
ARTICLE II
DEFINITIONS

SECTION 203 SPECIFIC WORDS AND PHRASES 

For the purposes of this Ordinance, the following words and phrases have the meaning given
herein: 

ACCESS DRIVE: A private drive, other than a driveway to a single residence, which provides
for vehicular access between a street and a parking area, loading area, drive-in service window or
other facility within a land development. 

ACCESSORY  AGRICULTURALLY  RELATED  ENTERPRISE: As  defined  herein  an
agricultural marketing enterprise, an agritourism enterprise, or a combination thereof. 

ACCESSORY BUILDING: A building subordinate to and detached from the principal building
on the same lot and used for purposes customarily incidental to the principal building. 

ACCESSORY SOLAR ENERGY SYSTEM (ASES): An area of land or other area used for a
solar collection system used to capture solar energy, convert it to electrical energy or thermal
power  and supply  electrical  or  thermal  power  primarily  for  on-site  use.  An  accessory  solar
system  consists  of  one  (1)  or  more  free-standing  ground,  or  roof  mounted  solar  arrays  or
modules, or solar related equipment and is intended to primarily reduce on-site consumption of
utility power or fuels. 

ACT: The Pennsylvania Municipalities Planning Code as amended and codified. 

ADULT ORIENTED FACILITY: An establishment open to the general public or a private club
open  to  members  except  persons  under  the  age  of  eighteen  (18)  years,  which  is  used  and
occupied for one (1) or more of the following activities: 

ADULT BOOK STORE:  An establishment in which twenty percent (20%) or more of
the occupied sales or display area offers for sale, for rent or lease, for loan, or for view
upon the  premises,  of  pictures,  photographs,  drawings,  prints,  images,  sculpture,  still
film, motion picture film, video tape, or similar visual representations distinguished or
characterized by an emphasis on sexual conduct or sexually explicit nudity, or books,
pamphlets, magazines, printed matter or sound recordings containing explicit and detailed
descriptions  or  narrative  accounts  distinguished  or  characterized  by  an  emphasis  on
sexual conduct, or offers sexual devices for sale. 

ADULT CABARET: An establishment,  club,  tavern,  restaurant,  theater  or  hall  which
features  live  entertainment  distinguished  or  characterized  by  an  emphasis  on  sexual
conduct or sexually explicit nudity. 

ADULT MASSAGE PARLOR: An establishment whose business is the administration of
massage to the anatomy of patrons regardless whether or not the same includes sexual
conduct. 



ADULT THEATER: A building, or a room within a building, used for presenting motion
picture  film,  video tape  or  similar  visual  representation of  materials  distinguished or
characterized by an emphasis on sexual conduct or sexually explicit nudity.

AGRICULTURAL MARKETING ENTERPRISE: An enterprise engaged in by a farmer for
the purpose of directly marketing agricultural products produced by the farmer in their natural or
manufactured state. The term shall include any on-farm processing, packaging or other activity
performed in the course of direct marketing of the farmer’s agricultural products. The enterprise
is considered an accessory use to the primary farm operation onsite. Examples include but are
not limited to farm stands, creameries, and pick-your-own operations. 

AGRICULTURAL OPERATION: An enterprise that is actively engaged in the commercial
production and preparation for  market  of  crops,  livestock and livestock products  and in  the
production,  harvesting  and  preparation  for  market  or  use  of  agricultural,  agronomic,
horticultural,  silvicultural  and  aquacultural  crops  and  commodities.  The  term  includes  an
enterprise that implements changes in production practices and procedures or types of crops,
livestock, livestock products or commodities produced consistent with practices and procedures
that are normally engaged by farmers or are consistent with technological development within
the agricultural industry. 

AGRICULTURE: The use of land for farming, dairying, pasturage, silviculture, horticulture,
floriculture, viticulture or animal or poultry husbandry including the necessary accessory uses for
packing, treating or storing produce and equipment or housing and feeding the animals, as well
as incidental slaughtering and butchering for consumption by a resident of a dwelling on the
parcel on which such animals are raised. Includes land devoted to and meeting the requirements
and qualifications for payments or other compensation pursuant to a soil conservation program.
It excludes riding academies, boarding stables and kennels. 

AGRICULTURAL USE: Land which is  used  for  the  purpose  of  producing  an agricultural
commodity or is devoted to and meets the requirements for payments or other compensation
under a soil conservation program under an agreement with an agency of the federal government.
The term includes:  any farmstead land on the tract;  a  woodlot;  any land which is  rented to
another person and used for the purpose of producing an agricultural commodity; and any land
devoted to the development and operation of an alternative energy system, if a majority of the
energy annually generated is utilized on the tract.

Agricultural  use  includes  but  is  not  limited  to  the  following  activities:  cultivating  the  soil,
producing crops, raising or keeping livestock, poultry, fish or planting cover crops. It also can
include leaving the land idle while participating in a government program or for normal crop or
livestock rotation.

Agricultural commodity is defined as: Any of the following:
a) Agricultural, apicultural, aquacultural, horticultural, floricultural, silvicultural, viticultural

and dairy products.
 

b) Pasture.



c) Livestock and the products thereof.

d) Ranch-raised furbearing animals and the products thereof.

e) Poultry and the products of poultry.

f) Products commonly raised or produced on farms which are: 
(i) intended for human or animal consumption; or

(ii) transported or intended to be transported in commerce.

g) Processed or manufactured products of products commonly raised or produced on farms 
which are:
(i) intended for human or animal consumption; or

(ii) transported or intended to be transported in commerce.

h) Compost. 

AGRITOURISM ENTERPRISE: Activities conducted on a working farm and offered to the
public  or  to  invited groups for  the  purpose  of  recreation,  entertainment,  education or  active
involvement  in the farm operation.  These activities  must  be related to agriculture  or  natural
resources and incidental to the primary farm operation onsite. Said activities may include a fee
for participants. The enterprise is considered an accessory use to the primary farm operation.
Examples include but are not limited to hay rides, corn mazes, and farm tours. 

ALTERATIONS: As applied to a building or structure, any change or rearrangement in the total
floor area, or an enlargement, whether by extending on a side or by increasing in height.

ALTERATIONS, STRUCTURAL: Any change in the supporting members of a building or
structure, such as bearing walls, columns, beams or girders. 

AMBER ALERT: A method of alerting citizens of Pennsylvania when a child has been abducted
developed by the Pennsylvania State Police. The Amber Alert Plan uses the Emergency Alert
System (EAS), via the code CAE – Child Abduction Emergency, to warn citizens by radio and
television  when  a  child  abduction  has  occurred.  The  emergency  alert  contains  information
regarding the victim, the suspect and if applicable the suspect’s vehicle information. This allows
the citizens and the media to assist police by getting the message out immediately and reporting
sightings of the child, perpetrator, or any other associated information. Properties with dynamic
message signs are required to display amber alert information in accordance with Section 406.m.
of this Ordinance. 

AMENDMENT: A change which includes revisions to the zoning text and/or the official zoning
map. The authority for any amendment lies solely with the Board of Supervisors. 



ANIMAL HOSPITAL: A building used primarily for the treatment, by a veterinarian, of small
domestic animals such as dogs, cats, rabbits, and birds or fowl. Boarding of such animals shall be
for medical or surgical treatment only. 

APPLICANT: A landowner or developer, as hereinafter defined, who has filed an application
for development including his heirs, successors and assigns. 

AUTOMOBILE: A self-propelled motor  vehicle designed for  the  conveyance of  persons or
property requiring a registration plate by the Commonwealth of Pennsylvania for operation upon
public highways; including trucks, motor homes and motorcycles. (See Recreational Vehicle). 

AUTOMOBILE  DISMANTLING  PLANT: A  building  used  for  the  dismantling  of
automobiles, trucks, vehicles or trailers, or the storage, sale or dumping of dismantled, partially
dismantled, obsolete or wrecked vehicles or their parts. It includes the buying, selling, or dealing
in such vehicles or vehicle parts or  component materials or sorting,  cleaning and storage of
recyclable parts and materials. Automobile dismantling shall not include the incidental storage of
inoperative or disabled vehicles in connection with the legal operation of an automobile repair
garage or automobile body and fender repair shop. 

AVERAGE ADJOINING GRADE: A single reference elevation which indicates the
average grade or ground level of the perimeter of a structure, based on the sum of the
existing or finished grade elevations, whichever is lower, which are adjacent to an exterior
wall.

BASEMENT: A story having part  but  not  more than one-half  (1/2)  of  its  height  below the
average level of the adjoining ground. A basement shall be considered as a story in determining
building height restrictions. 

BED AND BREAKFAST INN: A single-family residence or  portion thereof  containing not
more than five (5) guest rooms which are used by not more than fifteen (15) guests where rent is
paid in money, goods, labor or otherwise. (See Boarding House, Rooming House).

BILLBOARD: An off-premise sign which directs attention to a product, service, business, or
cause. 

BOARDING HOUSE: A building, where for compensation, provisions are made for lodging
and meals for at least three (3), but not more than fifteen (15), persons. (See Bed and Breakfast
Inn, Rooming House). 

BODY SHOP: A building on a lot that is used for the repair or painting of bodies, chassis,
wheels, fenders, bumpers, and/or accessories of automobiles and other vehicles for conveyance. 

BREWPUB: An eating place (without drive-thru service) in conjunction with a facility in which
beer, wine, or other alcoholic beverages are brewed, fermented, or distilled for distribution and
consumption, and which possesses the appropriate license from the Pennsylvania Liquor Control
Board. 



BREWERY: A facility in which beer, wine, or other alcoholic beverages are brewed, fermented,
or distilled for distribution and consumption, and which possesses the appropriate license from
the Pennsylvania Liquor Control Board. On-site consumption may occur in a tap room or in a
permitted outdoor dining area. 

BUILDING: Any structure on a lot, having a roof supported by columns or walls and intended
for the shelter, housing or enclosure of persons, animals, or chattels. (See Structure). 

ACCESSORY BUILDING: A building  subordinate  to  and  detached  from  the  main
building on the same lot and used  for purposes customarily incidental to the principal
building. 

ATTACHED BUILDING: A building which has two (2) or more party walls in common.
 
DETACHED BUILDING: A building which has no party wall. 

PRINCIPAL BUILDING: A building in which is conducted the principal use of the lot on
which it is located. 

SEMI-DETACHED  BUILDING: A building  which  has  only  one  (1)  party  wall  in
common. 

BUILDING AREA: The total area taken on a horizontal plane at the mean level of the ground
surrounding the principal building and all accessory buildings. 

BUILDING HEIGHT: The total overall height in feet of a building measured from the average
grade level to the highest point of the roof. 

BUILDING LINE: A line parallel to the front, side, or rear lot line set so as to provide the
required yard. 

CABIN: A seasonal building that is intended for temporary occupancy associated with leisure
and recreational pastimes within an approved campground. 

CAMPGROUND OR RECREATIONAL VEHICLE PARK: A lot,  tract  or  parcel  of land
upon which two (2) or more campsites are located or established, intended and maintained for
occupancy by transients in cabins, recreational vehicles and/or tents. 

CAMPSITE: A plot  of  ground  within  a  campground  intended  for  occupancy  by  a  cabin,
recreational vehicle or tent. 

CARE  FACILITIES: Establishments  which  provide  food,  shelter,  personal  assistance,
supervision  and/or  medical  or  other  health  related  services  for  individuals  not  in  need  of
hospitalization, but who, because of age, illness, disease, injury, convalescence or physical or
mental infirmity need such care. 



ADULT DAY CARE CENTER: Any premise in which care is provided to four (4) or
more elderly or disabled adults for part of a twenty-four (24) hour day excluding care
provided by relatives. Care includes personal assistance, the development of skills for
daily living and the provision of social contact. 

CHILD DAY CARE CENTER: A facility licensed by the State that provides a wide range
of  formal  day care  services  for  remuneration to  seven (7)  or  more children who are
supervised by a qualified staff. The child care areas in a day care center shall not be used
as a family residence. 

CONVALESCENT OR NURSING HOME: A licensed  establishment  which  provides
full-time residential, intermediate or skilled nursing care for three (3) or more individuals
who, by reason of chronic illness or infirmity, are unable to care for themselves. No care
for the acutely ill or surgical or obstetrical services shall be provided in such a home. 

DOMICILIARY CARE HOME: An existing building or structure designed as a dwelling
unit  for  one  (1)  family  which provides  twenty-four  (24)  supervised  protective  living
arrangements by the family residing therein for not more than three (3) unrelated persons
eighteen (18) years of age and above who are disabled physically, mentally, emotionally
or who are aged persons. 

FAMILY DAY CARE HOME: A facility  located  in  a  single-family  residence  which
provides supervised care for remuneration to not more than six (6) children who are not
relatives of the care giver. 

GROUP DAY CARE HOME: A facility,  located  in  a  single-family  residence,  which
provides supervised care for remuneration to more than six (6) but less than twelve (12)
children who are not relatives of the care giver. 

GROUP HOME: A type of group quarters, specifically a dwelling designed for a group of
mentally  and/or  physically  disabled  persons  living  and  cooking  together  in  a  single
dwelling unit. A group home shall be directly affiliated with a parent institution which
provides  for  the  administration  of  the  residents,  who  are  required  to  reside  on  the
premises to benefit from the service, through the direction of a professional staff and for
supervision of residents by full-time resident staff. 

PERSONAL  CARE  BOARDING  HOME: A type  of  group  quarters,  specifically  a
premises in which food, shelter, and personal assistance or supervision are provided, on a
state or federal licensed basis, for a period exceeding twenty-four (24) consecutive hours
for  at  least  four  (4)  but  not more than sixteen (16) persons who are over  the age of
eighteen (18), are not relatives of the operator and who are aged, blind, disabled, infirm
or dependent but do not require skilled or intermediate nursing care. 

CARPORT: An accessory structure not totally enclosed which is primarily designed or used for
parking automobiles. 



CELLAR: A story having more than one-half (1/2) of its clear height below the average level of
the adjoining ground. A cellar shall not be considered in determining the number of stories or
building height. 

CERTIFICATE OF USE AND/OR OCCUPANCY: A certificate, issued by the Zoning Officer,
which permits the use of a building in accordance with the approved plans and specifications and
certifies  compliance  with  the  provisions  of  law for  the  use  and occupancy of  the  land  and
structure in its several parts, together with any special stipulations or conditions of the zoning
permit. 

CLEAR CUT: The complete or nearly complete removal of trees from a forested area which
may or may not leave the stumps and root mass intact. The complete removal of all trees, stumps
and part or all of the root mass is referred to as clearing. For purposes of this Ordinance, the
clear-cutting  restrictions  herein shall  not  apply  to  commercial  forestry,  logging or  timbering
operations. 

CLUB  ROOM  /  CLUB  GROUNDS  /  MEETING  HALL: An  organization  catering
exclusively to members and their guests,  or premises or building for social,  recreational and
administrative purposes which are not conducted for profit, provided they are not conducting any
vending stands, merchandising or commercial activities, except as required for the membership
of such club. Clubs shall include, but not be limited to, service and political organizations, labor
unions, as well as social and athletic clubs. 

CLUSTER  HOUSING  DEVELOPMENT: An  area  of  land  in  single  ownership,  to  be
developed  as  a  residential  community,  in  which  the  dimensions  of  individual  lots  may  be
reduced, but in which common areas are provided so that the overall density required in the
respective zoning district is maintained. A type of Planned Residential Development (PRD). 

COMMERCIAL RECREATION FACILITY: An activity  operated on a commercial  basis,
whether indoor and/or outdoor, open to the public for a fee, for the purpose of public recreation
or entertainment, including, but not limited to, stadiums, skating rinks, skateboard, stunt-bicycle
or  BMX-bicycle  courses,  community centers,  gymnasiums,  weight  and fitness rooms,  tennis
courts,  gymborees,  game rooms, banquet and social  halls,  theaters,  galleries,  bowling alleys,
indoor  recreation  facilities,  drive-in  motion  picture  facilities,  swimming  pools,  health  clubs,
miniature golf courses, museums, and other similar uses. This does not include adult oriented
facilities, amusement arcades, or outdoor trap, skeet, rifle, pistol or archery ranges. 

COMMON OPEN SPACE: A parcel or parcels of land or an area of water or a combination of
land  and  water  within  a  development  site  which  is  designed  and  intended  for  the  use  or
enjoyment of residents of the development, not including streets, off-street parking areas, and
areas set aside for public facilities. Common open space shall be substantially free of structures
but may contain such improvements as are in the development plan as finally approved and as
appropriate for the recreation of residents. 

COMMUNITY RECREATIONAL DEVELOPMENT: An area of land in single ownership to
be developed as a mixed recreational and residential development. The provisions set forth for



the establishment of this use are designed to coordinate the harmonious coexistence of a cluster
residential development amidst an outdoor recreational use such as a golf course or ski resort,
while encouraging the preservation of open space and assuring compatibility with adjoining land
uses. 

COMMUNITY NOISE EQUIVALENT LEVEL (CNEL): The 24-hour A-weighted average
sound level from midnight to  midnight, obtained after the addition of 5 dB to sound levels
occurring in the evening from 7 PM to 10 PM and after the addition of 10 dB to sound levels
occurring in the night between 10 PM and 7 AM.

COMMUNITY WATER OR SEWER SYSTEM: A central water or sewage disposal system
which serves all dwelling units in a given area and is not publicly owned. For purposes of this
ordinance, the minimum lot area and lot width requirements for uses served by public water
and/or public sewer shall also be applicable to uses served by a community water and/or sewer
system. 

CONCENTRATED ANIMAL FEEDING OPERATION (CAFO): An agricultural use which
includes an animal feeding operation that is, due to the quantities of commercial keeping and
handling  of  livestock  with  certain  characteristics,  required  to  obtain  NPDES  permits  in
accordance with the Clean Water Act as set forth at 33 U.S.C. § 1251 et seq., as may be amended
from time to time. 

