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ARTICLE 2600 

CONDITIONAL USES 

 

 

§ 208-2601 Applicability. 

 

The BOARD OF SUPERVISORS shall have the power to approve CONDITIONAL USES when this chapter 

specifically requires the obtaining of such approval and for no other USE or purpose. 

 

 

§208-2602 Application and Approval Procedure. 

A. Application Procedure. 

1. An application for conditional use approval shall be filed with the Zoning Officer, on forms 

prescribed by the TOWNSHIP, at least twenty (21) DAYS prior to the date of the regular 

meeting of the Planning Commission, at noon.  A conditional use application shall not be 

considered to be administratively complete until all items required by this Chapter, including 

the application fee and/or deposit, have been received by the Township. 

 

2. The Zoning Officer shall review the application to determine whether all materials required 

by this Chapter have been submitted by the applicant.  If all such materials have not been 

submitted by the applicant, then the Zoning Officer shall reject the application as 

administratively incomplete and shall notify the applicant, in writing, citing the specific 

deficiencies and the specific requirements of this Chapter that have not been met. 

 

3. Within 5 days of receipt of an administratively complete application, the Zoning Officer shall 

submit one copy of the application and any materials submitted therewith to: the Township 

Solicitor; the Township Engineer; any Township professional consultant deemed necessary 

by the Township Manager; and the County Planning Agency or its designee. 

 

4. The Zoning Officer shall submit one copy of an administratively complete application and 

any materials submitted therewith to each member of the Township Planning Commission by 

no later than the Friday prior to the date of the regular meeting of the Planning Commission. 

 

5. The Planning Commission shall review the application and forward its recommendation to 

the Township Board of Supervisors. 

 

6. The Board of Supervisors shall hold a public hearing, pursuant to public notice, within the 

time periods and procedures required by the MPC.  The public hearing shall commence 

within 60 days of the date of the filing of an administratively complete application.  Public 

hearings shall be conducted and held in accordance with the applicable provisions of the 

MPC. 

 

7. The Board of Supervisors shall render a written decision on the conditional use application 

within 45 days of the last hearing.  Where the application is contested or denied, the Board of 

Supervisors decision shall be accompanied by findings of fact and conclusions based thereon, 

together with any reasons therefor.  Conclusions based on any provisions of this Chapter or 

any other rule, regulation, ordinance or statute shall contain a reference to the provision relied 

upon and the reasons why the conclusion is deemed appropriate in light of the facts found.  
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8. In granting a conditional use pursuant to this Chapter, the Township Board of Supervisors 

may impose any reasonable conditions it believes are necessary to ensure compliance with 

this Chapter, Chapter 174, Subdivision and Land Development, the Marshall Township Code 

of Ordinances, as amended, and all other ordinances of the Township, and as it otherwise 

deems necessary to implement the purposes of this Chapter and the MPC. 

 

9. A copy of the final decision or, where no decision is called for, of the findings, shall be 

delivered to the applicant personally or mailed to him not later than the day following its date. 

 

10. All development, construction and use shall be in accordance with the approved conditional 

use decision and plan, unless a revised conditional use application is submitted, approved and 

filed.  The approved conditional use plan shall consist of the application, as submitted, 

together with all of its attachments and exhibits, as finally approved by the Board of 

Supervisors, and the conditions attached by the Board of Supervisors.  Any development 

contrary to the approved conditional use decision and plan shall constitute a violation of this 

Chapter. 

 

B. Application Content. 

1. All applications for conditional use approval shall demonstrate compliance with the:  general 

standards and criteria of this Article; the applicable express standards and criteria of this 

Article; and the applicable lot and yard requirements of the zoning district in which the use is 

proposed. 

 

2. All applications for conditional use approval shall be submitted to the Zoning Officer, in the 

form prescribed. The number of copies of each of the following items shall be prescribed by 

the Planning Director.   

(a) Full scale copies and half-scale copies of all required plans, maps and drawings; 

(b) Copies of all other application materials. 

 

3. An application for conditional use approval shall not be considered administratively complete 

until all items required by this Chapter, including the application fee and and/or deposit, have 

been received by the Zoning Officer. 

