy (70) feetbetween
facesofthebuilding. Ifthefrontorrearfacesareobliquely aligned, theabove distances maybedecreased
byasmuchasten (10) feetatoneendifincreased bysimilar orgreater distance attheotherend.  

b. Aminimum yardspaceofthirty (30) feetisrequired between endwallsofbuildings. Ifthebuildings are
atrightangles toeachother, thedistance between thecorners oftheendwallsofthebuilding maybe
reduced toaminimum oftwenty (20) feet.  

c. Aminimum yardspaceofthirty (30) feetisrequired between endwallsandfrontorrearfacesofbuildings.  

5Treesonnonfarm parcels – onanyseparate nonfarm parcel, notreeshallbeplanted within thirty (30) feetofanyland
usedforprincipal agricultural useswithin theAgriculture Zone.  
6Frontyardsetbacks forallprincipal buildings - seeSection 316.  

212.6. Maximum Permitted Height

1. Principal buildings andstructures - Thirty-five (35) feet; and,  

2. Accessory buildings andstructures - Onestory, ortwenty (20) feet, whichever is
lower.  

212.7. Minimum Accessory Structures Setbacks

1. Front yard - Noaccessory structure, except permitted signs, ispermitted within the
frontyard; and,  

2. Sideandrearyards - Five (5) feet.  

212.8. Applicability ofGeneral Provisions

Allusespermitted within thisZone shall alsocomply with theapplicable General Provisions
contained inArticle 3ofthisOrdinance.  
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