CONCENTRATED ANIMAL OPERATION (CAO): An agricultural use which includes an
animal feeding operation that is, due to the quantities of commercial keeping and handling of
livestock  with  certain  characteristics,  required  to  develop  a  nutrient  management  plan  in
accordance with the Pennsylvania Nutrient Management Act as set forth at 3 Pa.C.S.A. § 501 et
seq., as may be amended from time to time. 

CONDITIONAL USE: A permission or approval granted an applicant to use land in a zone for a
purpose other than that generally permitted outright in that zone. A conditional use is granted by
the  Board of  Supervisors,  upon recommendation  of  the  Township  Planning  Commission,  in
accordance with the terms, procedures and conditions as set forth in Articles VII and VIII. 

CONDOMINIUM: A type  of  ownership  arrangement,  not  a  land  use,  wherein  parts  of  a
building typically  are  owned separately  by persons and other  parts  such as  halls,  stairs  and
recreation  areas  are  owned  jointly  by  such  persons.  A  condominium  maybe  residential,
commercial or industrial in nature. 

CONTRACTOR'S OFFICE OR SHOP: Offices and shops for tradesmen, such as building,
cement, electrical, painting and roofing contractors. 

CRT: Cathode ray tube. 

DECISION: Final  adjudication  of  any  board  or  other  body  granted  jurisdiction  under  this
ordinance to do so, either by reason of the grant of exclusive jurisdiction or by reason of appeals
from determinations.  All  decisions shall  be  appealable  to  the  court  of  common pleas  of  the
county and judicial district wherein the municipality lies. 



DENSITY: The number of dwelling units per acre. 

DETERMINATION: Final action by an officer, body or agency charged with the administration
of this ordinance or applications hereunder; except the Township Board of Supervisors and the
Zoning Hearing Board.  Determinations shall  be appealable only to the boards designated as
having jurisdiction for such appeal. 

DEVELOPER: Any landowner, including the Commonwealth of Pennsylvania, agent of such
landowner, or tenant with the permission of such land-owner, who makes or causes to be made a
subdivision of land or a land development. 

DEVELOPMENT PLAN: The  provisions  for  development,  including  a  planned  residential
development, a plat of subdivision, all covenants relating to use, location and bulk of buildings
and  other  structures,  intensity  of  use  or  density  of  development,  streets,  ways  and  parking
facilities, common open space and public facilities. 

DOMESTIC  PETS: The  noncommercial  keeping  of  non-farm  animals.  Domestic  pets  are
permitted by right in every zone as an accessory use to a dwelling unit. Domestic pets shall
include dogs,  cats,  birds,  fish,  small  amphibians,  small  reptiles  and small  mammals such as
guinea  pigs,  hamsters,  gerbils,  rabbits,  ferrets,  chinchilla,  mice,  rats  and  similar  species.
Domestic pets shall not include any species identified as “exotic animals” and “livestock,” both
as defined herein nor any animal species that, in the opinion of the Zoning Officer, poses a threat
to the health, safety and/or welfare of the community. 

DOUBLE FRONTAGE LOT: A lot fronting on two (2) streets other than a corner lot. 

DRIVEWAY: A private minor vehicular right-of-way providing access between a street and a
garage, carport or other parking space for a single family or two-family dwelling. (See Access
Drive). 

DUMPSTER: A container generally two or more cubic yards in capacity for the disposal of
refuse, whether generated by residential, non-residential, or other use. 

DWELLING: A building or structure designed for living quarters for one (1) or more families,
including manufactured homes; but not including hotels, rooming houses, convalescent homes or
other accommodations used for transient occupancy. 

MULTI-FAMILY DWELLING: A building containing three (3) or more dwelling units
including apartment houses and garden apartments. All dwelling units are located on a
single lot and share with other units a common yard area. 

SINGLE FAMILY ATTACHED DWELLING: A portion of a building containing one (1)
dwelling unit and having two (2) party walls in common with other dwelling units (such
as row houses or townhouses) except for end units which have only one (1) common
party wall. 



SINGLE  FAMILY  DETACHED  DWELLING: A building  containing  only  one  (1)
dwelling unit and typically having two (2) side yards. 

SINGLE FAMILY SEMI-DETACHED DWELLING: A portion of a building containing
one (1) dwelling unit, typically having one (1) side yard, and having one (1) party wall in
common with another dwelling unit. 

TWO FAMILY DWELLING: A building containing two (2) dwelling units, having two
(2) side yards and having one (1) partition in common between the two (2) units. Both
dwelling units are located on the same lot. 

DWELLING UNIT: One (1) or more rooms used for living and sleeping purposes and having a
kitchen with fixed cooking facilities arranged for occupancy by one (1) family. 

EATING ESTABLISHMENT: A public eating place where food is prepared and sold for either
on-premises or off-premises consumption.

ECHO HOUSING (ELDERLY COTTAGE HOUSING OPPORTUNITY):  An accessory
dwelling  unit  placed  on  a  property  for  temporary  occupancy  by  the  great-grandparents,
grandparents, parents, children, grandchildren or great-grandchildren of the owner(s) and for one
(1)  such family member's  spouse and children.  Such use requires the finding that  there is  a
genuine physical or medical hardship involved to either the occupant of the ECHO housing unit
to be placed on the lot, or to the owner of the pre-existing residential unit on such lot, which
requires that the occupant of the ECHO housing unit for which the special exception is granted
live in close proximity with the owner of the lot on which the ECHO housing unit is placed and
that there is no reasonable way in which the requirements of this Ordinance can be satisfied. 

EXOTIC  ANIMALS: Animal  and  bird  species  not  native  to  the  area  and  not  typically
domesticated. Includes, but is not limited to, all bears, coyotes, lions, tigers, leopards, jaguars,
cheetahs, cougars, wolves and any crossbreed of these animals which have similar characteristics
in appearance or features. The definition is applicable whether or not the birds or animals were
bred or reared in captivity or imported from another state or nation. Exotic wildlife may be
subject  to  possession  permits  per  Title  34  Pa.C.S.A.  Game.  Chapter  29  et  seq,  as  may  be
amended from time to time, and the requirements of the Pennsylvania Game Commission. 

EXTRACTIVE OPERATION: Any operation engaged in by an individual, corporation or firm
for  the  purpose  of  extracting  minerals  and  substances  from  the  earth  or  disposing  of  any
substances into the earth. Extractive operations shall include, but are not limited to, the mining of
minerals, gas and oil from the earth or disposing of solid waste or waste materials into the earth
including, but not limited to, rock, stone, gravel, brick, blocks, concrete or materials resulting
from the construction or demolition of buildings. 

FAMILY:  One (1) or more persons related by blood, marriage, legal guardianship, licensed or
court-appointed  foster  care  or  legal  adoption,  including  any  domestic  servants  or  gratuitous
guests thereof, who maintain one common household and reside in one dwelling unit; or no more



than four (4) persons who are not related to each other by blood, marriage, legal guardianship,
licensed or court-appointed foster care, or legal adoption. A roomer, boarder or lodger is not
considered a family member; any number of persons possessing a handicap within the meaning
of the Fair Housing Act (42 USC Section 3602(h), or successor legislation) who reside in one
dwelling unit and live and cook together as a single housekeeping unit.

FARM: Any parcel of land which is actively used for gain in the cultivation, agricultural 
operation or management of land for crops, livestock, poultry or dairy products, including 
necessary farm structures and dwellings within the prescribed limits and the storage of equipment 
and materials customarily incidental to the primary use. For the purposes of this Ordinance, a 
farm shall not include a riding academy, boarding stable or kennel.

FARM OCCUPATION: A business or commercial activity that is conducted as an accessory
use related to a principal agricultural or horticultural use in accordance with Section 749 of this
ordinance

FLAG LOT: A lot meeting the requirements of Section 420 which abuts a street only with a
narrow strip of land (handle) that provides access to the lot, and the remaining portion of which
meets the minimum lot area, lot width and setback requirements of the zone in which located.
Flag lots shall only be permitted in the Conservation and Rural Agricultural Zones.

FLOOR AREA, GROSS: The sum of the gross horizontal areas of the several floors of a
building and its accessory buildings on the same lot, excluding cellar, basement and attic floor
areas not devoted to residential use. All dimensions shall be measured between exterior faces of
walls.

FLOOR AREA, GROSS LEASABLE: The sum of the floor areas designed for the tenants'
occupancy and use. It is all that area on which tenants pay rent, including sales area and integral
stock areas.

FLOOR AREA, HABITABLE:  The sum of the horizontal areas of all rooms used for
habitation such as living room, dining room, kitchen, bathroom, or bedroom, but not including
hallways, stairways, cellars, attics, service rooms or utility rooms, closets, nor unheated areas
such as enclosed porches. Earth-sheltered dwellings, designed  as such, shall, include the
aggregate of area used for habitation as defined above whether or not all or a portion is below
ground level.

FOOTCANDLE: Enough light to saturate a one (1)-foot square with one (1) lumen of light.

FOREST AND WILDLIFE PRESERVE: A tract of land containing at least ten (10) acres
utilized in its entirety  for the production of forest products and/or the maintenance of a
sanctuary for wildlife (no domestic animals).

FORESTRY: The management of forests and timberlands when practiced in accordance with
accepted silviculture principles, through developing, cultivating, harvesting, transporting and
selling trees for commercial purposes, which does not involve any land development.

FORESTRY OPERATOR:  An individual, partnership, company, firm, association or
corporation engaged in timber harvesting, including the agents, subcontractors, and employees
thereof.



FRONTAGE: The line of a lot coincident with an abutting right-of-way line of a street. Every 
lot created shall have frontage on a street.

GARAGE, PRIVATE: An accessory building for the storage of one (1) or more automobiles,
recreational vehicles and/or similar vehicles accessory and incidental to the primary use of the
premises, provided that no business, occupation, or service is conducted for profit therein.

GLARE:  The  effect  produced  by  light  with  an  intensity  sufficient  to  cause  annoyance,
discomfort, or loss in visual performance and visibility.

GREENHOUSE, HORTICULTURAL NURSERY: A use primarily involved in horticulture
which includes the sale of plants grown on the premises and related goods and materials as well
as the storage of equipment customarily incidental and accessory to the primary use.

GROUP QUARTERS: Any dwelling or portion thereof which is designed or used for at least
three (3), but not  more  than  eight  (8),  persons  unrelated  to  each  other  or  to  any  family
occupying the dwelling unit and having common eating facilities. Group quarters include, but
are not limited to, lodging or boarding houses, fraternity and sorority houses, dormitories and
other quarters of an institutional nature. Such quarters must be associated with a  parent
religious, educational, charitable or philanthropic institution.

GUEST ROOM: A room which is intended, arranged or designed to be occupied or which is
occupied by one (1) or more guests but in which no provision is made for cooking. Residential
non-commercial guest rooms shall be within or attached to the principal residence and shall be
a part of the residential utility (sewer, electric, etc.) service line.

HALF-WAY  HOUSE: A  dwelling  for  the  supervision  of  transitionally  institutionalized
individuals  who are  involved in drug or alcohol rehabilitation and/or individuals who have
violated the law and who are sent to a half-  way house upon release from, or in lieu of being
sent to, a penal institution or juvenile detention center.

HEAVY SALES, STORAGE AND/OR SERVICE: A principal use involved in the display, sales
and service of:

a) Vehicles and machinery that are not normally associated with domestic use (e.g., excavation
equipment, commercial trucks in  excess  of 10,000 pounds  gross vehicle weight, cargo and
storage containers,  cargo trailers, buses, yachts, farm equipment, mechanized amusement
rides, industrial machinery, and other similar items).; and,

b) Building and construction materials

HELISTOP: A heliport conducted as an accessory use where no more than one helicopter may
land/take-off and be stored.

HELIPORT: Any area of land or water which is used, or intended to be used, for the landing
and takeoff of helicopter aircraft and any appurtenant areas which are used, or intended to be
used, for heliport buildings or navigation facilities or rights of way, together with all heliport



buildings and facilities thereon.

HOBBY FARM: A parcel of land not greater than ten (10) acres in area used primarily as a 
single-family residential lot whereon some crops may be raised and some small animals may be 
kept as an accessory use primarily for pleasure and not as a primary means of making a living.

HOME OCCUPATION: A business or commercial activity that is conducted as an accessory
use in a detached dwelling unit as regulated by Section 721 of this Ordinance, except that any
use that adheres to the definition of “no-impact home-based business”, as defined herein, is
permitted by right in any dwelling unit.

HOSPITAL: A place for the diagnosis, treatment, or other care of humans and having facilities
for in-patient care, including such establishments as a sanitarium, sanatorium, or preventorium.

IESNA: Illuminating Engineers Society of North America.

IMPERVIOUS SURFACE:  A surface that has been compacted or covered with a layer of
material so that it is highly resistant to infiltration by water. Areas including, but not limited to,
parking  areas,  driveways,  roads,  sidewalks,  patios,  and  similar  areas  of  concrete,  brick
bituminous  products,  crushed  stone,  or  gravel  shall  be  considered impervious surfaces. In
addition, all buildings and structures shall be considered as impervious surfaces for computation
of lot coverage.

INDUSTRIAL PARK: A tract of land:

a) Organized and laid out in accordance with an overall plan for a community of industries 
including the servicing of these industries, and

b) Designed to ensure compatibility between the industrial operations in the park and the 
surrounding area through such devices as landscaping, architectural control, setbacks, and 
use requirements.

INOPERABLE MOTOR VEHICLE: Any automobile, construction equipment, motorcycle,
tractor, truck or similar apparatus or vehicle that is discarded, partially or wholly dismantled,
junked or wrecked or a vehicle that is without a valid inspection sticker, registration or title
required for its lawful operation on the public roads of Pennsylvania.

INTENSIVE COMMERCIAL / INDUSTRIAL USES: Any commercial or industrial use listed
in Section 307.b) that is characterized by any of the following:

a) A site exceeding one (1) acre in size;

b) The outdoor storage of finished products and/or materials used in the production process; and,

c) A sales and/or display area exceeding three thousand, six hundred (3,600) square feet.

INVASIVE OR NOXIOUS SPECIES: Plants identified by the Pennsylvania Department of



Agriculture’s Noxious  Weed Control list, as may be amended. The following lists the current
known species at the time of adoption of this Ordinance:

a) Cannabis sativa L, commonly known as Marijuana

b) Cirsium arvense, commonly known as Canadian thistle

c) Rosa multiflora, commonly known as Multiflora rose

d) Sorghum halepense, commonly known as Johnson grass

e) Polygonum perfoliatum, commonly known as Mile-a-minute

f) Pueraria lobata, commonly known as Kudzu-vine

g) Cirsium vulgare, commonly known as Bull or Spear Thistle

h) Carduus nutans, commonly known as Musk or Nodding Thistle

i) Sorghum bicolor, commonly known as Shattercane

j) Datura stramonium, commonly known as Jimsonweed

k) Lythrum salicaria, commonly known as Purple Loosestrife, including all cultivars

l) Heracleum mantegazzianum, commonly known as Giant Hogweed

m) Galega officinalis, commonly known as Goatsrue

Source:http://www.agriculture.state.pa.us/agriculture/cwp/view.asp?a=3&q=127683, April 13, 2007.

JUNK: Discarded materials, articles or things possessing value in part, gross or aggregate and
including, but not  limited  to,  scrapped motor  vehicles  and parts  thereof,  including motors,
bodies of motor vehicles, tires, and vehicles which are inoperable or do not have a current and
valid  inspection  sticker  as  required  by  the  Motor  Vehicle  Laws  of  the  Commonwealth  of
Pennsylvania or current registration, but not including garbage or other organic waste, or farm
machinery  provided  said  farm machinery  is  used  in  connection  with  a  bona  fide  farming
operation.

JUNK YARD: Any place or establishment where junk is stored or accumulated out of doors, or
where two (2) or more motor vehicles are stored outside which meet any one or more of the
following criteria: 1) are unlicensed or inoperable,  2) do not have current registration, or 3) do
not  have  a  current  valid  inspection  sticker  as  required  by  the  Motor  Vehicle  Laws of  the
Commonwealth of Pennsylvania.

JUNKED MOTOR VEHICLE: A motor vehicle from which parts or accessories have been
removed, or that shall be inoperable as a result of damage thereto.



KEEPING OF LIVESTOCK, SMALL ANIMALS AND/OR POULTRY ON A FARM OR
OTHER AGRICULTURAL PROPERTY:  An  accessory  use to a  principal  detached single-
family dwelling or other principal use, whereupon livestock, small animals and/or poultry are bred, kept
or raised for commercial or recreational purposes, whether or not for profit. 

KEEPING  OF  LIVESTOCK,  SMALL  ANIMALS  AND/OR  POULTRY  ON  A
RESIDENTIAL PROPERTY: An accessory use to a principal detached single-family dwelling
that is not contained upon a farm, whereupon livestock, small animals and/or poultry  are kept
exclusively by and for the residents of the site. Hobby farming as defined herein is permissible
including limited sales of products such as dairy, eggs or honey.

KENNEL: With  the  exception  of  a  resident's  own family  pets  (animals  and/or  fowl),  any
building, buildings and/or land used for the: sheltering, boarding, breeding and/or training of
four (4) or more dogs, cats, fowl, and/or other small domestic animals at least six (6) months
of age, for a fee or donation, but not including a: riding academy, boarding stable, and/or animals
and/or fowl raised for agricultural purposes. A kennel operation may include accessory uses such
as animal grooming.