4. All applications for conditional use approval shall contain the following: 

(a) A development plan, as defined by this Chapter; 

(b) A legal document verifying applicant’s legal interest in the subject property (i.e. 

deed, sales agreement, lease); 

(c) A traffic impact study, as described in Chapter 174, Subdivision and Land 

Development, unless otherwise waived by the Board of Supervisors; 

(d) The application fee and/or deposit in an amount set from time to time by resolution of 

the Board of Supervisors; and 
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(e) construction plans, where renovations or modifications of an existing building is 

immediately contemplated, showing the scope, nature and extent of said renovation 

or modification. 

 

C. Expiration of Approval.  The grant of a conditional use shall expire 2 years after the date of the 

Board of Supervisors written decision unless: (1) the applicant has applied for and obtained a 

building permit and commenced construction; or (2) in a case where the conditional use does not 

require the issuance of a building permit, the applicant has applied for and obtained an occupancy 

permit and has commenced the use which is the subject of the conditional use approval.  

Expiration of the conditional use approval under this Article shall require the applicant to re-

apply for conditional use approval. 

 

 

§208-2603.  General Standards and Criteria. 

A. Before approving a conditional use application, the Board of Supervisors shall determine that the 

proposed use complies with the following general standards and criteria, which are in addition to 

any other requirements in this Chapter for a specific type of use or development: 

1. The proposed use will not alter the established character and use of the neighborhood or 

district in which it is located, and will not substantially impair the use or development of 

adjacent properties. 

2. The establishment, maintenance, location and operation of the proposed use will not be 

detrimental to or endanger the public health, safety, morals, comfort or general welfare. 

3. The proposed use complies with all applicable provisions and requirements for that type of 

use contained in this Chapter (unless a variance to any provision has been granted by the 

Zoning Hearing Board) and all other applicable Federal, State, County, and Township laws, 

statutes, ordinances and regulations, including but not limited to:  Chapter 174, Subdivision 

and Land Development; Chapter 165 Stormwater Management of the Marshall Township 

Code of Ordinances, as amended. [Amended 9-29-2008 by Ord. No. 393] 

4. The proposed use is compatible with surrounding land uses.  It does not have a negative 

impact on the existing neighborhood or development in terms of air and water quality, noise, 

illumination and glare, restrictions to natural light and air circulation or other hazardous 

conditions that could endanger surrounding residents or impair the use of surrounding 

properties. 

5. The proposed site of the conditional use is suitable in terms of topography, soil conditions 

and size, based on number of projected users and the frequency of use of the proposed use. 

6. The proposed use and site provides for safe, adequate vehicular and pedestrian access.  It has 

access from a street capable of handling the traffic generated by the proposed use, and it will 

not result in undue traffic congestion and hazardous conditions on adjacent streets.  The use 

provides for safe and efficient internal circulation and sufficient off-street parking and 

loading. 

7. The proposed use complies with all applicable standards and requirements for providing 

sanitary sewage disposal, water supply, storm water management, solid and toxic waste 

storage and disposal. 
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8. The proposed use provides landscaping, screening and buffer areas sufficient to protect the 

use, enjoyment and development of adjacent properties. 

9. The proposed use is in general conformity with the Township Comprehensive Plan. 

 
B. The BOARD OF SUPERVISORS shall grant a CONDITIONAL USE only if it finds adequate evidence 

presented by the applicant that the proposed CONDITIONAL USE is duly authorized under 

provisions of this chapter, that the application falls within the terms of the specific provisions 

allowing for CONDITIONAL USES and that the proposed USE complies with all other requirements 

of this chapter.  The BOARD OF SUPERVISORS shall refuse an application for CONDITIONAL USE 

where opponents to the application establish by a preponderance of evidence that the application 

is contrary to the health, safety and morals or general welfare of the community at large.  The 

BOARD OF SUPERVISORS, in granting a CONDITIONAL USE, may attach such reasonable conditions 

and safeguards other than those related to offsite transportation or road improvement, in addition 

to those expressed in the ordinance, as it may deem necessary to implement the purposes of this 

act and the zoning ordinance, except that conditions of approval shall not include those related to 

off-site transportation or road improvements pursuant to Section 603(c) (2) of the MPC. 
 

C. The BOARD OF SUPERVISORS shall, among other things, require that any proposed USE and 

location be: 

 

1. In accordance with the Marshall Township Comprehensive Plan and consistent with the 

spirit, purposes and the intent of this chapter. 

 

2. In the best interests of the township, the convenience of the community and the public 

welfare and be a substantial improvement to the property in the immediate vicinity. 