LAND DEVELOPMENT: Any of the following activities:

a) The improvement of one (1) lot, tract or parcel or two (2) or more contiguous lots, tracts, or 
parcels of land for any purpose involving:

1. A group of two (2) or more residential or non-residential buildings, whether proposed 
initially or cumulatively, or a single non-residential building on a lot or lots regardless 
of the number of occupants or tenure; or

2. The division or allocation of land or space, whether initially or cumulatively, between 
two (2) or more existing or prospective occupants by means of or for the purpose of, 
streets, common areas, leaseholds, condominiums, building groups or other features.

b) A subdivision of land.

c) The following activities are excluded from the definition of land development only when 
such land development involves:

1. The conversion of an existing single family detached dwelling or single-family semi-
detached dwelling into not more than three (3) residential units, unless such units are 
intended to be condominiums; or

2. The addition of a residential accessory building, or the addition of an agricultural 
accessory building, on a lot or lots where such a building is subordinate in use to an 
existing or planned principal building.

3. Expansion of an existing principal structure: up to 25% of the existing gross floor area 
of the building as it existed on the date of this amendment; or to a cumulative total gross



floor area of 20,000 square feet, whichever is lesser.

LANDOWNER: The legal or beneficial owner or owners of land including the holder of an
option or contract to  purchase  (whether  or  not  such  option  or  contract  is  subject  to  any
condition), a lessee if he is authorized under lease to exercise the rights of the landowner, or
other person having a proprietary interest in land.

LCD: Liquid crystal display.

LED: Light emitting diode.

LIVESTOCK: An animal typically bred and raised associated with some form of agriculture.
This  term  shall  expressly  include  alpacas,  beaver,  bees,  bison,  burros,  cattle,  cows,  deer,
donkeys, emus, foxes, goats, hogs, horses, lynx, mules, sheep, goats, llamas, ostriches, peacocks,
poultry, seal, shellfish, swine, and other similar animals. 

LOT: A designated parcel, tract or area of land established by a plat or otherwise as permitted
by law and to be used, developed or built upon as a unit.

LOT AREA: The area contained within the property lines of an individual  parcel  of land,
excluding any area within a street right-of-way, but including the area of any easement. If a lot
is traversed by a street right-of-way, whether existing or proposed, any principal building on the
lot shall be located on a portion of that lot which area in and of itself contains the minimum lot
area required by this Ordinance.

LOT COVERAGE (MAXIMUM): A percentage which when multiplied by the lot area will
determine the permitted area that can be covered with an impervious surface (ex.: buildings,
driveways, parking areas and sidewalks).

LOT LINES: The lines bounding a lot as described in the recorded title. Also referred to as
"property lines."

LOT WIDTH (MINIMUM): The required continuous distance between the side property lines
(or in the case of corner lots, between a front and side property line) measured along a single
street right-of-way line at the required front building setback, unless specified otherwise in this
Ordinance. Any principal structure  on the lot shall be located on a portion of that lot which
contains the minimum lot width required by this Ordinance.

MAJOR THOROUGHFARE: A street or highway designated in the Warrington Township
Thoroughfare Plan as an existing or planned arterial or collector street.

MANUFACTURED HOME: A transportable, single family dwelling intended for permanent 
occupancy or non-transient use as a dwelling, office, or place of assembly, contained in one (1) 
unit, or in two (2) or more units designed to be joined into one (1) integral unit capable of again 
being separated for repeated towing, which arrives at a site essentially complete and ready for 
occupancy except for minor and incidental unpacking and assembly operations, and constructed 
so that it may be used with or without a permanent foundation. This term does not include motor 
homes. Manufactured homes shall be installed in compliance with Section ___ of this ordinance.



MANUFACTURED HOME LOT: A parcel of land in a manufactured home park, improved 
with the necessary utility connections and other appurtenances necessary for the erection thereon
of a single manufactured home.

MANUFACTURED HOME PARK: A parcel or contiguous parcels of land which has been so 
designated and improved that it contains two (2) or more manufactured home lots for the 
placement thereon of manufactured homes.

MANUFACTURED HOME SALES LOT: An open lot for the outdoor display of new or used 
manufactured homes.

MANUFACTURING: Establishments engaged in the mechanical or chemical transformation
of materials or substances into new products including the assembling of component parts, the
manufacturing of products, and the blending of materials such as lubricating oils, plastics, resins
or liquors.

MATURE TREE: A deciduous tree with a diameter at breast height (DBH) greater than or
equal to six (6) inches or a coniferous tree at least six (6) feet tall.

MEDICAL CLINIC: Any building or group of buildings occupied by medical practitioners
and related services for the purpose of providing health services to persons on an outpatient
basis.

MEDICAL MARIJUANA DISPENSARY: A person, including a natural person, corporation,
partnership, association, trust or other entity, or any combination thereof, which is registered by
the  Department  of  Health  under  the  Medical  Marijuana  Act  (Act  16  of  2016,  35  P.S.  §
10231.101 et seq.) to dispense medical marijuana. 

MEDICAL MARIJUANA GROWER/PROCESSOR: A person, including a natural person,
corporation, partnership, association, trust, or other entity, or any combination thereof, which is
registered by the Department of Health under the Medical Marijuana Act (Act 16 of 2016, 35
P.S. § 10231.101 et seq.)  to grow and process medical marijuana. 

MICROBREWERY: Also microwinery and microdistillery.  A facility in which beer, wine, or
other alcoholic beverages are brewed, fermented, or distilled for distribution and consumption,
which  possesses  the  appropriate  license  from the  Pennsylvania  Liquor  Control  Board,  and
produces less  than 15,000 barrels  per  year (a  barrel  is  approximately 31 gallons).   On-site
consumption may occur in a tap room or in a permitted outdoor dining area.

MINI-STORAGE FACILITY: A facility  providing  for  the  enclosed  storage  of  household
items,  recreational  equipment and/or classic or antique automobiles and/or for the outdoor
storage of recreational vehicles where said items are retained for direct use by their owner who
shall have direct access thereto without intermediate handling by the proprietor of the facility.

MOTEL OR HOTEL: A group of attached or detached buildings containing sleeping rooms or
living units with  accessory facilities designed for temporary use by automobile tourists or
transients including auto courts, motor lodges and similar establishments.

MOTOR HOME: An automobile, trailer, or other vehicle, which includes a specifically 
designed, modified, or adapted sleeping area, bathroom, or kitchen.  This includes campers, 



recreational vehicles, travel trailers, trailer coaches, and house trailers which do not have 
permanent foundations.

MULTI-FAMILY OR TWO-FAMILY CONVERSION: A multi-family or two-family
dwelling constructed by converting an existing building into apartments for more than one (1)
family, without substantially altering the exterior of the building.

NO-IMPACT HOME BASED BUSINESS: A business or commercial activity administered or
conducted as an accessory use which is clearly secondary to the use as a residential dwelling and
which involves no customer, client or patient  traffic,  whether  vehicular  or  pedestrian, pickup,
delivery  or  removal functions  to or from the  premises,  in  excess  of those  normally associated
with residential use. The business or commercial activity must satisfy the following requirements:

a) The business activity shall be compatible with the residential use of the property and 
surrounding residential uses.

b) The business shall employ no employees other than family members residing in the 
dwelling.

c) There shall be no display or sale of retail goods and no stockpiling or inventorying of a 
substantial nature.

d) There shall be no outside appearance of a business use, including, but not limited to, 
parking, signs or lights.

e) The business activity may not use any equipment or process which creates noise, vibration, 
glare, fumes, odors or electrical or electronic interference, including interference with radio 
or television reception, which is detectable in the neighborhood.

f) The business activity may not generate any solid waste or sewage discharge, in volume or 
type, which is not normally associated with residential use in the neighborhood.

g) The business activity shall be conducted only within the dwelling and may not occupy more 
than 25 percent of the habitable floor area.

h) The business may not involve any illegal activity.

NONCONFORMITY: A use, structure, lot or dimension in conflict with the regulations of this
Ordinance, (1) existing on the effective date of this Ordinance, or (2) created by any subsequent
amendment of this Ordinance, or  created by variance. Specifically, the following types of
nonconformities are distinguished:

NONCONFORMING LOT: A lot the area or dimension of which was lawful prior to
the  adoption  or  amendment  of  this  Ordinance,  but  which  fails  to  conform  to  the
requirements of the zoning district in which it is located by reasons of such adoption or
amendment.

NONCONFORMING     STRUCTURE: A structure or part of a structure manifestly not
designed to comply with the applicable use or extent of use provisions in this Ordinance



or  any  amendment  heretofore  or  hereafter  enacted,  where  such  structure  lawfully
existed  prior  to  the  enactment  of  this  Ordinance  or  amendment,  or  prior  to  the
application of this Ordinance or amendment to its location by reason of annexation.
Such nonconforming structures include, but are not limited to, nonconforming signs.

NONCONFORMING USE: A use, whether of land or of a structure, which does not
comply  with  the  applicable use provisions in this Ordinance or any amendment
heretofore or hereafter enacted, where such use was lawfully in existence prior to the
enactment  of  this  Ordinance  or  amendment,  or  prior  to  the  application  of  this
Ordinance or amendment to its location by reason of annexation.

NONPROFIT: An educational, religious or charitable use which qualifies as "nonprofit" 
under Section 501-C of the Internal Revenue Service Code.

OFFICE: A building or a space in a building the primary use of which is the conduct of the
affairs of a business, profession, service, or government, including administration, record keeping,
clerical  work,  and  similar  business  functions.  An  office  shall  not  involve  manufacturing,
fabrication, production, processing, assembling, cleaning, testing, repair, or storage of materials,
goods, or products, except that office supplies necessary for the operation may be stored as an
incidental use. An office shall only involve the incidental sales or delivery of any materials,
goods, or products physically located on the premises.

OFF-STREET LOADING SPACE: An off-street area provided for the loading or unloading
of goods and/or materials that has direct usable access to a use’s loading docks and/or doors and
is connected to a street or alley by an access drive. This definition shall also expressly include
any area that directly adjoins the loading docks and/or doors that is necessary for the vehicles to
maneuver into place with the use’s loading docks and/or doors. This definition shall not include
the access drives on the site that do not directly adjoin the loading docks and/or doors unless
they require vehicles to move in a reverse direction to negotiate access to and from the loading
docks and/or doors. Off street loading spaces are subject to the requirements listed in Section
408 of this Ordinance.

OFF-STREET PARKING LOT: An accessory use located outside of a street right-of-way upon
in which required  and,  potentially,  additional  parking  spaces  are  provided  subject  to  the
requirements listed in Section 407 of this Ordinance.

OFF-STREET PARKING SPACE: An improved area within an off-street parking lot for the
parking of one (1) motor vehicle and having usable access to a street or alley.

OUTDOOR TRAP, SKEET, RIFLE, PISTOL OR ARCHERY RANGE: A facility designed
and constructed outside of a completely enclosed building to allow for the safe discharge of
firearms and other projectile-type weapons (e.g., guns, rifles, shotguns, pistols, air guns, archery
cross-bows, etc.) by persons for the practice of marksmanship,  recreation, competition, skill
development, training, or any combination thereof. Nothing within this definition shall  be
construed to include hunting when conducted in accordance with the rules and regulations of the
Commonwealth of Pennsylvania.



OUTDOOR WOOD-FIRED BOILER (OWB): Also known as outdoor-wood-fired furnace,
outdoor wood-burning appliance, or outdoor hydronic heater, water stove, etc. A fuel-burning
device designed to burn natural wood with no paint, stains, coatings or chemical treatment or
other  approved  solid  fuels  that  the  manufacturer  specifies  for  outdoor  installation  or  for
installation in structures not normally intended for habitation by humans or domestic animals,
including structures  such a garages and sheds;  and which heats  building space and/or  water
through the distribution , typically through pipes, of a fluid heated in the device, typically water
or a mixture of water and antifreeze.

OWNER: The owner of record of a parcel of land.

PARCEL - Any tract or contiguous tracts of land in the same ownership and contained in the
same deed. Land shall be considered contiguous even though separated by public or private
roads. Parcel shall not include those contiguous tracts separately described and contained in one
(1) deed which originate from separate titles and which otherwise conform to this Ordinance.

PARENT TRACT – For the purposes of Section 311, Agricultural Preservation Overlay Zone,
each tract of land held in single and separate ownership as of March 16, 2022, parent tract shall
represent the total gross area of the tract.  

PARKS AND PLAYGROUNDS – Those facilities designed and used for recreation purposes by
the general public that are not operated on a  commercial  basis.  This  definition  is  meant  to
include  a  range  of  recreational  activities  excluding  adult-oriented facilities,  off-track  betting
parlors, racetracks, banquet and social halls, community centers, and outdoor trap, skeet, rifle,
pistol or archery ranges. Such uses may include:

a) Outdoor park and recreation facilities, including athletic fields, courts, playgrounds, open play
areas, and other similar uses;

b) Outdoor  passive recreation facilities,  including  picnic  pavilions,  hiking,  biking  and  fitness
trails,  park benches,  fountains, statues  and other  memorials,  barbecue  grills,  ponds, natural
and cultural exhibits, amphitheaters, and other similar uses;

c) Indoor community service uses and activities, including scout cabins, libraries, museums and
galleries of materials that are not for sale, clubhouses, and other similar uses;

d) Uses accessory to the above permitted uses, including parking and loading spaces, signs,
offices,  restrooms,  maintenance  equipment  storage  areas  and  buildings,  lights,  waste
receptacles and dumpsters, bleachers and other similar uses.

PARKING GARAGE: A building where passenger vehicles may be stored for short-term,
daily, or overnight off-street parking for a fee.

PARKING COMPOUND: A commercial use where passenger vehicles may be stored for
short-term, daily, or overnight off-street parking for a fee.

PAVED: A condition of surface in which man-made materials are applied resulting in a durable,



smooth, stable  and dust free surface over which vehicles and pedestrians may pass. This
definition shall expressly include asphalt, bituminous, concrete, masonry, permeable, geo-grids
and other similar materials provided they are applied with sufficient depth and base to achieve
the required durable, smooth, stable and dust free surface. 

PERSONAL SERVICE BUSINESS: Personal  service  businesses  shall  include  barber  and
beauty  shops;  self-service  laundry  and  drycleaning  establishments;  laundromats;  radio  and
television repair;  repair  shops  for  home appliances,  tools,  bicycles,  guns,  locks,  shoes  and
watches; tailor and dressmaking shops; photographers’ studio; pet grooming shop or any other
establishment of similar nature providing personalized service to customers.

PLANNED CENTER SIGN: A freestanding sign that is associated with a coordinated
development of more than one land use all sharing common vehicle access and off-street parking.

PLASMA: A video display technology that relies upon the electric excitation of phosphors to
emit light.

PLAT: The map or plan of a subdivision or land development, whether preliminary or final. 

PNDI: The Pennsylvania Natural Diversity Inventory

PREMISES: The property upon which the activity is conducted as determined by physical facts
rather than property lines. It is the land occupied by the buildings or other physical uses that are
necessary or customarily incident to the activity, including such open spaces as are arranged and
designed to be used in connection with such buildings or uses. The following are not considered
to be a part of the premises on which the activity is conducted, and any signs located on such
land are to be considered off-premise advertising:

a) Any land which is not used as an integral part of the principal activity, including land which
is separated from the activity by a roadway, highway, or other obstruction, and not used by
the  activity;  and  extensive undeveloped highway frontage contiguous to the land actually
used by a commercial facility, even though it might be under the same ownership.

b) Any land which is used for, or devoted to, a separate purpose unrelated to the advertised
activity.

c) Any land which is in closer proximity to the highway than to the principal activity, and
developed or used only in the area of the sign site or between the sign site and the principal
activity and whose purpose is for advertising purposes only. In no event shall a sign site be
considered part of the premises on which the advertised activity is conducted if the site is
located on a narrow strip of land which is nonbuildable land, or is a common or private
roadway, or is held by easement or other lesser interest than the premises where the activity
is located.

PRIME AGRICULTURAL LAND: Land used for agricultural purposes that contains soils of
the first, second or third class as defined by the United States Department of Agriculture natural
resource and conservation services county soil survey.



PRINCIPAL SOLAR ENERGY SYSTEM (PSES): An area of land or other area used for a
solar collection system principally used to capture solar energy, convert it to electrical energy or
thermal power and supply electrical or thermal power primarily for off-site use.  Principal solar
energy systems consist of one (1) or more free-standing ground, or roof mounted solar collector
devices,  solar related equipment and other accessory structures and buildings including light
reflectors, concentrators, and heat exchangers, substations, electrical infrastructure, transmission
lines and other appurtenant structures.

PRIVATE: Not publicly owned, operated or controlled.

PROFESSIONAL OR BUSINESS OFFICES: An  office  which  generally  operates  on  an
appointment  basis.  Business  offices  shall  include  advertising  agencies,  opticians'  offices,
personnel agencies, and travel and ticket agencies. Professional offices shall include offices of
accountants, actuaries, architects, attorneys, clergy, dentists, designers, engineers, insurance and
bonding agents, manufacturing representatives, physicians, real estate agents,  teachers, and
miscellaneous consulting services. Also included are offices of a governmental agency, social
service  organization, district justice or justice of the peace, notary, public or private utility or
political organization; or an  office of a bank, savings and loan association, credit or loan
company, collection agency, or stock and bond broker.

PUBLIC: Owned, operated or controlled by a government agency (Federal, State or local --
including a corporation created by law for the performance of certain specialized governmental
functions and the Board of Public Education).

PUBLIC HEARING: A formal meeting held pursuant to public notice by the Township Board
of Supervisors, Planning Commission, or Zoning Hearing Board, intended to inform and obtain
public comment, prior to taking action in accordance with this Ordinance.

PUBLIC NOTICE: Notice published once each week for two successive weeks in a newspaper
of  general  circulation in  the  municipality.  Such notice  shall  state  the  time and place  of  the
hearing  and  the  particular  nature  of  the  matter  to  be  considered  at  the  hearing.  The  first
publication shall not be more than 30 days and the second publication shall not be less than
seven days from the date of the hearing.

PUBLIC SEWER: A sewage disposal system which is owned and operated by a local
government authority or by  a local public utility company adequately controlled by a
government authority. (See Community Water or Sewer System).

PUBLIC UTILITY: Use or  extension  thereof which is  operated,  owned or  maintained  by a
municipality  or  municipal authority or which is privately owned and requires a “Certificate of
Public Convenience” approved by the Pennsylvania Public Utility Commission for the purpose of
providing public sewage disposal and/or treatment; public water supply, storage and/or treatment;
or for the purpose of providing the transmission of energy or telephone service.

PUBLIC WATER: A water supply system which is owned and operated by a local government
authority or by a local public utility company adequately controlled by a government authority.
(See Community Water or Sewer System).



RAIN GARDEN: An area of land designed and maintained to offer on-site stormwater
regeneration. Within off- street parking lots the use of rain gardens must include interconnected
drains with the site’s stormwater management system that prevent the overflow of stormwater at
each of the respective rain garden locations.

RAISING OF CROPS: The use of land for silvicultural, horticulture, floriculture, and/or
viticulture including the necessary accessory uses for packing, treating or storing produce and
equipment, as well as incidental processing for consumption by a resident of a dwelling on the
parcel on which such crops are raised. This use also includes land devoted to and meeting the
requirements and qualifications for payments or other compensation pursuant to a  soil
conservation program. It excludes the raising of livestock except as permitted under Section
517 of this Ordinance.

RECREATIONAL VEHICLE: A vehicle with or without motive power which may travel or
which may be towed on the public highways by a passenger automobile without a special
hauling permit, and which is designed for recreation and/or human occupancy solely under
transient circumstances (e.g. vacations, recreation, temporary  visitation, etc.; excluding
residency and migrant employment). A recreational vehicle shall include travel trailer, camper,
snowmobile, golf cart, three (3) or four (4) wheel all-terrain vehicle, trail/dirt bike, boat, boat
trailer, airplane or other similar vehicle.

REPORT: Any letter, review, memorandum, compilation or similar writing made by any body, 
board, officer or consultant other than a solicitor to any other body, board, officer or consultant 
for the purpose of assisting the recipient of such report in the rendering of any decision or 
determination. All reports shall be deemed recommendatory and advisory only and shall not be 
binding upon the recipient, board, officer, body or agency, nor shall any appeal lie therefrom. 
Any report used, received or considered by the body, board, officer or agency rendering a 
determination or decision shall be made available for inspection to the applicant and all other 
parties to any proceeding upon request, and copies thereof shall be provided at cost of 
reproduction.



RESEARCH AND DEVELOPMENT LABORATORY: A use devoted to the conduct of
experiments, research and observation associated with scientific study.

RETAIL STORE OR SHOP: Any shop or store whose primary activities involve the sale or
lease of amusements and games, antiques, art, books, beverages, carpets and rugs, ceramics and
glass, confections, drugs, dry goods, flowers, food, furniture, gifts, garden supplies, hobbies,
hardware, household appliances, household pets and supplies, leather goods, musical supplies
and equipment, notions, paint, periodicals, photographs and photographic  equipment,  radio,
television and sound equipment,  sporting and camping goods,  stationery,  tobacco,  toys and
wearing apparel. The wholesale distribution or manufacture of the foregoing products are not
included herein and  are permitted only as provided in other appropriate sections of this
Ordinance. Among the uses not to be interpreted  as  retail  stores  or  businesses  are  uses
specifically provided for elsewhere in this Ordinance, including, but  not limited to, service
stations, vehicular sales and rental, eating establishments, adult oriented facilities, taverns, hotels
and motels, business services, contractor's offices and heavy storage sales.

REVERSE FRONTAGE LOT: A lot extending between and having frontage on a minor street
and either an arterial street or collector street with vehicular access solely from the minor street.

RIDING ACADEMY OR BOARDING STABLE: An establishment where horses are kept
for riding or driving, or are stabled for compensation. It may be established as a principal use or
as  an  accessory  use  incidental  to  the  operation  of  any  club,  association,  ranch  or  similar
establishment.

RIGHT-OF-WAY: A right-of-passage across land occupied or intended to be occupied by a
street, crosswalk, railroad, electric transmission line, oil or gas pipeline, water main, sanitary or
storm sewer main, shade trees, or for  another special use. If the right-of-way involves
maintenance by a public agency, it shall be dedicated to public use by the maker of the plat on
which such right-of-way is established.

ROOMING HOUSE: A residential building, other than a hotel, containing not more than one
(1) dwelling unit where lodging is provided with or without meals for compensation, for at least
three (3) but not more than fifteen (15) persons in addition to the family unit. No medical or
personal care is provided to roomers by the operators of the facility.

RURAL OCCUPATION: An accessory business or commercial activity that is conducted within
an  accessory  structure  of  a  principal  single-family  detached  dwelling  and  which  serves  the
particular needs of residents in rural communities in accordance with Section 750 of this ordinance

SANITARY LANDFILL: A facility licensed and approved by the Pennsylvania Department of
Environmental  Resources for the disposal of solid waste where there is no reasonable
probability of adverse effects on the public health or the environment from such disposal. A
sanitary landfill shall be regulated as an extractive operation.

SATELLITE DISH ANTENNA: Any accessory structure capable of receiving radio or



television signals from a transmitter or transmitter relay located in planetary orbit.

SCHOOL, COMMERCIAL: A school conducted for profit for such special instruction as
business, art, music, trades, handicraft, dancing or riding.

SCHOOL,  PUBLIC,  PRIVATE  OR  PAROCHIAL: A non-profit  educational  institution
whether public, private or parochial that provides state-required or state-funded kindergarten,
elementary and/or secondary level pupil instruction and services. Said instruction may include
training in trades or vocations.  This term shall not include those uses defined as commercial
schools.

SCREENING: An assemblage of materials that are arranged so as to block the ground level
views between grade and a minimum height of six (6) feet. Suitable screening materials include
trees, shrubs, hedges, berms, walls, sight-tight  fences, other similar type materials, or any
combination thereof. No wall or fence shall be constructed of plywood, corrugated metal or
fiberglass, nor sheet metal.

SCREEN  PLANTING: A vegetative  material  of  sufficient  height  and  density  to  provide
screening as defined herein.

SENSITIVE RECEPTORS: Schools, preschools, day care centers, in-home daycares, health
facilities such as hospitals, long term care facilities, retirement and nursing homes, community
centers, places of worship, playgrounds, parks (excluding  trails),  campgrounds,  prisons,
dormitories, and any residence where such residence is not located on a parcel with an existing
industrial, commercial, or unpermitted use as determined by the zoning officer.

SERVICE STATION: Any area of land, including structures thereon, that is used for the sale
of gasoline or any other motor vehicle fuel and oil and other lubricating substances, including
any sales of motor vehicle accessories at retail only, but not including major repairing, body and
fender work, painting, vehicular sales or rental or automatic car washes.

SETBACK: The horizontal distance between a structure and a property or street line.

FRONT     SETBACK: The required distance between the street right-of-way line and the 
front setback line projected the full width of the lot.

REAR     SETBACK: The required distance between the rear lot line and the rear setback 
line projected the full width of the lot. Reverse frontage and double frontage lots will 
not have a rear setback.

SIDE     SETBACK: The required distance between the side lot line and the side setback line
projected from the front setback line to the rear setback line. Where adjacent properties 
structures share a common wall, then no side setback is required.

SETBACK LINE: A line within a property and parallel to a property or street line which
delineates the required minimum distance that must be provided between a structure or building
and an adjacent street line and/or property line.



SEXUAL  CONDUCT: Ultimate  sexual  acts,  normal  or  perverted,  actual  or  simulated,
involving  a  person  or  persons,  or  a  person  or  persons  and  an  animal,  including  acts  of
masturbation,  sexual  intercourse,  fellatio,  cunnilingus, analingus or physical contact with a
person's nude or partially denuded genitals, pubic area, perineum, anal region, or, if such person
be female, a breast.

SEXUALLY EXPLICIT NUDITY: A sexually oriented and explicit showing or exhibition, by
any means or manner, which presents or exposes to the viewer the following anatomical areas:
the human genitals, pubic area, perineum, buttocks or anal region, with less than a fully opaque
covering; the covered human male genitals in a discernible turgid state; the post pubertal, full or
partially developed human female breast with less than  opaque  covering of a portion thereof
below the top of the areola or nipple.

SHOPPING CENTER OR MALL: A group of stores planned and designed to function as a
unit for the site on which it is located with off-street parking and landscaping provided as an
integral part of the unit.

SHORT TERM  RENTAL: Any  dwelling  that  may  or  may  not  be  owner-occupied  and  is
utilized as a dwelling rented for the purpose of overnight lodging for a period of thirty (30) days
or less, and which meets the definition of "Hotel" for the purpose of imposing an excise tax by
the County of York as defined in the County of York Ordinance No. 2019-02, as amended.

SIGN: A device for visual communication that is used to bring the subject to the attention of the
public. This term includes:

a) lettering, logos, trademarks, and other symbols that are an integral part of the architectural 
design of a building which are applied to a building or which are located elsewhere on the 
premises;

b) signs that are affixed to windows or glass doors or are otherwise internally mounted such 
that they are obviously intended to be seen and understood by vehicular or pedestrian traffic 
outside the building;

c) flags and insignia of civic, charitable, religious, fraternal, patriotic, and similar organizations;

d) insignia of governments and government agencies;

e) banners, streamers, pennants, spinners, reflectors, tinsel, and similar objects; and inflatable 
objects.

This term shall not include:

a) architectural features that may be identified with a particular business;

b) backlit awnings that include no lettering, logos, or other symbols;



c) signs within a building that are obviously intended to be seen primarily from within the 
building;

d) outdoor signs intended for use within a property, such as menu signs for fast-food restaurant 
drive-through lanes;

e) signs with regulations within a park;

f) building identification signs within a campus;

g) flags of governments or government agencies;

h) decorative seasonal and holiday banners on residential properties; and

i) display of merchandise either behind store windows or outdoors.

Billboard: An off-premise sign which directs attention to a product, service, business, or
cause.

Canopy Sign: A sign that is incorporated into an awning or canopy that is attached to 
the building.

Dynamic     Message     Display: A sign incorporating LCD, LED, plasma, CRT, pixelized 
lights, other video– like displays or other means of changing messages.



Flat     Roof     Sign: A sign that has its longest axis along the same direction as the roof to
which it is attached and does not project beyond the outside edges of the roof line in
any direction.

Flat     Wall     Sign: A sign that is attached to the wall of a building and whose face runs
parallel to the wall to which it is attached and does not extend beyond the outside of the
edges of the wall in any direction.

Freestanding     Sign: A sign that has a separate support structure and is not physically
attached to a building.

Projecting     Roof     Sign: A sign whose support structure is attached to the roof of a
building and whose face  either runs generally perpendicular to the roof line or its
underlying wall, or extends beyond the outside edges of the roof to which it is attached.

Projecting     Wall     Sign: A sign whose support structure is attached to the wall of a building
and whose face  either runs generally perpendicular to the wall, or extends beyond the
outside edges of the wall to which it is attached.

Window     Sign: A sign that is either located on the inside or outside surface of a window
but whose message faces outward.

SMALL ANIMALS: Domestic animals generally not to be considered as livestock and also
excluding those animals normally referred to as domestic pets. Small animals include, but are
not limited to, mink, raccoons, skunk and sable.

SOLAR EASEMENT: A right, expressed as an easement, restriction, covenant, or condition
contained in any deed, contract, or other written instrument executed by or on behalf of any
landowner  for  the  purpose  of  assuring  adequate  access  to  direct  sunlight  for  solar  energy
systems.

SOLAR ENERGY: Radiant energy (direct, diffuse and/or reflective) received from the sun.

SOLAR PANEL: That part or portion of a solar energy system containing one or more receptive
cells of modules, the purpose of which is to convert solar energy for use in space hearing or
cooling, for water heating and/or for electricity.

SOLAR RELATED EQUIPMENT: Items including a solar photovoltaic cell, module, panel or
array, or solar hot air or water collector device panels, lines, pumps, batteries, mounting brackets,
framing  and  possibly  foundations  or  other  structures  used  for  or  intended  to  be  used  for
collection of solar energy.

a) SOLAR ARRAY:  A grouping of multiple solar modules with purpose of harvesting solar
energy.



b) SOLAR CELL:  The smallest basic solar electric device which generates electricity when
exposed to light.

c) SOLAR MODULE:  A grouping of solar cells with the purpose of harvesting solar energy.

SOLID WASTE: Garbage, refuse and other discarded material including, but not limited to,
solid and liquid waste materials resulting from municipal, industrial, commercial, agricultural
and residential activities. Such waste  shall not include biological excrements or hazardous
wastes as defined in the Municipal     Waste     Planning,     Recycling   and     Waste     Reduction     Act,   Act 101
of 1988, and 25 PA Code Chapter 273, as amended, supplemented or revised.

SPECIAL EVENT VENUE: A permanent  structure  and  space,  with  no  on-site  lodging  or
catering facilities,  used for  the commercial  purpose of  hosting weddings,  receptions,  parties,
showers,  celebrations, ceremonies,  dinners, meetings,  business engagements and similar non-
regular, special events. Such venues are permitted only via special exception as an accessory use
to the property’s principal agricultural/residential use.

SPECIAL EXCEPTION: A permission or approval granted an applicant to use land in a zone
for a purpose other than that generally permitted outright in that zone. A special exception is
granted by the Zoning Hearing Board in accordance with the terms, procedures and conditions
as set forth in Articles VI and VII.

STACK: A vertical structure enclosing a flue (or flues) that carries off smoke or exhaust from a 
furnace, especially that part of a structure extending above a roof.

STORY: That portion of a building, excluding cellars, included between the surface of any
floor and the surface of the floor next above it, or if there be no floor above it, then the space
between any floor and the ceiling next above it.

HALF     STORY: A story under a gable, hip or gambrel roof, the wall plates of which on
at least two (2) opposite exterior walls are not more than two (2) feet above the floor.

STREET: A public or private way, excluding driveways and access drives, which affords the
principal means of access to abutting properties, intended to be used by vehicular traffic or
pedestrians. Includes street, avenue, boulevard, road, highway, freeway, lane, viaduct and any
other dedicated and accepted public right-of-way or private right-of-way.

STREET GRADE: The officially established grade of the street upon which a lot fronts, or in
its absence, the established grade of other streets upon which the lot abuts at the midway of the
frontage of the lot thereon. If there is no officially established grade, the existing grade of the
street at such midpoint shall be taken as the street grade.

STREET LINE: A line defining the edge of a street right-of-way and separating the street from
abutting property or lots. Commonly known as the street "right-of-way line."

STRUCTURE: Any man-made object having an ascertainable stationary location on or in land



or water, whether or not affixed to the land, but excluding driveways, walkways and parking
areas. All structures must meet setback requirements. (See Building).

ACCESSORY     STRUCTURE: A subordinate structure or a portion of the principal 
structure on a lot, the use of which is customarily incidental to that of the principal 
structure.

PERMANENT STRUCTURE: A structure which cannot readily be removed.

SUBDIVISION: The division or redivision of a lot, tract or parcel of land by any means into
two or more lots, tracts, parcels or other divisions of land including changes in existing lot lines
for the purpose, whether immediate or future, of lease, partition by the court for distribution to
heirs or devisees, transfer of ownership or building or lot development: Provided, however, that
the subdivision by lease of land for agricultural purposes into parcels of more than ten acres, not
involving any new street or easement of access or any residential dwelling, shall be exempted.

SWIMMING POOL: Any pool or open tank containing, or normally capable of containing,
water to a depth at any point greater than one and one-half (1.5) feet.

TAP ROOM: A room that  is  ancillary  to  the  production  of  beer,  wine  or  other  alcoholic
beverages  at  a  brewery,  microbrewery  or  brewpub  where  the  public  can  purchase  and/or
consume beer, wine or other alcoholic beverages in accordance with the license issued by the
Pennsylvania Liquor Control Board.

TASTING FACILITY: A facility or portion of a facility of a winery where the public may 
sample products provided by the winery and which has ancillary wine-related retail sales.

TAVERN: An establishment which serves primarily alcoholic beverages for mostly on-premises
consumption and which is licensed by the Pennsylvania Liquor Control Board. Taverns may
also serve food.

TEMPORARY SIGN: A type of non-permanent sign located on private property that can be
displayed for no more than 30 consecutive days at one time.

TENANT: A person with the right to live in a dwelling owned by another and with the express
permission and knowledge of the property owner. For purposes of this Ordinance, tenant shall
refer to a person also currently employed onsite.

TENANT FARMHOUSE:  A single-family  detached  dwelling  or  a  separate  dwelling  unit
within the  principal  structure  located on a  farm,  which may be occupied only by a tenant
employed to work on the farm as their primary occupation

TENANT  QUARTERS: Dwelling  accommodations  in  association  with  an  outdoor
commercial recreational establishment for the housing of seasonal employees.

TINY HOME: A dwelling unit placed on a property for occupancy as a principal dwelling unit



with a habitable floor area between 150 square feet and 400 square feet constructed with either
a foundation or on wheels. Tiny homes must be served by water and sewer and shall provide a
minimum of one off-street parking space. Tiny homes on foundations shall be regulated by the
Uniform Construction Code.  Tiny homes on wheels shall be regulated either as a manufactured
home by the US Department of Housing and Urban Development or the National Organization
of Alternative Housing, or as a temporary living space by the Recreational Vehicle Industrial
Association.

TRACT: An area of land which may comprise the entire area or a sub-part of a parcel.
Individual "tracts" within a parcel of land shall not constitute separate lots for the purpose of
construction, permitting, or for the purposes of this Ordinance.  Such tracts contained within a
parcel shall be considered descriptive only.

TRIP: One (1) arrival at or one (1) departure from the property on which the use is located.