 

3. Suitable for the property in question and designed, constructed, operated and maintained so as 

to be in harmony with and appropriate in appearance to the existing or intended character of 

the general vicinity. 

 

4. In conformance with all applicable requirements of this chapter. 

 

5 Traffic Impact: 

 

(a) A traffic impact study (TIS) shall be required (unless otherwise waived by Board of 

Supervisors) as described is Section 174-205(D) (14) of the Marshall Township 

Subdivision and Land Development Ordinance. 

 

 

§ 208-2604 Standards for Review for Specified Land Uses.  

 

A. Adult-Oriented Establishments. 

 

In addition to the applicable requirements found in Article 2600 regulating CONDITIONAL USES, 

the following standards for review shall be applied when considering an application for an 

ADULT-ORIENTED ESTABLISHMENT in the district. 

 

1. All ADULT-ORIENTED ESTABLISHMENTS shall be a stand-alone use situated on a lot having a 

minimum area of one (1) acre. 
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2. All ADULT-ORIENTED ESTABLISHMENTS shall not be permitted to be located within three 

thousand (3,000) feet of any other ADULT-ORIENTED ESTABLISHMENT whether such use is 

situated in Marshall Township or otherwise. 

 

 

3. No permit will be issued for any ADULT-ORIENTED ESTABLISHMENT which intends to be 

located within the below listed distances of such institutional or residential property lines: 

(a) church - eight hundred (800) feet 

(b) public or private pre-elementary, elementary, or secondary school property - eight 

hundred (800) feet 

(c) public library - six hundred (600) feet 

(d) child day care or nursery school - eight hundred (800) feet 

(e) public playground or park - eight hundred (800) feet 

(f) child-oriented business - eight hundred (800) feet 

(g) commercial recreation uses - six hundred (600) feet 

(h) residential uses or zones - six hundred (600) feet 

 

4. The distance between any two ADULT-ORIENTED ESTABLISHMENTS shall be measured in a 

straight line, without regard to intervening structures, from the closest point on the exterior 

parcel line of each such establishment.  The distance between any adult-oriented 

establishment and a land use specified in Section 208-2604 (A)(3)(c) above, shall be 

measured in a straight line, without regard to intervening structures from the closest point on 

the exterior parcel line of the adult-oriented establishment to the closest point on the exterior 

parcel line of said specified land use. 

 

5. No materials or merchandise of any kind offered for sale, rent, lease, or loan or for view upon 

the premises of an ADULT-ORIENTED ESTABLISHMENT shall be exhibited or displayed outside 

of a building or structure. 

 

6. SIGNS identifying an ADULT-ORIENTED ESTABLISHMENT shall conform to the provisions of 

Article 2100 of the Zoning Ordinance except as provided herein: 

 

7. SIGNS for ADULT-ORIENTED ESTABLISHMENTS shall contain no photographs, silhouettes, 

drawings, or pictorial representations of any manner and may contain only: 

(a) the name of the establishment, and/or 

(b) one or more of the following phrases; 

(i) adult bookstore; 

(ii) adult motion picture theater; 

(iii) adult entertainment studio; 

(iv) rap studio; 
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(v) exotic dance studio; 

(vi) sensitivity studio; 

(vii) massage parlor; 

(viii) adult modeling studio; or 

(ix) other term of like import. 

 

(c) A wall sign for adult movie theaters may contain the additional phrase, “movie titles 

posted inside premises.” 

 

8. An ADULT-ORIENTED ESTABLISHMENT may be open for business only Monday through 

Saturday from 10:00 AM to 12:00 Midnight prevailing time.  No adult-oriented establishment 

shall be open at any time on Sunday or on a legal holiday as set forth in the Act of May 31, 

1893, P.L. 188 § 1, as amended, 44 P.S. §11. 

 

9. It shall be a violation of the Zoning Ordinance if a person causes or permits the operation, 

establishment, or maintenance of more than one adult-oriented establishment in the same 

building, structure, or portion thereof, or the increase of floor areas of any adult-oriented 

establishment in any building, structure, or portion thereof containing another adult-oriented 

establishment. 

 

B. Agriculture  

 

1. To qualify as agricultural use or for the production and keeping of farm animals, the 

minimum lot size shall be five (5) acres. 

 

2. No barn lot, mushroom house or manure storage shall be established any closer than one 

hundred (100) feet to any property line. 