TRUCK STOP: A principal use designed as one functioning site in which various services and
amenities are provided for the comfort, convenience and safety of those engaged in the trucking
distribution industry and other motorists. Suitable examples include vehicle filling stations,
vehicle repair and services, vehicle washing, dining and lodging, laundromats, rest lounges and
areas, travel-related retail shops, gift shops, locker rooms and bathing facilities and similar uses.

TRUCK TERMINAL / DISTRIBUTION CENTER / FULFILLMENT CENTER: A facility
where trucks load and unload goods, products, cargo, materials and/or freight and where the same
are broken down or aggregated into smaller or larger loads for transfer to other motor vehicles or
modes of transportation or to other points or junctions. This use may also involve parking, storage,
and incidental  repairs and maintenance of primarily tractor-trailers and commercial vehicles. A
Truck Terminal / Distribution Center / Fulfillment Center may include accessory uses if they are
closely related to the principal  use,  such as, but not limited to, repair,  washing, refueling, and
maintenance  facilities  for  trucks  using  the  terminal.  A Truck  Terminal  /  Distribution  Center  /
Fulfillment Center includes value-added services between a supplier and its customers, such as
breaking down of large orders from a single source into smaller orders, products mixing,
packaging, cross-docking, order fulfillment, or order returns, and the consolidation of several orders
into one (1) large order for distribution to several recipients and vice versa. Materials within a
Truck Terminal / Distribution Center / Fulfillment Center are usually stored short-term.

TWO-FAMILY CONVERSION: The conversion of an existing single-family detached dwelling
unit to contain two separate dwelling units.

USE: The specific purpose for which land or a building or structure is designed, arranged,
intended, occupied or maintained.

ACCESSORY USE: A use customarily incidental and subordinate to the principal use,
building or structure, and located on the same lot with this principal use, building or
structure.

PRINCIPAL USE: The main or primary use of property, buildings, or structures. Only
one (1) use permitted by right, by conditional use and/or by special exception shall be



permitted as a principal use on an individual lot except as provided in Sections 306-g
and 307.h.

VARIANCE: The  permission,  granted  by  the  Zoning  Hearing  Board,  following  a  public
hearing that has been properly advertised, for a particular modification to some regulation or
provision of the Zoning Provisions of this Ordinance which, if strictly adhered to, would result
in an unnecessary hardship, and where the permission granted  would not be contrary to the
public interest, and would maintain the spirit and intent of the Ordinance.

VEHICLE SALES LOT: An open lot for the outdoor display of new or used automobiles,
recreational vehicles and/or similar vehicles.

VEHICLE SERVICE AND REPAIR FACILITY: A building on a lot designed and/or used
primarily for mechanical and/or body repairs, storage, rental, servicing, or supplying of gasoline
or oil to automobiles, recreational vehicles and similar vehicles.

VEHICLE WASHING FACILITY - A building on a lot, designed and used primarily for the
washing and polishing of automobiles,  recreational vehicles and similar vehicles and which
may provide accessory services related to washing and polishing.

WAREHOUSE / LOGISTICS CENTER: A building or group of buildings primarily used for
the long-term indoor storage, transfer, and distribution of products and materials that have been
manufactured, assembled, or harvested, or are being stored with the intent of the processing of
materials to sort out which finished goods are to be transported to different locations, and the
loading  and  unloading  of  such  goods.  Materials  within  a  Warehouse  /  Logistics  Center  are
usually supplied to manufacturers or wholesalers rather than directly to consumers. Warehouse /
Logistics Centers shall be classified as:

1) Small Warehouse / Logistics Center: A Warehouse / Logistics Center that does not 
exceed 25,000 square feet of gross floor area per lot.

2) Large Warehouse / Logistics Center: A Warehouse / Logistics Center that exceeds 
25,000 square feet of gross floor area per lot.

A building used only for the accessory storage or safekeeping of goods or products where such
goods are used as part of the property's otherwise principal use shall not be considered part of
this definition.

WHOLESALE  ESTABLISHMENT: A business  devoted  to  the  sale  of  commodities  in
quantity chiefly to retailers, other merchants, or industrial, institutional and commercial users
mainly for resale or business use. Such commodities shall be limited to durable goods, sundries,
dry goods and non-perishable items.

WHOLESALE VEHICLE SALES TERMINAL OR AUCTION: A use whereby new or used
automobiles, recreational vehicles and/or similar vehicles are offered for wholesale and/or retail
sales at prearranged sales which may or may not involve a competitive bidding process.



WIND ENERGY CONVERSION SYSTEM (WECS): A device which converts wind energy
to mechanical or electrical energy.

WINERY: A facility specially designed to allow processing of grapes and other fruit products or
vegetables, to produce wine or similar spirits. Processing includes crushing, fermenting, 
blending, aging, storage, bottling, administrative office functions for the winery, and 
warehousing. A winery may include barrel rooms, bottling rooms, tank rooms, laboratories and 
offices, as well as uses that are clearly incidental to the production of wine. It may also include 
retail and wholesale sales of wine, catering areas, banquet areas or rooms, halls, winery events, 
tours, picnic areas, food service and a tasting facility. Food service is not to include a restaurant.

WIRELESS COMMUNICATIONS FACILITY (WCF): The set of equipment and network 
components including antennas, transmitters, receivers, base stations, cabling and accessory 
equipment, used to provide wireless data and telecommunication services. The term shall not 
include the wireless support structure. The following definitions apply only to WCF and the 
associated regulations found in this Ordinance unless otherwise indicated.

ACCESSORY EQUIPMENT: Any equipment serving or being used in conjunction with
a wireless telecommunications facility or wireless support structure. The term includes 
utility or transmission equipment, power supplies, generators, batteries, cables, 
equipment buildings, cabinets and storage sheds, shelters or similar equipment.

ANTENNA: Telecommunications equipment that transmits and receives 
electromagnetic radio signals used in the provision of all types of wireless 
communications services.  An antenna shall not include private residence-mounted 
satellite dishes or television antennas or amateur radio equipment including, without 
limitation, ham or citizen band radio antennas.

BASE STATION: A structure or equipment at a fixed location that enables Federal 
Communications Commission-licensed or authorized wireless communications between
user equipment and a communications network.  The term does not encompass a tower 
as defined in this subpart or any equipment associated with a tower.

a) The term includes, but is not limited to, equipment associated with wireless 
communications services such as private, broadcast, and public safety services, as 
well as unlicensed wireless services (i.e., wifi) and fixed wireless services (i.e. point 
to point microwave transmissions) such as microwave backhaul.

b) The term includes, but is not limited to, radio transceivers, antennas, coaxial or 
fiber-optic cable, regular and backup power supplies, and comparable equipment, 
regardless of technological configuration (including Distributed Antenna Systems 
and small-cell networks).

c) The term includes any structure other than a tower that, at the time the relevant 
application is filed with the Township under this subpart, supports or houses 
equipment described in sub-paragraphs (i) and (ii) of this section that has been 



reviewed and approved under the applicable zoning or siting process, or under 
another State or local regulatory review process, even if the structure was not built 
for the sole or primary purpose of providing such support.

d) The term does not include any structure that, at the time the relevant application is 
filed with the Township under this section, does not support or house equipment 
described in sub-paragraphs (i) or (ii) of this section.

COLLOCATION: The mounting or installation of transmission equipment on an 
eligible support structure for the purpose of transmitting and/or receiving radio 
frequency signals for communications purposes.

DISTRIBUTED ANTENNA SYSTEM (DAS): A small network of antennas that are 
connected to a common source that provides coverage in a building or a small 
geographic area.

ELIGIBLE FACILITIES REQUEST: Any request for modification of an existing tower 
or base station that does not substantially change the physical dimensions of such tower 
or base station, involving (i) collocation of new transmission equipment; (ii) removal of
transmission equipment; or (iii) replacement of transmission equipment.

ELIGIBLE SUPPORT STRUCTURE: Any tower or base station, provided it is existing 
at the time the relevant application is filed.

EQUIPMENT COMPOUND: An area surrounding or adjacent to a wireless support 
structure within which base stations, power supplies or accessory equipment are 
located.

FT. WORTH ATTACHMENT: A non-freestanding pole which is attached to an 
electrical transmission tower which is used to support antennas and accessory 
equipment and which is anchored to the ground and obtains lateral bracing by direct 
attachment to the electrical transmission tower. 

MINIMUM FUNCTIONAL HEIGHT: Minimum height necessary for a WCF to 
function satisfactorily. 

MODIFICATION: The  improvement,  upgrade  or  expansion  of  existing  wireless
telecommunications facilities or base stations on an existing wireless support structure
or the improvement, upgrade or expansion of the wireless telecommunication facilities
located  within  an  existing  equipment  compound,  if  the  improvement,  upgrade,
expansion or replacement does not substantially change the physical dimensions of the
wireless support structure.

MONOPOLE: A tower which consists of a single pole structure without any guy wires,
designed and erected on the ground or on top of a structure, to support communications
antennas and connect appurtenances.



REPLACEMENT: The replacement of existing wireless telecommunications facilities
on an existing wireless support structure or within an existing equipment compound due
to maintenance, repair or technological advancement with equipment composed of the
same wind loading and structural loading that is substantially similar in size, weight and
height as the wireless telecommunications facilities initially installed and that does not
substantially change the physical dimensions of the existing wireless support structure.

RIGHT-OF-WAY (ROW): The surface of and space above and below any real property
in the municipality in which the federal government, Commonwealth, municipality or
municipal authority has a regulatory interest, or interest as a trustee for the public, as
such interests now or hereafter exist, including, but not limited to, all streets, highways,
avenues,  roads,  alleys,  sidewalks,  tunnels,  viaducts,  bridges,  skyways,  or  any  other
public  place,  area  or  property  under  the  control  of  the  federal  government,
Commonwealth, municipality or municipal authority, and any non-exclusive public or
utility  easements  established,  dedicated,  platted,  improved  or  devoted  for  utility
purposes.  Private rights-of-way and other government-owned lands not listed above
shall not be considered a right-of-way. The phrase “in the right(s)-of-way” means in, on,
over, along, above and/or under the Right(s)-of-Way.

SITE: For towers other than towers in the public rights-of-way, the current boundaries 
of the leased or owned property surrounding the tower and any access or utility 
easements currently related to the site, and, for other eligible support structures, further 
restricted to that area in proximity to the structure and to other transmission equipment 
already deployed on the ground.

STEALTH TECHNOLOGY: State-of-the-art  design techniques used to blend objects
into  the  surrounding  environment  and  to  minimize  the  visual  impact  as  much  as
possible.   These  design  techniques  are  applied  to  wireless  communications  towers,
antennas and other facilities which blend the proposed WCF into the existing structure
or visual backdrop in such a manner as to render it less visible to the casual observer.
Such methods include,  but  are not limited to,  architecturally screened roof-mounted
antennas,  building-mounted  antennas  painted  to  match  the  existing  structure  and
facilities constructed to resemble trees, shrubs, light poles, utility poles or flag poles.

SUBSTANTIAL  CHANGE  OR  SUBSTANTIALLY  CHANGE: A  modification
substantially changes the physical dimensions of an eligible support structure if it meets
any of the following criteria:

a) for towers other than towers in the public rights-of-way,  it  increases the original
height of the tower by more than 10% or by the height of one additional antenna
array with separation from the nearest existing antenna not to exceed twenty feet,
whichever  is  greater;  for  other  existing  towers  or  base  stations,  it  increases  the
original height of the structure by more than 10% or more than ten feet, whichever
is greater. Changes in height should be measured from the original support structure
in  cases  where  deployments  are  or  will  be  separated  horizontally,  such  as  on



buildings' rooftops; in other circumstances, changes in height should be measured
from the dimensions of the tower or base station, inclusive of originally approved
appurtenances and any modifications that were approved prior to the passage of the
Spectrum Act.

b) for  towers  other  than  towers  in  the  public  rights-of-way,  it  involves  adding  an
appurtenance to the body of the tower that would protrude from the edge of the
tower more than twenty feet, or more than the width of the tower structure at the
level of the appurtenance, whichever is greater; for other existing towers or base
stations, it involves adding an appurtenance to the body of the structure that would
protrude from the edge of the structure by more than six feet;

c) for any eligible support structure, it involves installation of more than the standard
number of new equipment cabinets for the technology involved, but not to exceed
four cabinets; or, for towers in the public rights-of-way and base stations, it involves
installation of any new equipment cabinets on the ground if there are no pre-existing
ground cabinets associated with the structure, or else involves installation of ground
cabinets that are more than 10% larger in height or overall volume than any other
ground cabinets associated with the structure;

d) it entails any excavation or deployment outside the current site.

TOWER: Any structure that exceeds ten feet (10') in height and is built for the sole or
primary purpose of supporting any Federal Communications Commission-licensed or
authorized  antennas  and  their  associated  facilities,  including  structures  that  are
constructed for wireless communications services including, but not limited to, private,
broadcast, and public safety services, as well as unlicensed wireless services (i.e. wifi)
and  fixed  wireless  services  (i.e.  point  to  point  microwave  transmission)  such  as
microwave  backhaul,  and  the  associated  site.   A building,  water  tower,  electrical
transmission tower, utility pole, light pole, traffic signal pole, flag pole or other similar
structure designed and constructed for a sole or primary purpose other than supporting
any Federal  Communications  Commission-licensed or  authorized antennas  and their
associated facilities, as well as a Ft. Worth Attachment shall not be considered a tower.

TOWER-BASED WIRELESS COMMUNICATIONS FACILITIES (TOWER-BASED
WCF): Wireless communications facilities that include the installation of a new tower
to support the transmission equipment.  A WCF that  requires the replacement of an
existing structure (i.e. building, water tower, utility pole, light pole, traffic signal pole,
flag pole or other similar structure) to support the weight of a WCF is not considered a
new Tower-Based WCF.

TRANSMISSION  EQUIPMENT: Equipment  that  facilitates  transmission  for  any
Federal Communications Commission-licensed or authorized wireless communications
service, including, but not limited to, radio transceivers, antennas, coaxial or fiber-optic
cable, and regular and backup power supply.  The term includes equipment associated
with wireless communications services including, but not limited to, private, broadcast,



and public safety services, as well as unlicensed wireless services and fixed wireless
services such as a microwave backhaul.

WCF ON EXISTING STRUCTURE: Wireless  communications  facilities  located  on
existing  structures  such  as,  but  not  limited  to  buildings,  water  towers,  electrical
transmission towers, utility poles, light poles, traffic signal poles, flag poles and other
similar structures that do not require the installation of a new tower.  This term includes
the  replacement  of  an  existing structure  with  a  similar  structure  that  is  required  to
support the weight of the proposed WCF.

WIRELESS: Transmissions through the airwaves including, but not limited to, infrared
line of sight, cellular, personal communications service (PCS), microwave, satellite, or
radio signals.

WIRELESS SUPPORT STRUCTURE: A freestanding structure,  such as a guyed or
self-supporting monopole or tower, electrical transmission tower, water tower or other
structure  not  classified  as  a  wireless  support  structure,  including but  not  limited  to
buildings, light poles, utility poles, traffic signals and other similar structures that could
support  the  placement  or  installation  of  wireless  telecommunications  facilities  if
approved by the Township.

YARD: A prescribed open area on a lot, unobstructed from the ground upward except as
modified in Section 401 of this Ordinance.

FRONT     YARD: An area bounded by the street right-of-way line, front wall of the
principal building and side property lines. However, on a corner lot, the second front
yard shall be an area bounded by the street right-of-way lines, side wall of the principal
building and rear property line.

REAR YARD: An area bounded by the rear property line, rear wall of the principal
building and side property lines. On corner lots, the rear yard shall be considered that
area bounded by the rear wall of the  principal building, the property line directly
opposite the street of address, the side property line and the side wall of the principal
building facing the street of non-address.

SIDE     YARD: An area bounded by a side property line and the front, rear and side walls
of the principal building. On corner lots, the side yard shall be considered the area
between the side wall of the principal building, the property line opposite the street of
non-address and the front and rear walls of the principal building.

YCCD: York County Conservation District.



ARTICLE III
ZONE REGULATIONS

SECTION 307 VILLAGE COMMERCIAL ZONE (VC)

a) Purpose: This Zone is intended to provide for the Township's commercial and industrial
land use needs. Given the rural character of the Township, this Zone only provides for
(as permitted uses)  limited commercial  and/or industrial  uses that  relate to the local
retail, service and employment needs of the Township. Other larger and more intensive
uses,  while  provided  for,  must  obtain  specific  approval  by  special  exception  or
conditional use. These intensive uses will need to demonstrate the need or demand for
such facilities, as well as be conducted in a manner that is most compatible with the
Township's  rural  atmosphere.  Areas  within  this  Zone have  been deliberately  located
close to the Township's planned residential growth areas to minimize vehicular traffic
congestion  and  conserve  energy.  This  strategy  also  helps  to  preserve  the  outlying
pastoral character of the Township.

b) Uses by Right: The following uses are permitted by right in the VC Zone provided their
individual site sizes do not exceed one (1) acre; no outdoor storage is permitted and any
sales and/or display area for any individual use does not exceed three thousand, six
hundred (3,600) square feet:

1. Any  use  by  right  permitted  within  the  VR  subject  to  the  applicable  standards
contained within Section 306 of this Ordinance.

2. Retail Store or Shop
3. Personal Service Business
4. Professional, Business or Contractor's Office
5. Public Buildings and Facilities
6. Parking Compound or Parking Garage
7. Raising of Crops
8. Service Station or Convenience Store Dispensing Fuel*
9. Vehicle Sales, Service, Repair and/or Body Shop*
10. Medical Clinic
11. Animal Hospital or Veterinary Office
12. Commercial School*
13. Shopping Center or Mall*
14. Forestry *
15. Keeping of Livestock, Small Animals and/or Poultry*
16. Accessory uses customarily incidental to the above permitted uses including but not

limited to  no-impact  homebased businesses  and certain  solar  energy systems and
wireless communications facilities*, as defined herein.