 

3. The number of dwellings permitted on a farm shall not be limited, provided that density does 

not exceed one (1) single-family dwelling per ten (10) acres and that dwellings shall be 

separated by a minimum of two hundred (200) feet for use by resident farm workers or family 

members. 

 

4. Silos and bulk bins shall be exempted from area and bulk regulations when attached to an 

existing building. 

 

5. Farm buildings and other structures shall not be constructed closer than one hundred (100) 

feet to any property line. 

 

6. No dwelling shall be constructed closer than seventy-five (75) feet to such lines. 

 

7. All other new construction, including structures for temporary storage of feeds, shall conform 

to setback requirements. 
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8. Display and sale of farm products shall be permitted, provided that: 

 

(a) At least fifty percent (50%) of such products shall have been produced on the 

property on which they are offered for sale. 

 

(b) PARKING SPACE for at least three (3) cars shall be provided no closer than twenty 

(20) feet from the highway RIGHT-OF-WAY LINE. 

(c) Sale of FARM products shall be conducted from a portable stand, dismantled at the 

end of the growing season, or from a permanent BUILDING, under the following 

conditions: 

(i) Such permanent BUILDING shall be located at least one hundred (100) feet 

from the RIGHT-OF-WAY LINE of the road or fifty (50) feet if such permanent 

BUILDING, in the opinion of the Zoning Officer, resembles a FARM 

outbuilding.  Such portable stand shall be located at least twenty-five (25) 

feet from the edge of the cartway; and 

(ii) PARKING SPACE shall be provided behind the highway RIGHT-OF-WAY LINE 

at the ratio of one (1) space for each three hundred (300) square feet of 

BUILDING floor area, but in no case fewer than three (3) spaces. 

 

C. Automobile Sales 

 

1. Automobile Sales shall be subject to the following standards in the RB Zoning District: 

(a) No inventory parking shall be permitted between the principal building and a public 

street. All off-street parking areas (including all outdoor areas devoted to displaying 

vehicles for sale), shall be located to the side or rear of the principal building. 

Customer and perimeter parking shall comply with “off-street parking area 

standards” contained in Article 1100. 

(b) The total Automobile display and sales area encompass both indoor and outdoor 

areas. A minimum of ten (10%) percent of the automobile display and sales must be 

contained within the indoor showroom 

(c) Automobile sales uses shall provide a building having a minimum gross floor area of 

2,000 square feet for display, sales and service activities. 

(d) Automobile sales uses shall not employ outdoor loudspeaker paging systems. 

(e) All repairs and service shall be conducted in an enclosed building. 

(f) Verification of compliance with all PA Department of Environmental Protection 

(DEP) requirements relative to the handling and disposal of oil, battery acid, tires, 

etc., shall be provided. 

(g) External lighting shall be reduced in intensity by 50% at the close of each business 

day. 

 

 

 

 

 



(updated 7-13-2011) 

 

2. Automobile Sales shall be subject to the following standards in the HC Zoning District: 

(a) Minimum required lot size: 5 acres 

(b) Automobile sales uses shall provide a building having a minimum gross floor area of 

2,000 square feet for display, sales and service activities. 

(c) All exterior sales areas shall be graded and surfaced with asphalt, concrete or other 

material that will provide equivalent protection against potholes, erosion and dust. 

(d) All displayed vehicles shall be located at least ten (10) feet from any property line. 

(e) No automobile sales use shall employ flashing lights, streamers, banners, or similar 

devices in any of its displays, signage or building materials. 

(f) Display vehicles shall not be parked in spaces required for customers, employees or 

service parking. 

(g) Automobile sales uses shall not employ outdoor loudspeaker paging systems. 

(h) All repairs and service shall be conducted in an enclosed building. 

(i) Verification of compliance with all PA Department of Environmental Protection 

(DEP) requirements relative to the handling and disposal of oil, battery acid, tires, 

etc., shall be provided. 

(j) External lighting shall be reduced in intensity by 50% at the close of each business 

day. 

 

D. Bed and Breakfasts 

 

1. A Bed and Breakfast Inn shall be allowed only in a single-family, detached residential 

dwelling. No modification to the external appearances of the building (except fire and safety 

requirements), which would alter its residential character shall be permitted.  

 

2. Accommodations for overnight lodging at a BED AND BREAKFAST Inn shall be limited to 

no more than five (5) guest rooms. The guest rooms shall be rented to overnight guests on a 

daily basis 

 

3. Accommodations at a BED AND BREAKFAST  may include breakfast or brunch prepared 

on the premises for guests and included in the charge for the room.   

 

4. Special occasion functions may be conducted on the grounds surrounding the home and in 

buildings accessory to a residential home.  

 

5. Catered food service from a licensed facility is permitted without additional licensing 

requirements.  

 

6. No cooking facilities shall be provided or permitted in individual guests rooms.  
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7. BED AND BREAKFAST’S  must conform to the bulk and area regulations of the zoning 

district in which it is located.  

 

8. BED AND BREAKFAST’S shall comply with the rules and regulations of the Pennsylvania 

Department of Labor and Industry and shall retain proof of certification of occupancy from 

the Department and all other applicable building, safety, and fire codes of the federal, state, or 

local government. 

 

E. Cemetery 

 

1. A minimum site of ten (10) acres is required. 

 

2. A drainage plan shall be submitted with the application for the use showing existing and 

proposed runoff characteristics. 

 

3. A ground water study prepared by a hydrologist or registered engineer qualified to perform 

such studies shall be submitted with the application 

 

4. All maintenance equipment shall be properly stored in an enclosed building when not in use. 

 

5. Burial sites shall comply with the setbacks required for principal structures in the 

Zoning District and burial structures shall not be located within one hundred (100) 

feet of any property line adjoining residential use or Residential Zoning District. 

 

F. Child Day Care  

 

1. Proof of a valid license to operate child day care facilities issued by the Pennsylvania 

Department of Public Welfare shall be provided to the Township prior to the issuance of an 

occupancy permit by the Township for the use. 

 

2. All child day care facilities shall provide a minimum area for indoor play at a ratio of forty 

(40) square feet per child. 

 

3. All child day care facilities shall provide outdoor play space at a minimum ratio of sixty-five 

(65) square feet per child using the outdoor play facility.  Long, linear configurations shall be 

avoided to assure the functionality of the space as a play area.  At no point shall the play area 

be less than twenty (20) feet in width. 

 

(a) The outdoor play area shall adjoin the building where the child day care facility is 

located. 

 

(b) The outdoor play area shall be no closer than thirty (30) feet to a private/public street 

right-of-way, or ten (10) feet to any other property lines. 

 

(c) The outdoor play space shall be completely enclosed by a safe and adequate fence or 

wall a minimum of four (4) feet in height, unless a greater height is required by the 

Board of Supervisors.  Any outdoor play area potentially susceptible to encountering 

vehicles leaving the roadway, travel lanes, or access ways shall be protected by a 

barrier capable of preventing the vehicle from entering the play area. 
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(d) Non-yielding surfaces, such as concrete, asphalt, gravel, etc., are prohibited beneath 

any piece of permanently installed play equipment.  Certain rubber padding may be 

permissible over hard surfaces when approved by the Board of Supervisors.  Non-

yielding surfaces shall not exceed on-quarter (1/4) of the required outdoor play space. 

 

4. Within the Highway Commercial (HC) District, a minimum visual buffer Bufferyard B shall 

be installed between the child day care facility and other nonresidential uses not on the 

subject property within the district. 

 

5. Safe vehicular access and off-street areas for the discharge and pick-up of children shall be 

provided in the following manner: 

(a) Minimum dimensions of discharge and pick-up areas shall measure eight by fifty-five 

(8 x 55) feet. 

(b) Discharge and pick-up areas shall be so located and designed so that the vehicles 

intended to use them can maneuver safely and conveniently to and from a public 

right-of-way and complete the discharge and pick-up without obstructing or 

interfering with the use of any public right-of-way, any parking space, or parking lot 

aisle. 

(c) No area allocated as a discharge and pick-up area may be used to satisfy the area 

requirements for off-street parking, nor shall any portion of any off-street parking 

area be used to satisfy the area requirements for discharge and pick-up areas.  All off-

street discharge and pick-up areas shall be separated from walkways, sidewalks, 

parking lot aisles, streets, and alleys by curbing or other protective devices as 

approved by the Township Engineer. 

 

G. Uses Not Specifically Listed as Permitted or Conditional Uses 

 
1. Uses which are not specifically listed as permitted or conditional uses in any zoning district 

may be authorized in the PIP District by the Marshall Township Board of Supervisors as 

conditional uses.  