* Additional regulations for these uses are set forth in ARTICLE V, Supplementary Regulations.

c) Uses  by  Special  Exception: The  following  uses  shall  be  permitted  as  Special
Exceptions when authorized by the Zoning Hearing Board. The Zoning Hearing Board



shall  hear  and  decide  requests  for  such  uses  according  to  criteria  established  in
ARTICLES VI and VII of this Ordinance.

1. Public Utility Building and/or Service Structure
2. Home Occupation
3. Group Day Care Home
4. Adult or Child Day Care Center or Nursery School
5. Rooming House or Boarding House
6. Parks and Playgrounds Unless Required as Part of a Subdivision
7. Personal Care Boarding Home
8. Mini-Storage Facility
9. Vehicle Washing Facility
10. Research and Development Laboratory
11. ECHO Housing
12. Two-family Conversion
13. Commercial Recreation Facility
14. Half-way house
15. Hotels, Motels and Similar Lodging Facilities

d) Conditional  Uses: The following uses shall  be permitted as Conditional  Uses when
authorized by the Board of Supervisors. The Board of Supervisors shall hear and decide
requests for such uses according to criteria established in Section 806 and ARTICLE VII
of this Ordinance and the following.

1. Convalescent Home, Nursing Home or Hospital
2. Intensive Commercial / Industrial Use, as defined herein.
3. Manufactured home Sales Lot
4. Wholesale Vehicle Sales Terminal or Auction
5. Adult Oriented Facility
6. Heavy Storage, Sales and/or Service (ex: Building Material Yard, Accessory

Warehouse, Commercial Vehicles, Buses, Construction Equipment)
7. Wholesale Establishment
8. Truckstops
9. Junkyard or Automobile Dismantling Plant
10. Industrial  Activities  involving  manufacturing,  processing,  packaging,  printing,

publishing, production, repair or testing of materials, goods and products including
those industries performing conversion and assembly, industrial laundries, and/or the
repair of large appliances and equipment.

11. Industrial Park
12. Chemical Manufacturing, Processing and/or Storage Facility
13. Solid Waste Processing Facility
14. Eating Establishment, including the serving of alcoholic beverages
15. Brewery, Microbrewery, Tavern, Brew Pub or Tap Room
16. Tower-Based Wireless Communications Facilities (WCF) where the tower is more

than 40 feet in height and located out of the right-of-way
17. Medical Marijuana Dispensary



18. Medical Marijuana Grower/Processor
19. Truck Terminal / Distribution Center / Fulfillment Center & Warehouse / Logistics

Center

e) Minimum Lot Area, Lot Width and Maximum Lot Coverage Requirements:  See
following table:

Utilized Public Utilities
Minimum
Lot Area

Minimum
Lot Width

Maximum
Lot Coverage

  None* 43,560 sq. ft. 200 ft. 35.00%
  Public Sewer 20,000 sq. ft.  125 ft. 45.00%
  Public Water 35,000 sq. ft. 150 ft. 55.00%
  Both Public Sewer & Public Water 15,000 sq. ft. 100 ft. 70.00%

*. When on-lot sewer facilities are to be utilized, the minimum lot size may be increased by the 
Township Sewage Enforcement officer or the Department of Environmental Protection for 
factors relating to health and sanitation.

f) Minimum Setback Requirements (Principal and Accessory Uses):

1. Front yard setback: All buildings, structures (except permitted signs), and outdoor
loading areas shall be set back at least thirty-five feet (35’) from the street right-of-
way; off-street parking lots and outdoor storage areas shall be set back a minimum of
twenty feet (20’) from the street right-of-way. Residential accessory uses shall be set
back at least thirty-five feet (35’) from the street right-of-way.

2. Side yard setback: All buildings and structures shall be set back at least twenty-five
feet (25’) from the side lot lines. Off-street parking lots, loading areas, and outdoor
storage areas shall be set back at least fifteen feet (15’) from the side lot lines, unless
joint parking facilities are shared by adjoining uses. In such instances, one of the side
yard setbacks can be waived solely for parking and/or loading facilities.

3. Rear yard setback: All buildings, structures, off-street parking lots, loading areas,
and outdoor storage areas shall be set back at least twenty feet (20’) from the rear lot
line.

4. Residential buffer strip: Any lot adjoining land within a RA, R and/or VR Zone
shall maintain a fifty-foot (50’) setback for nonresidential buildings, structures, off-
street parking lots, loading areas, and outdoor storage areas from the residentially-
zoned parcels. Such areas shall be used for a landscape strip and screen.

g) Maximum Permitted Height: Thirty-five feet (35’).

h) Number of Uses: Two (2) or more independent uses permitted in this zone may be
established within a single principal building provided that the regulations established in
this  Ordinance  for  each  individual  use  are  satisfied,  e.g.  parking,  special  exception



provisions.  The  principal  building  itself,  however,  shall  be  considered as  a  unit  for
purposes of lot area, lot width and setback requirements; and, such provisions shall not
be cumulative for the individual uses established.

i) Commercial  and Industrial  Operations  Standards: All  commercial  and  industrial
operations  shall  be  in  compliance  with  any  Commonwealth  of  Pennsylvania  and/or
Federal  government  regulations,  as  required  by  the  most  recent  regulations  made
available from these governmental bodies.

ARTICLE IV
GENERAL PROVISIONS

SECTION 401 ACCESSORY USES AND STRUCTURES

a) Attached  Structures:  An  accessory  structure,  attached  to  the  principal  building,  is
considered a part of the principal building for all regulatory purposes.

b) Nonattached Structures:  Any accessory  structure,  standing  apart  from the  principal
structure,  is  permitted  in  any  yard,  provided  that  such  structure  complies  with  the
applicable front, side and rear yard setback requirements within each Zone, respectively.
Apartments  or  other  living quarters  shall  not  be  permitted  in  an  accessory  structure.
Manufactured  homes  used  for  storage  are  prohibited.  For  all  other  requirements  a
nonattached structure is considered the same as a principal building. 

c) Fences and Walls: In the residential and village zones, no fence or wall (except a retaining
wall or a wall in a zone permitted under the terms of this Ordinance) shall be erected to
more than a height of three and one-half (3.5) feet within any required front setback area
and more than six (6) feet in any other  areas unless authorized by special exception or
ordinance. In the conservation and rural agricultural  zones, no fence or wall (except a
retaining wall or a wall in a zone  permitted under the terms of this ordinance) shall be
erected to more than ten (10) feet within any area of the property unless authorized by
special exception or ordinance. A fence may be erected for recreational courts which are
otherwise authorized by this ordinance. All recreational court fences, if erected; shall be
an open mesh permanent fence up to ten (10) feet in height. A clear sight triangle shall be
maintained at all street intersections.

1. In  all  zones,  fences  may  be  placed  up  to  but  not  on  a  property  line  unless  the
applicant can provide a copy of an attested written agreement executed between the
adjoining property owners in a form that is acceptable to the solicitor agreeing to no
setback. In all zones, fences shall not be placed within the street legal right-of-way.

d) Wind Energy Conversion Systems: Wind energy conversion systems either as part of a
structure or as an independent structure providing a significant fraction of the electricity,
space heating, space cooling or domestic hot water heating for a permitted use in any
zone, shall be permitted as accessory uses subject to the following constraints:



1. Wind Energy Conversion Systems

a. Wind energy conversion systems shall be permitted in any yard area except within
the required front yard setback.

b. The setback from any lot line must be equal to the height of the tower, plus the
length of the longest extension of the rotor plus ten (10) feet.

c. Climbing access to the tower shall be secured from use by unauthorized persons.

e) Satellite  Dish  Antenna:  Any  accessory  structure  capable  of  receiving,  for  the  sole
benefit of the principal use, of radio or television signals from a transmitter or transmitter
relay located in planetary orbit shall be subject to the following constraints if it is of a
size in diameter exceeding twenty-four (24) inches:

1. Such devices shall not be placed within or extend into any required setback area.

2. A satellite dish antenna shall be permitted in any yard.

3. No  ground-mounted  dish  antenna  used  for  residential  purposes  shall  exceed  an
overall diameter of twelve (12) feet or an overall height of fifteen (15) feet.

f) Outdoor Swimming Pools:  The following regulations apply to any pool or open tank
capable of containing water to a depth greater than one and one-half (1/2) feet:

1. Every outdoor swimming pool shall conform to all applicable requirements of State
law.

2. An outdoor swimming pool is permitted in any yard area, provided that it is at least
ten (10) feet from the side and rear property lines and not located within any required
front setback area.

3. Every outdoor swimming pool must be completely surrounded by a fence or wall not
less than four (4) feet in height, which shall be so constructed as not to have openings,
holes or gaps larger than six (6) inches in any dimension. This does not apply to
above-ground pools having a wall measuring four (4) feet in height and having a
retractable  ladder.  All  gates  or  doors  opening  through  such  enclosure  shall  be
equipped with a self-closing and self-latching device for keeping the gate or door
securely  closed  at  all  times  when not  in  actual  use,  except  that  the  door  of  any
dwelling which forms a part of the enclosure need not be so equipped.

4. Water shall  not be discharged from any swimming pool onto any public street or
alley.

5. Agricultural use ponds shall be excluded from the requirements of this Subsection.



g) Farm Produce Stands: The retail sale of agricultural products is permitted in any zone
on the property where they were produced subject to the following regulations:

1. A farm produce stand may be located in any yard area provided that it is at least ten
(10) feet from any property line.

2. When located in a R or VR Zone, such stands must be removed when products are no
longer on sale.

3. Farm produce stands shall be permitted only on properties where the items for sale
were produced.

4. The sale of such products shall clearly be accessory to the principal agricultural use.

h) Dumpsters and/or Refuse Storage Containers: Dumpsters or refuse storage containers
are permitted in any Zone subject to the following regulations:

1. The placement of the dumpster or storage container shall comply with all applicable
accessory use setbacks within the C, RA, R, and VR Zones and all  principal use
setbacks in the (CR and VC) Zones.

2. When  indoor  storage  is  not  provided  in  multi-family  developments  and  non-
residential uses, refuse and recyclable collection shall be centralized and enclosed in
accordance with this Section.

3. Exterior refuse and recyclable collection shall be separated from habitable buildings
by a minimum of 15 feet.

4. Refuse and recyclable collection dumpsters and/or containers shall include a concrete
pad and loading apron and be screened on all sides. Such screening shall consist of
decorative  masonry  walls,  solid  weather-resistant  wood  fencing  of  a  similar
appearance (such as white vinyl vertical planks). Primarily evergreen plantings are
also encouraged in addition to the fence or wall. The fence or wall shall include a
self-latching door or gate.

5. All dumpsters and/or containers shall be completely enclosed, and the lid shall be
kept in place. The locations of all dumpsters shall be shown on all site plans and land
development  plans  submitted  to  the  Township.6.  This  section  shall  not  apply  to
dumpsters temporarily placed during construction or demolition on the premises, or
for recycling containers that do not involve garbage. The placement of a temporary
dumpster or refuse container within a front yard is permitted for no more than thirty
(30) days in any calendar year provided such placement does not interfere with any
required clear-sight triangle on the subject property or any adjoining property and the
dumpster or storage container is setback at least twenty (20) feet from any front or
side property line.



i) Garage,  Yard and Moving Sales: Within any zone,  an owner  and/or  occupant  may
conduct up to three (3) garage/yard sales per year subject to the following requirements:

1. No  garage  or  yard  sale  shall  be  conducted  for  a  period  longer  than  three  (3)
consecutive days.

2. Such sales may offer for sale personal possessions; no import or stocking of inventory
shall be permitted.

3. Only one four (4) square foot sign shall be permitted advertising the garage/yard sale
located upon the premises where the sale occurs, and shall be erected no sooner than
seven (7) days prior to the sale and removed promptly upon the completion of the
sale.

4. In no case shall any aspect of the garage/yard sale be conducted in a street right-of-
way, except that parking may occur where permitted.

5. The  conduct  of  garage  sales  beyond  the  extent  described  herein  represents  a
commercial business and requires appropriate zoning authorization.

SECTION 419 NONCONFORMITIES

a) Continuance:

1. Except as otherwise provided in this Section, the lawful use of land or buildings existing 
at the date of the adoption of this Ordinance may be continued, although such use of land 
or building does not conform to the use regulations specified by this Ordinance for the 
zone in which such land or building is located.

2. Any nonconforming lot or structure existing at the date of the adoption of this 
Ordinance may be continued.

b) Expansion:

1. Non-conforming Structures:

a. Upon application for a special exception and in accordance with the provisions of 
Sections 604, the Zoning Hearing Board may approve the expansion of a structure or 
building which is not in conformance with the provisions of this Ordinance. It shall 
be the responsibility of the applicant to sufficiently document to the Zoning Hearing
Board that the proposed expansion or change will not be contrary to the public 
health, safety, and welfare of township residents in general and of the residents of 
the immediate area, in particular.

b. Any non-conforming structure may be enlarged, altered, extended, reconstructed, or 
restored after the effective date of this Ordinance to no more than an additional 



twenty-five percent (25%) of the area which was in non-conformance at the time of 
the adoption of this Ordinance. The applicant shall furnish conclusive evidence as to
the extent of the nonconformity when it was created.

c. The Zoning Hearing Board may attach additional provisions to the granting of a 
special exception to expand or change a nonconforming structure that serve to lessen 
the effect of the expansion on adjoining properties.

d. The expansion of a non-conforming structure shall   not   create   new   dimensional 
nonconformities or further increase existing dimensional nonconformities without 
the specific approval of a Variance by the Zoning Hearing Board.

e. Expansion of access drives, off-street parking and off-street loading shall be limited to
additional twenty-five percent (25%) of the area which was in non-conformance at 
the time of the adoption of this Ordinance.

f. Expansion of yards, building height and building area shall be limited to additional
twenty-five percent (25%) of the area which was in non-conformance at the time of 
the adoption of this Ordinance.

g. Any expansion that will reduce the extent of a non conformity shall not require 
special exception approval.

h. Expansion of the nonconformity shall be confined to the lot on which it was 
located or any adjoining lot under common ownership on the effective date of 
the Zoning Ordinance or any amendment thereto creating the nonconformity.

i. Buffers and screens shall be provided as necessary to adequately screen and protect
neighboring properties. This includes but is not limited to fences, walls, planting and
open spaces.

2. Non-conforming Uses:

a. Expansion of a non-conforming use is limited to 25% of the area which was in non-
conformance upon the adoption of this Ordinance.

b. The applicant shall furnish conclusive evidence as to the extent of the 
nonconformity when it was created prior to the enactment of the Warrington 
Township Zoning Ordinance.

c. The expansion will be limited to the current activities associated or ancillary to the 
current non-conforming use.

d. The expansion shall not result in the addition of a second nonconforming use on the 
property.

e. Any expansion that will reduce the extent of a non conformity or only involves a 
use that conforms with the Warrington Township Zoning Ordinance shall not 
require special exception approval.

c) Replacement:

1. Non-conforming Structures:



a. Upon application for a special exception and in accordance with the provisions of 
Sections 604 the Zoning Hearing Board may approve the replacement of a building 
which is not in conformance with the provisions of this Ordinance.

b. A nonconforming building or structure which has been completely removed may be 
replaced only in conformance with the provisions of this Ordinance. This includes, 
but is not limited to, the removal of manufactured or modular buildings or 
structures.

2. Non-conforming Uses:

a. Upon application for a special exception and in accordance with the provisions of 
Sections 604, the Zoning Hearing Board may approve the replacement of a use which 
is not in conformance with the provisions of this Ordinance with another 
nonconforming use.

b. The proposed use shall be equally compatible or more compatible with the 
surrounding area and equally appropriate or more appropriate to the zone in which 
located than the original nonconforming use.

c. The applicant shall show that the proposed replacement use will be equally or less 
objectionable in external effects than the existing nonconforming use with respect to:

1) Traffic generation and congestion including truck, passenger car and pedestrian 
traffic.

2) Noise, smoke, dust, fumes, vapors, gases, heat, odor, glare or vibration.

3) Storage and waste disposal.

4) Appearance.

ARTICLE VII
STANDARDS FOR SPECIAL EXCEPTIONS & CONDITIONAL USES

SECTION 733 RESERVED FOR FUTURE USE

SECTION 744 TRUCKSTOP

In the VC Zone and subject to the requirements of that zone except as herein modified and 
provided:

a) Access shall be via an arterial or collector street as designated in the Township 
Comprehensive Plan.



b) A buffer yard at least one hundred (100) feet wide must be located on the site in all 
situations where the site adjoins a RA, R or VR Zone. The buffer yard shall be naturally 
landscaped, have no impervious cover and shall not be used for parking, building, 
loading or storage purposes.

c) Storage of materials shall conform to all applicable State and Federal regulations.

d) Satisfactory provision shall be made to minimize harmful or unpleasant effects such as 
noise, odors, smoke, fumes, glare and vibration.

SECTION 762 TRUCK TERMINAL /   DISTRIBUTION CENTER / FULFILLMENT
CENTER & WAREHOUSE / LOGISTICS CENTER 

In the VC Zone, a truck terminal / distribution center / fulfillment center & warehouse / 
logistics center shall be permitted as a conditional use subject to the requirements of that zone 
except a herein modified and provided.

1. Truck Terminal / Distribution Center / Fulfillment Center & Warehouse / Logistics 
Center: The following requirements shall apply to all Truck Terminal / Distribution 
Center / Fulfillment Centers, as well as Warehouse / Logistics Centers, regardless of size. 
In the event that any of the following regulations are found to be in conflict with 
regulations found elsewhere in the Warrington Township  Zoning Ordinance, the most 
restrictive regulations shall be applied, unless otherwise stated.

A. Maximum Height:

(1) The maximum building height for these uses shall be 35 feet.

B. Access and Parking:

(1) Road Access: The use shall have direct access to a State-owned roadway, in 
the Village Commercial zone.