 

2. In order to obtain a conditional use under this Section, the applicant bears the burden of 

establishing the following to the satisfaction of the Board: 

(a) The proposed use must be fully consistent and in harmony with the purpose of the 

district in which it will be located. 

(b) The impact of the use on the environment and adjacent streets is equal to or less than 

any use specifically permitted as a permitted or conditional use in the subject district. 

(c) In determining the impact on the environment and adjacent properties, the Board 

shall consider such development characteristics as the number of employees, the 

floor area of the proposed building devoted to the proposed use, the type of products 

involved, the materials, equipment or services involved, the magnitude of walk-in 

trade, traffic generation, parking demand, environmental impacts, and any other 

information that Board determines will aid in determining the impact of the use. 
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(d) The proposed use shall comply with the expressed standards and criteria of the 

zoning district in which the use is to be located and all other requirements of this 

Chapter and the Township subdivision and land development regulations. 

(e) The proposed use shall be in accordance with the community development objectives 

of this Chapter and the Comprehensive Plan, as adopted and amended. 

 

3. Prior to the public hearing before the Township Board of Supervisors, the applicant shall 

submit all studies, documents and testimony which the applicant wishes to be considered in 

connection with the conditional use application, for review and recommendation by the 

Township Planning Commission. 

4. When granting a conditional use pursuant to this Section, the Board may impose any 

reasonable conditions it believes are necessary to ensure compliance with this Chapter and 

the Township subdivision and land development regulations. 

 

H. Concentrated Animal Operations 

 

1. Concentrated animal operations, subject to;  

 

(a) Approval for such operations from the Pennsylvania Department of Environmental 

Protection, The Nutrient Management Act Regulations, Title 25, Chapter 83.  

 

(b) Such use shall not be located within 500 feet of any property line, nor within 1,000 

feet of any occupied dwelling, public building, school, park, community or 

institutional building. These setback requirements shall not apply to structures 

located on the same lot as the proposed use. 

 

(c) The construction of solid or liquid waste facilities shall not be permitted until such 

time as compliance with the Title 25, Chapter 83, regulations is demonstrated in 

writing.  

 

I. Continuing Care Retirement Community 

 

1. The continuing care retirement community is designed primarily for persons aged fifty-five 

(55) and over.  

 

2. The following uses shall be permitted as principal uses within the continuing care retirement 

community.  

 

3. Residential Uses:  

 

(a) Long-term care nursing centers.   

 

(b) Assisted living care. 

 

(c) Single family detached dwellings. 

 

(d) Single family attached dwellings.  

 

(e) Multi-family dwellings.  
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4. Public Uses:  

 
(a) Public park, recreational areas and greenways. 

 
(b) Public libraries.  

 
5. Institutional Uses 

 
(a) Churches and similar places of worship. 

 
6. The following uses shall be permitted as accessory uses in the continuing care retirement 

community for the exclusive use of residents and their guests. It shall be the burden of the 

applicant to demonstrate how these uses will be restricted to residents and their guests. 

 
(a) Medical facilities.  

 

(b) Common dining facilities.   

 

(c) Group recreation facilities.  

 

(d) Adult day care. 

 

(e) Gift stores. 

 

(f) Food and beverage stores. 

 

(g) Personal care services. 

 

7. Each accessory use shall be located in a building occupied by residential uses or in a 

community activities building.  

 

8. Each accessory commercial use shall not exceed two thousand five hundred (2,500) square 

feet of net floor area (for accessory commercial uses net floor area as defined herein shall 

also exclude food preparation areas and lavatories).  

 

9. The total area reserved of commercial accessory uses shall not exceed four (4%) percent of 

the total land area including buildings, sidewalks, open space, access drives and parking, 

and no more than twenty five thousand (25,000) square feet, whichever is less. 

 

10. Applications for a continuing care retirement community within the CR and SR zoning 

districts shall follow provisions for Conservation Subdivisions, in 208-1607 of this 

Ordinance for the determination of required greenway preservation area required.  
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11. The continuing care retirement community shall meet the following area, density, coverage 

and yard requirements.    

 
(a) Minimum development area shall be ten (10) acres.  

 

(b) Maximum density for residential units shall be six (6) units per acre.  

 

(c) Maximum impervious surface ratio shall be fifty (50%) percent.  

 

(d) Yards shall meet the following minimum setback requirements:  

 

(e) Front yard:  Fifty (50’) feet.  

 

(f) Side yards:  Forty (40’) feet.  