(2) Queuing Space: Where gates, guard shacks or checkpoints are proposed at the
entrance(s) to the facility, adequate queuing space shall be provided within the 
property boundaries to prevent stacking of vehicles on or along public streets.

(3) Traffic Control: Vehicular access shall be arranged so as to minimize danger 
and congestion along adjoining roads and to avoid the creation of nuisances to 
nearby properties.

(4) Off-Street Parking: In addition to off-street loading facilities, each use shall 



provide a minimum of one (1) passenger vehicle parking space per employee 
on the two largest shifts.

(5) Bicycles: Bicycle racks shall be provided at a rate of one (1) bicycle space for 
each 30,000 square feet of gross floor area.

(6) Transit: Efforts should be made to connect these facilities to existing public 
transit systems. Where transit lines exist along the frontage of the property, 
transit shelters should be provided.

(7) Electric Vehicles: At least ten (10) percent of all passenger vehicle parking 
spaces shall be electric vehicle (EV) ready, with all necessary conduit and 
related appurtenances installed.

C. Off Street Loading: Each use shall provide off-street loading facilities which meet 
the minimum requirements of this Section and are sufficient to accommodate the 
maximum demand generated by the use.

(1) Spaces for Tractor Trailers: A minimum of one (1) tractor-trailer space 
measuring at least 14 feet wide by 74 feet long shall be located at each loading
dock / bay.

In addition to the required spaces for each loading dock/bay, “stacking / 
storage” spaces for tractor-trailers measuring at least 14 feet wide by 74 feet 
long in an amount greater than or equal to 10% of the number of loading 
docks/bays for the stacking / storage of tractor-trailers shall be provided 
(fractions of spaces shall be rounded up). The parking and stacking design 
shall provide adequate area/spaces for the parking and stacking of tractor-
trailers that are awaiting entry to the loading / unloading area to prevent the 
backup of tractor-trailers and other vehicles onto public streets. All loading 
and stacking / storage spaces shall be directly accessible by adequately sized 
drive aisles.

(2) Loading Spaces: Each loading space and the needed maneuvering room shall 
be located entirely on the lot being served and be located outside of required 
buffer areas and street rights-of-way. No parking or loading/unloading shall be
permitted on or along any public road.

(3) Safety: Each loading space shall have sufficient maneuvering room to avoid 
conflicts with parking and traffic movements within and outside of the lot. No 
facility shall be designed or used in such a manner that it creates a safety 
hazard, public nuisance, or an impediment to traffic off the lot.

(4) Fire Lanes & Gated Emergency Access: Fire lanes shall be provided where 
required by state or federal regulations or other local ordinances. The specific 
locations are subject to review by the municipal fire marshal or the emergency 
service provider.



Gated access road(s) shall be installed around the facility, so that Emergency 
Service Providers have adequate site access, during emergency events.

D. Sound / Noise:

(1) CNEL:

a. The Community Noise Equivalent Level (CNEL) at the boundary of the 
property containing a sensitive receptor, shall not exceed 60 dBA.

b. The CNEL at the boundary of any developed property not containing a 
sensitive receptor shall not exceed 70 dBA.

c. Sound that is produced for not more than a cumulative period of one (1) 
minute in any hour may exceed the standards above by up to ten (10) 
dBA.

(2) The maximum sound levels listed above do not apply to emergency alerts, 
emergency work to provide electricity, water, or other public utilities when 
public health or safety is involved, snow removal, or road repair.

E. Lighting:

(1) Horizontal Surfaces: For the lighting of predominantly horizontal surfaces, 
such as, but not limited to, parking areas, roadways, vehicular and pedestrian 
passage areas, loading docks, building entrances, sidewalks, bicycle paths, and 
site entrances, luminaries shall be aimed down, and shall meet Illuminating 
Engineering Society of North America (IESNA) full cut-off/fully shielded 
criteria.

(2) Non-Horizontal Surfaces: For the lighting of predominantly non-horizontal 
surfaces such as, but not limited to, facades, landscaping, and signs, luminaries 
shall be shielded and shall be installed and aimed to not project their output 
into the windows of neighboring residences, adjacent uses, past the object 
being illuminated, skyward, or onto a public roadway.

(3) Adjacent Residential Uses: The illumination projected onto a residential use 
shall at no time exceed 0.1 footcandle, measured line-of-sight and from any 
point on the receiving residential property.

(4) Adjacent Non-Residential Uses: The illumination projected from any 
property onto a non-residential use shall at no time exceed 0.5 initial 
footcandle, measured line-of-sight from any point on the receiving property.

(5) Glare: Vegetation screens shall not be employed to serve as the primary means
for controlling glare. Rather, glare control shall be achieved primarily using 



such means as cutoff luminaries, shields and baffles, and appropriate 
application of luminary mounting height, wattage, aiming angle and luminary 
placement.

(6) LED Lights: LED light sources shall have a correlated color temperature that 
does not exceed 3000K.

(7) Luminaries: Luminaries shall not be mounted more than 20 feet above finished
grade of the surface being illuminated.

(8) Lighting: Lighting for parking areas and vehicular traffic ways shall be 
automatically extinguished nightly within ½ hour of the close of the facility. 
On / off control shall be by astronomic programmable controller with battery 
or capacitor power-outage reset. When after-hours site safety / security lighting
is proposed, such lighting shall not be in excess of 25% of the number of 
fixtures required or permitted for illumination during regular business hours. 
Where there is reduced but continued onsite activity throughout the night that 
requires site-wide even illumination, the use of dimming circuitry to lower 
illumination levels by at least 50% after 11 PM or after normal business hours, 
or the use of motion sensor control, shall be permitted.

F. Air Quality:

(1) Planning: The applicant shall be required to submit qualified expert evidence 
of the methods that will be used to assure that the proposed use will not 
contribute materially to air pollution and will comply with all applicable 
Federal Environmental Protection Agency (EPA) air quality standards. All 
reasonably foreseeable project impacts, including the project’s total, statewide, 
and cumulative emission impacts, shall be fully analyzed.

(2) Truck Impacts: The applicant will be required to fully analyze impacts from 
truck trips.

(3) Community Impacts: Contributions to air pollution in adjacent communities 
and their significance will need to be quantified.

(4) Electric:

a. Encourage the installation / use of electric hook-ups to eliminate idling of 
main and auxiliary engines during loading and unloading, and when 
trucks are not in use.

b. Encourage the installation and / or use of on-site equipment, such as 
forklifts and yard trucks, that are electric with the necessary electrical 
charging stations provided.

c. Encourage the installation and / or use of zero-emission light- and 



medium-duty vehicles.

(5) Idling: Trucks are to be prohibited from idling for more than five (5) minutes, 
as required by the Diesel-Powered Motor Vehicle Idling Act No. 124 of 2008.

(6) Efficiencies: Warehouse managers and employees should be trained in 
efficient scheduling and load management to eliminate unnecessary queuing 
and idling of trucks within the facility.

(7) Compliance: A compliance officer who is responsible for implementing all 
mitigation measures and providing contact information to the overseeing party 
should be appointed.

(8) Signage: Interior and exterior-facing signs, including signs directed at all dock 
and delivery areas, identifying idling restrictions and contact information to 
report violations, should be posted.

(9) Air Filtration: At the manufacturer’s recommended maintenance intervals, air 
filtration systems at sensitive receptors within a certain radius of the facility, 
should be installed and maintained. This resulting data should be made 
publicly available in real-time.

(10) Truck Charging Stations: The applicant shall construct electric truck charging
stations proportional to the number of dock doors and parking spaces at the 
project.

(11) Refrigeration: The applicant shall construct electric plugs for electric transport
refrigeration units at every dock door if warehouse use could include 
refrigeration.

G. Sensitive Receptors:

(1) Unless physically impossible, loading docks, truck entries, and truck drive 
aisles shall be oriented away from abutting sensitive receptors.

(2) To the greatest extent feasible, loading docks, truck entries, HVAC systems / 
ducting / fans, and truck drive aisles shall be located away from nearby 
sensitive receptors. Screening as described in Section 762 1. H. (7) shall be 
provided. In making feasibility decisions, the municipality must consider 
existing laws and regulations and balance public safety and the site 
development’s potential impacts to nearby sensitive receptors.

H. Buffer Yard:

(1) Where the combined footprint of the principal structure or structures is less 
than 100,000 square feet:



a. A minimum 100-foot buffer yard shall be provided along the entire length
of any street frontage of any property upon which the facility is located 
and along any property line which abuts or is within 500 feet of an 
existing residential property line or zone, school, daycare center, hospital,
place of worship, designated park, or public open space.

b. A minimum 100 foot buffer yard shall be provided along any property line
adjacent to a non- residential use or zone.

(2) Where the combined footprint of the principal structure or structures is 
between 100,000 square feet and 250,000 square feet:

a. A minimum 150-foot buffer yard shall be provided along the entire length 
of any street frontage of any property upon which the facility is located 
and along any property line which abuts or is within 500 feet of an 
existing residential property line or zone, school, daycare center, hospital,
place of worship, designated park, or public open space.

b. A minimum 100 foot buffer yard shall be provided along all other 
property lines.

(3) Where the combined footprint of the principal structure or structures exceeds 
250,000 square feet:

a. A minimum 300-foot buffer yard shall be provided along the entire length
of any street frontage of any property upon which the facility is located 
and along any property line which abuts or is within 500 feet of an 
existing residential property line or zone, school, daycare center, hospital,
place of worship, designated park, or public open space.

b. A minimum 100 foot buffer yard shall be provided along all other 
property lines.

(4) Buffer yards along roadways shall be measured from the street right-of-way 
line.

(5) Where a lot line drainage or utility easement is required, the buffer yard shall 
be measured from the inside edge of the easement.

(6) Buffer yards shall not include environmental encumbrances such as, but not 
limited to, wetlands, wetland transition areas, riparian buffers, and flood 
hazard areas as may be imposed by outside agencies.

(7) The buffer yard shall include a dense landscape buffer consisting of the 
following:

a. One (1) large evergreen tree per 25 linear feet of buffer. The size of large 



evergreen trees shall be a minimum of eight (8) feet in height at the time 
of planting. Narrow / upright evergreen species may also be used within 
buffers at a ratio of 3:1. No more than 25% of the total required large 
evergreen species can be substituted with narrow/upright species.

b. One (1) canopy (shade) tree per 75 linear feet of buffer. Size of canopy 
(shade) trees shall be a minimum of 2 ½ inch caliper at the time of 
planting.

c. One (1) ornamental/flowering tree per 50 linear feet of buffer. The size of 
ornamental/flowering trees shall be a minimum of eight (8) feet in height 
for multi-stemmed varieties, or 2 ½ inch caliper at the time of planting for
single-stemmed varieties.

d. Five (5) shrubs per 25 linear feet of buffer. Shrubs shall be fully branched 
and a minimum of three (3) feet in height at the time of planting. Shrubs 
shall be a combination of evergreen and deciduous species, with a 
minimum of 50% evergreen.

(8) The landscape buffer shall be located along the outer edge of the buffer yard.

(9) Plant material within buffer plantings shall meet the following requirements:

a. Be resistant to diesel exhaust.

b. Not identified on the most current DCNR invasive species or watch lists.

c. Be hardy within USDA hardiness Zones 6 and 7.

d. Shall be planted on the top and the exterior of any berm in order to 
provide effective screening.

e. Shall be arranged in groupings to allow for ease of maintenance and to 
provide a naturalized appearance.

f. Shall provide a diversity in plant species, such that no one species 
accounts for more than 25% of each plant type.

g. The plantings shall be arranged to provide a complete visual screen of the 
property at least 12 feet in height, measured in addition to the height of 
any required berm, within three (3) years.

(10) The buffer yard may be located within the required building setback lines. No 
impervious surface is permitted within the buffer yard aside from an access 
drive crossing.

I. Berms: Any vehicle or tractor-trailer truck parking, outdoor storage, and loading / 



unloading areas that are visible from and are within 250 feet of the exterior lot lines 
of the use shall be separated from such lot lines by an earthen berm in accordance 
with this section.

(1) The berm shall average a minimum of five (5) feet in height above the average 
adjoining grade ground level (disregarding any drainage channel) on the 
outside of the berm.

(2) The berm shall not have one completely continuous height, but instead shall 
vary in height by one (1) foot or two (2) feet in places.

(3) The top of the berm shall not have a width less than five (5) feet.

(4) The berm shall have a maximum side slope of three (3) feet horizontal to one 
(1) foot vertical.

(5) The berm shall be covered by a well-maintained all season natural ground 
cover, such as grass.

(6) Required screen plantings shall be arranged on the outside and top of the berm.

J. Environmental and Community Impact Analysis: Prior to the commencement of 
the conditional use hearing, the applicant shall provide an environmental and 
community impact analysis. The environmental and community impact analysis 
shall include:

(1) A narrative description of the nature of the on-site activities and operations, 
including the market area served by the facility, the hours of operation of the 
facility, the total number of employees on each shift, the times, frequencies, 
and types of vehicle trips generated, the types of materials stored and the 
duration period of storage of materials.

(2) A site plan of the property indicating the location of proposed improvements, 
flood plains, wetlands, waters of the Commonwealth and cultural and historic 
resources on the property and within 500 feet of the boundaries of the property.

(3) Evidence that the disposal of materials will be accomplished in a manner that 
complies with state and federal regulations.

(4) An evaluation of the potential impacts of the proposed use, both positive and 
negative, upon:

a. Emergency services and fire protection,

b. Water supply,

c. Sewage disposal,



d. Solid waste disposal,

e. School facilities and school district budget, and

f. Municipal revenues and expenses.

(5) Any environmental impacts that are likely to be generated (e.g., odor, noise, 
smoke, dust, litter, glare, heat islands, vibration, electrical disturbance, 
wastewater, stormwater, solid waste, etc.) and specific measures employed to 
mitigate or eliminate any negative impacts. The applicant shall further furnish 
evidence that the impacts generated by the proposed use fall within acceptable 
levels, as regulated by applicable laws and ordinances.

K. Traffic Impact Study: A Traffic Impact Study (TIS) is required. Refer to Section 407
of the Warrington Township Subdivision and Land Development Ordinance. The 
Traffic Impact Study shall also include a truck routing map identifying the 
anticipated route to and from the proposed facility to the municipal boundary. The 
truck routing map shall be consistent with existing truck routing signage and trip 
distribution data presented in the traffic study and shall identify any new proposed 
truck routes and necessary truck routing signage.

L. Signage and Traffic Patterns:

(1) Prior to conditional use approval, applicants shall submit to the municipal 
engineer, and obtain approval of, all turning templates to verify truck turning 
movements at entrance and exit access drives and street intersections adjacent 
to Truck Terminal / Distribution Center / Fulfillment Centers or Warehouse / 
Logistics Centers.

(2) Prior to conditional use approval, the applicant shall establish and submit for 
approval to the municipality a truck routing plan to and from the state highway
system. The plan shall describe proposed truck routing to and from the facility 
to designated truck routes that avoids passing sensitive receptors to the greatest
extent possible. The plan shall include measures, such as signage and 
pavement markings, queuing analysis and enforcement, for preventing truck 
queuing, circling, stopping, and parking on public streets. The facility operator
shall be responsible for enforcement of the plan. The Board of Supervisors 
shall have discretion to determine if changes to the plan are necessary 
including any additional measures to alleviate truck routing and parking issues 
that may arise during the life of the facility.

(3) Any entry gates into the loading dock/truck court area shall be positioned after 
a minimum of 150 feet of total available stacking depth inside the property 
line. The stacking distance shall be increased by 200 feet for every 20 loading 
docks beyond 50 docks. Queuing and circling of vehicles on public streets 
immediately pre- or post-entry to a Truck Terminal / Distribution Center / 



Fulfillment Center or Warehouse /  Logistics Center is strictly prohibited.

(4) Permanent idling restriction signs in accordance with the requirements of the 
Diesel-Powered Motor Vehicle Idling Act No. 124 of 2008 shall be posted at 
the facility along entrances to the site and in the dock areas and shall be strictly
enforced by the facility operator.

(5) Signs shall be installed at all truck exit driveways directing truck drivers to the 
truck route as indicated in the truck routing plan and state highway system.

(6) Signs and drive aisle pavement markings shall clearly identify the on-site 
circulation pattern to minimize unnecessary on-site vehicular travel.

(7) Facility operators shall post signs in prominent locations inside and outside of 
the building indicating that off-site parking for any employee, truck, or other 
operation related vehicle is strictly prohibited. The municipality may require 
the facility operator to post signs on surface residential streets indicating that 
off-site truck parking is prohibited by the Warrington Township Zoning 
Ordinance, Section 407 a) and / or the truck routing plan.

(8) Signs shall be installed in public view with contact information for a local 
designated representative who works for the facility operator and who is 
designated to receive complaints about excessive dust, fumes or odors, and 
truck and parking complaints for the site. Any complaints made to the facility 
operator’s designee shall be answered within 72 hours of receipt.

(9) All signs under this section shall be legible, durable, and weather-proof.

M. Parking and Amenities for Truck Drivers:

(1) A minimum of 10% of the required total tractor-trailer parking spaces shall be 
reserved for outbound trucks which are required to layover or rest due to 
federal hours of service regulations. Such spaces must be made available to 
tractor-trailers during and after the facility’s operating hours as necessary.

(2) All trucks awaiting access to a loading/unloading dock/bay shall park in the 
designated tractor-trailer parking spaces unless all such spaces are already 
occupied.

(3) Electrical outlets shall be included in parking areas for trucks to utilize.

(4) Every building containing a Truck Terminal / Distribution Center / Fulfillment 
Center or Warehouse / Logistics Center in excess of 25,000 square feet shall 
have a set of the following amenities for the truck drivers/operators of the 
vehicles using the facility in addition to any similar amenities provided to on-
site employees:



a. A suitable lounge for drivers/operators containing not less than five (5) 
seats;

b. A four (4)-seat table;

c. Restroom facilities, including at least three (3) sinks, stalls, etc. per 
restroom; and

d. Dispensing machines or other facilities to provide food and beverages.

One (1) set of these amenities shall be provided for every (30) truck loading / 
unloading docks of the structure, or portion thereof.

N. Pollution Containment: The facility shall include an appropriate system to contain 
and properly dispose of any fuel, grease, oils, or similar pollutants that may spill or 
leak.

O. Building Colors: External building materials shall be of colors that are low-
reflective, subtle, or earth tone. Fluorescent and metallic colors shall be prohibited 
as exterior wall colors.

P. LEED Certification: LEED certification is strongly encouraged as well as roof-
mounted accessory solar energy systems.

Q. Emergency Responders: The applicant shall coordinate with the Warrington 
Township emergency management coordinator to ensure there is adequate radio 
coverage for emergency responders within the building based upon the existing 
coverage levels of the Warrington Township Public Safety Radio Communications 
System at the exterior of the building and shall install enhancement systems as 
needed to meet compliance.

R. Mechanical Scraper Systems: Mechanical scraper systems shall be installed at each 
truck exit drive for the purpose of removing snow, slush and ice from trailer and 
truck rooftops. During winter months, all trucks must pass under these mechanical 
scrapers prior to exiting the warehouse facility.

S. Environmental Impact Assessment: An Environmental Impact Assessment shall be 
performed. The assessment shall be prepared by a professional engineer, ecologist, 
environmental planner, or other qualified individual. An assessment shall include a 
description of the proposed use, including location relationship to other projects or 
proposals, with adequate data and detail for Warrington Township to assess the 
environmental impact. The assessment shall also include a comprehensive 
description of the existing environment and probable future effects of the proposal. 
The description shall focus on the elements of the environment most likely to be 
affected as well as potential regional effects and ecological interrelationships. At a 
minimum, the assessment shall include an analysis of the items listed below 
regarding the impact of the proposed use and the mitigation of any such impacts. 



The assessment shall also include detailed examination of public resources most 
likely impacted by the development plan and include the following focus areas:

(1) Air pollution impacts emissions from vehicle operations, including from truck 
engines during idle time. The applicant shall identify all stationary and mobile 
sources of fine particulate matter (PM2.5), volatile organic compounds, and 
nitrogen oxides at the site. The applicant shall specify best management 
practices for preventing and reducing the concentration of air polluting 
emissions at the site. The owner or operator of the facility shall have anti-idling
signs prominently posted in areas where 15 or more trucks may park or 
congregate.

(2) The potential for public nuisance to residents resulting from operations and 
truck traffic, including noise, glare, light, and visual obstacles exists.

(3) A stormwater management plan will be required.

(4) Consistency with the municipal and county comprehensive plan. The applicant 
shall submit an assessment report of the impact of the proposed use on the 
goals of the respective plans. Where the proposed use conflicts with the 
comprehensive plan, the assessment report shall identify mitigation measures 
which may be undertaken to offset any degradation, diminution, or depletion of
public natural resources.

(5) Additional considerations. The following shall also be addressed:

a. Alternative analysis. A description of alternatives to the impacts.

b. Adverse impacts. A statement of any adverse impacts which cannot be 
avoided.

c. Impact minimization. Environmental protection measures, procedures, 
and schedules to minimize damage to critical impact areas during and 
after construction, including design considerations.

d. Mitigation steps. Listing of steps/structural controls proposed to minimize
damage to site before and after construction.

(6) Critical Impact Areas: In addition to the above, plans should include any 
area, condition, or feature which is environmentally sensitive or which if 
disturbed during construction would adversely affect the environment.

a. Critical Impact Areas include, but are not limited to, floodplains, riparian 
buffers, streams, wetlands, slopes greater than 15%, highly acid or highly 
erodible soils, hydric soils, hydrologic soil groups, areas of high-water 
table, and mature stands of native vegetation and aquifer recharge and 
discharge areas.



b. A statement of impact upon critical areas and of adverse impacts which 
cannot be avoided.

c. Environmental protection measures, procedures, and schedules to 
minimize damage to critical impact areas during and after construction.

T. Storage of Garbage: No storage of garbage (other than what is routinely produced 
on site and awaiting regular collection) shall be permitted.

U. Woodland Disturbance: Woodland disturbance, including alteration or removal of 
any hedgerows, shall be minimized. No portions of tree masses, tree line, hedgerow,
or individual freestanding trees measuring six (6) inches or greater in diameter at 
breast height (DBH) shall be removed unless it is clearly necessary to effectuate the 
proposed development. In no case shall more than 50% of any existing tree masses, 
tree lines, hedgerows, or individual freestanding trees with six (6)-inch or greater 
DBH be removed. For purposes of this subsection, a woodland is defined as a tree 
mass or plant community in which tree species are dominant or co-dominant and the
branches of the trees form a complete, or nearly complete, aerial canopy. Any area, 
grove or stand of mature or largely mature trees (i.e., six (6)-inch or greater DBH) 
covering an area of .25 of an acre or more, or consisting of more than 50 individual 
trees six (6) inches or greater DBH, shall be considered a woodland.

V. Threatened and Endangered Species:

(1) PNDI: A Pennsylvania Natural Heritage Program study (PNDI Receipt) dated 
within two (2) years of the submission of an application for conditional 
use/special exception or subdivision and land development, whichever is first, 
as well as any state agency clearance letters required thereby, shall be provided
to the municipality.

(2) Compliance: The applicant shall comply with all measures directed by the 
clearance letters to avoid, minimize, or mitigate impacts to endangered, 
threatened, and special concern species and their habitat.

W. Riparian Forest Buffer Area: Truck Terminal / Distribution Center / Fulfillment 
Centers or Warehouse / Logistics Centers subject to the requirements of this Section 
must satisfy the stricter of the requirements of this Section, or of 25 Pa. Code 
102.14, Riparian Buffer Requirements.

(1) For purposes of this Section, a riparian buffer is an area of permanent 
vegetation along a waterway that is left undisturbed to allow for natural 
succession of native vegetation. A riparian forest buffer is a riparian buffer that 
consists predominantly of native trees, shrubs and forbs that provide at least 
60% uniform canopy cover.

(2) Where the project site contains, is along, or is within 150 feet of a perennial or 



intermittent river, stream, or creek, lake, wetland, floodplain, pond, or 
reservoir, whether natural or artificial, the use will be subject to the 
requirements of this Section and shall, in accordance with the requirements of 
this subsection, do one of the following:

a. Protect an existing riparian forest buffer.

b. Convert an existing riparian buffer to a riparian forest buffer.

c. Establish a new riparian forest buffer.

(3) Where a riparian forest buffer exists, it shall be left intact to meet the width 
requirements in subsections (6) and (7). An existing riparian forest buffer need 
not be altered to establish individual Zones 1 and 2 under subsection (9).

(4) Riparian buffers that consist predominantly of native woody vegetation that do 
not satisfy the composition requirements for a riparian forest buffer in 
subsection (1) or the width requirements in subsections (6) and (7) shall be 
enhanced or widened, or both, by additional plantings in open spaces around 
existing native trees and shrubs to provide at least 60% uniform canopy cover 
for the required width and shall be composed of zones in accordance with 
subsection (9).

(5) On sites without native woody vegetation, a riparian forest buffer providing at 
least 60% uniform canopy cover shall be established to meet the width 
requirements in subsections (6) and (7) and be composed of zones in 
accordance with subsection (9).

(6) The width of the riparian forest buffer shall be a minimum of 100 feet on each 
side of the water body as measured from the top of the bank. The boundary of 
the buffer shall follow the natural stream-bank or shoreline.

(7) Measured within the 100 foot buffer, the following additional distances shall 
be added to the minimum width of the riparian forest buffer:

a. 10 feet if average slope is 10-15%,

b. 20 feet if average slope is 16-17%,

c. 30 feet if average slope is 18-20%,

d. 50 feet if average slope is 21-23%,

e. 60 feet if average slope is 24-25%, or

f. 70 feet if average slope exceeds 25%.



(8) In the case of the presence of a nontidal wetland or vernal pond wholly or 
partially within the riparian buffer area, an additional 25 feet shall be added to 
the width of the riparian forest buffer area for that portion of the buffer area 
along the wetland, floodplain, or pond.

(9) A new riparian forest buffer or a converted riparian forest buffer shall be 
composed of zones as follows:

a. Zone 1 shall begin at the top of the stream-bank or normal pool elevation 
of a lake, pond or reservoir and occupy a strip of land 50 feet in width, 
measured horizontally on a line perpendicular from the top of the stream-
bank or normal pool elevation of a lake, pond or reservoir. Predominant 
vegetation must be composed of a variety of native riparian tree species 
identified in Appendix C.1 of the PA Department of Environmental 
Protection Guidance Document 394-5600-001, entitled Riparian Forest 
Buffer Guidance.

b. Zone 2 shall begin at the landward edge of Zone 1 and occupy an 
additional strip of land a minimum of 50 feet in width, measured 
horizontally on a line perpendicular from the top of the streambank or 
normal pool elevation of a lake, pond or reservoir. Predominant 
vegetation must be composed of a variety of native riparian trees and 
small tree/shrub species identified in Appendix C.1 of the PA Department 
of Environmental Protection Guidance Document, 394-5600-001, entitled
Riparian Forest Buffer Guidance.

(10) No earth disturbance, land development, or storing or stockpiling of materials 
shall occur within the riparian forest buffer area.

(11) In the management of riparian buffers, noxious weeds and invasive species 
shall be removed or controlled to the greatest extent possible.

(12) Existing, converted, and newly established riparian buffers, including access 
easements, must be protected in perpetuity through deed description, 
conservation easement, permit conditions, or any other mechanisms that 
ensure the long-term functioning and integrity of the riparian buffer.

(13) The riparian buffer shall be designated on the final subdivision and / or land 
development plan.

X. Solar:

(1) All building roofs shall be solar ready, which includes designing and 
constructing buildings in a manner that facilitates and optimizes the installation
of a rooftop solar photovoltaic (PV) system at some point after the building has
been constructed.



(2) Any portion of a building’s rooftop that is not covered with solar panels or 
other utilities shall be constructed with light colored roofing material with a 
solar reflective index of not less than 78. This shall be the minimum solar 
reflective rating of the roof material for the life of the building.

(3) On buildings over 400,000 square feet, prior to issuance of a certificate of 
occupancy, Warrington Township shall ensure rooftop solar panels are installed 
and operated in such a manner that they will supply 100% of the power needed
to operate all non-refrigerated portions of the facility, including the parking 
areas.

2. Truck Terminal / Distribution Center / Fulfillment Center: The following requirements
apply specifically to Truck Terminal / Distribution Centers / Fulfillment Centers.

A. Minimum Lot Area: The minimum required lot area for a Truck Terminal / 
Distribution Center / Fulfillment Center is ten (10) acres.

B. Minimum Distance in Feet from any Adjacent Residential Lot Line: The minimum
distance in feet from any adjacent residential lot line to any entrance for trucks, 
loading/unloading area, structures, outdoor storage, or truck parking area is 300 feet.

3. Warehouse / Logistics Center: The following requirements apply specifically to 
Warehouse / Logistics Centers.

A. Minimum Lot Area:

(1) The minimum lot area for a Small Warehouse / Logistics Center shall be five 
(5) acres.

(2) The minimum lot area for a Large Warehouse / Logistics Center having a gross
floor area less than or equal to 100,000 square feet shall be seven (7) acres.

(3) The minimum lot area for a Large Warehouse / Logistics Center having a gross
floor area greater than 100,000 square feet shall be ten (10) acres.

ARTICLE VIII
ADMINISTRATION AND ENACTMENT

SECTION 801 PERMITS



a) Zoning Permits: A zoning permit, which must be obtained from the Zoning Officer, shall 
be required for the erection, enlargement, repair, alteration, moving or demolition of any 
structure, except for (1) temporary signs and fences and (2) alterations, repairs or 
maintenance of any structure or land, provided that such repairs do not change the use, the 
exterior dimensions or the structure, or otherwise violate the provision of any Township 
Ordinance. Work authorized by the permit shall begin within ninety (90) calendar days and
shall be fully completed within a period of one (1) calendar year from the date of issuance 
of the zoning permit or the permit shall expire. However, in the case of large or extensive 
projects, the applicant may specify the estimated project completion date, and, upon 
concurrence of the Zoning Officer, the permit shall expire on that date; or the Zoning 
Officer may extend the time for completion to a period not exceeding two (2) years from 
the date of issuance, provided the work authorized by the permit has commenced within 
the initial ninety (90) day period. Time extensions shall be granted only if a written request
is submitted by the applicant which sets forth sufficient and reasonable cause for the 
Zoning Officer to approve such a request. The permit application must be accompanied by 
a site plan showing as necessary to demonstrate conformity to this Ordinance 91-01.

1. Lot: The location and dimensions of the lot.

2. Streets: Names and widths of abutting streets and highways.

3. Structures and Yards: Locations, dimensions, and uses of existing and proposed 
structures and yards on the lot and, as practical, of any existing structures within one 
hundred (100) feet of the proposed structure but off the lot.

4. Improvements: Proposed off-street parking and loading areas, access drives and walks. 
Proposed sewage disposal system.

5. Assigning of Street Address Numbers to New Construction: Whenever any building 
shall be erected within the Township, a street address number shall be assigned upon the
issuance of a building permit. The owner shall cause the street address number to be 
displayed as required upon commencement of any building activity, including 
excavation. Upon completion of construction, the street address number shall be 
displayed permanently. The assignment of a street address number in the permitting 
process shall constitute notice to the owner of the requirements of this chapter and no 
further notice shall be required to take enforcement action.

6. Location and specifications for street address numbers:

a. Location:

1) Street address numbers shall be displayed on the same side of the street on which 
the building is located.

2) Each building owner shall permanently display the street address number 
designated for his or her business or residence in a prominent place visible from 



the street and no farther distance than a twenty-five-foot radius from the point 
where the driveway giving access to the premises intersects with a street, with the 
following exceptions:

(a) In the event that the building is located on a private road or street, the street 
address number shall be displayed to be visible from such road or street.

(b) The street address number may be displayed upon the building itself if, in 
the judgement of the Township, the street address number is sufficient in 
size and placement as to be clearly visible from the street.

(c) In the event that a common or joint driveway is utilized by multiple 
buildings:

[1] Street address numbers for all buildings having access through the 
common or joint driveway shall be displayed together in a prominent 
place visible from the street and no farther distance than a twenty-five-
foot radius from the point where the driveway giving access to the 
premises intersects with a street.

[2] Buildings having access through common or joint driveways shall 
display additional street address numbers within a five-foot radius of 
the point(s) of separation(s) of the common driveway and the 
individual accessway.

(d) If the placement of the street address number within the location limits as 
prescribed by this chapter cannot be accomplished, the Township shall 
direct the placement of the street address number in such manner as to 
satisfy the intent and purpose of this chapter.

3) Each street address number shall be displayed separately unless a joint or 
common driveway is utilized.

4) Street address numbers must be visible from both directions of travel from the 
roadway.

b. Street address number specifications. The following specifications shall apply to the 
building displayed:

1) The required numbers are to be of a durable light-reflecting material or to be of a 
color which contrasts with the immediate background, and be Arabic numerals or 
alphabet letters at least four inches high, with a minimum stroke width of 0.5 
inch.



2) All street address numbers shall be attached to a post, tree or other appropriated 
structure at a point no less than three feet from ground level; or to the building 
itself as provided herein.

c. Each owner of a building shall be responsible for the constant maintenance of the 
street address number in a complete and legible form.

For lots less than one half (1/2) acre in area, the site plan must be a scale of one (1) inch 
equals twenty (20) feet; for larger lots, the site plan must be at a scale of one (1) inch 
equals forty (40) feet. The north point must be shown on all site plans.

b) Use Certificates: A use certificate, certifying compliance with this Ordinance, must be 
obtained from the Zoning Officer for any new building or structure as below or for any 
change of use of a building, structure or land as set forth below before such new building, 
structure or use or change of use is occupied or established:

1. Use of a structure erected, structurally altered or extended, or moved after effective date
of this Ordinance.

2. Use of vacant land except for agricultural purposes.

3. Any change in a conforming use of a building, structure or land.

4. Any change from a nonconforming use of a building, structure or land to a conforming 
use.

5. Any change in the use of a building, structure or land from that permitted by any 
variance of the Zoning Hearing Board.

 
The applications for a use certificate must include a statement of the intended use and any
existing use of the building, structure or land. The certificate continues in effect as long as
the  use  of  the  building,  structure  or  land  for  which  it  is  granted  conforms  with  this
Ordinance.

SECTION 812     EFFECTIVE DATE

This Zoning Ordinance and all of its Amendments shall become effective five (5) days after its
enactment  by  the  Board  of  Supervisors  of  Warrington  Township,  County  of  York,
Commonwealth of Pennsylvania.  

This Ordinance ordained and enacted this 20th day of January, 2010 and as Amended March 16,
2022; April 11, 2024; and all amendments thereto, AND NOW, as amended by Ordinance No.
2025-02, revising Sections 203, 307, 401, 419, 733, 744, 762, and 801, adopted by the Board of



Supervisors of Warrington Township, York County, Pennsylvania, into Ordinance on this 13th day
of February 2025.

ORDAINED AND ENACTED, this 13th day of February 2025.

Attest: Board of Supervisors 
Warrington Township
York County, Pennsylvania

_________________________________      By: ____________________________________
Stacy Wiseman-Zorbaugh, Secretary Jason Weaver, Chairperson

____________________________________
Zachary Fickes, Vice Chairperson

____________________________________
Jim Smedley, Supervisor

____________________________________
Ed Mattos, Supervisor

____________________________________
Michael L. Saylor, Supervisor