 

(g) Rear yard:  Fifty (50’) feet.  

 

(h) More than one building on a single lot shall meet the following minimum interior 

yard spacing requirements:  

 

(i) Front to front: Seventy (70’) feet.  

 

(ii) Front to side: Fifty (50’) feet.  

 

(iii) Front to rear: Seventy (70’) feet.  

 

(iv) Side to rear: Thirty (30’) feet.  

 

(v) Side to side: Fifteen (15’) feet.  

 

(vi) Rear to rear: Fifty (50’) feet.  

 

(vii) Corner to corner: Twenty (20’) feet.  

 

12. Staging of development.  When the continuing care retirement community is to be 

developed in stages, the following criteria must be met:  

 
(a) The land development plan presented to the Township must show the approximate 

location and type of use for each stage of the development.  

 

(b) The percentage of nonresidential development of each stage shall not exceed the 

percentage of residential development represented on the staging plan.  

 

13. Public/community water and public/community sewer shall be required.  

 
14. The continuing care retirement community shall provide proof that all applicable State, 

County and Township licenses have been obtained.  
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J. Conversion - residential to NONRESIDENTIAL USE. 

 

No RESIDENTIAL USE shall be converted to a NONRESIDENTIAL USE, except in accordance with the 

provisions of this section.  The BOARD OF SUPERVISORS may authorize as a CONDITIONAL USE 

the conversion of any dwelling existing at the effective date of this chapter to any 

NONRESIDENTIAL USE permitted in the DISTRICT, provided that: 

 

1. The proposed use shall comply with the yard, area, off-street parking and other 

requirements that apply to commercial use in the district insofar as practicable. 

 

2. No existing yards or required open spaces shall be reduced to less than the requirements of 

this district governing a permitted use. 

 

3. No living accommodation or sleeping quarters shall be authorized, except such accessory 

use as is permitted in the district. 

 

4. The proposed reconstruction and conversion shall be in keeping with the predominant 

character of the district and shall not detract from the use of an adjoining property for any 

permitted use. 

K. Conversion - SINGLE-FAMILY to MULTI-FAMILY. 

 

1. No single-family dwelling shall be converted to a multi-family dwelling, except in 

accordance with the provisions of this section.  The Board of Supervisors may authorize as 

a conditional use the conversion of any dwelling existing at the effective date of this 

chapter to multiple-family use permitted in the district, provided that: 

 

2. The proposed use shall comply with the yard, area, off-street parking and other 

requirements that apply to the use in the district insofar as practicable. 

 

3. No existing yards or required open spaces shall be reduced to less than the requirements of 

this district governing a permitted use. 

 

4. The proposed reconstruction and conversion shall be in keeping with the predominant 

character of the district and shall not detract from the use of an adjoining property for any 

permitted use. 

 

L. Drive-Through Facility 

 

1. Minimum Stacking Space Requirements. 

  

(a) All uses which include a drive-up window or which are characterized by patrons 

remaining in their vehicles to receive service shall provide on-site stacking spaces in 

order to alleviate traffic congestion. 

 

(b) Stacking spaces shall be a minimum of twelve (12) feet in width and twenty (20) feet 

in length. 
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(c) All stacking areas shall be separate from other vehicular and pedestrian circulation 

aisles and parking spaces.  It is recommended that stacking lanes be separated 

through the use of landscaped islands bounded by concrete curbing. 

 

(d) The number of stacking spaces required shall be determined by the following 

schedule:  

(i) Restaurant, Fast Food: a minimum of five (5) spaces as measured from the 

drive-thru window. 

(ii) Vehicular Washes: a minimum of four (4) spaces per car wash bay as 

measured from the bay. 

(iii) Financial Institutions: a minimum of four (4) spaces for one (1) drive-thru 

window, plus three (3) spaces for each additional drive-thru window or 

automated teller machines (ATM). 

(iv) Other Uses With Drive-Thru Windows or Similar Characteristics:  for uses 

not provided herein, the Planning Commission shall determine the 

appropriate number of stacking spaces based on a use listed above that most 

closely approximates the proposed use, or through information provided by 

the developer or owner of the proposed use, or through consultation with 

other communities containing uses similar to the one proposed, or through a 

combination of these methods.  

2. Drive-in facilities adjacent to or integrated in a shopping center or cluster of commercial 

facilities shall use the common access with other business establishments in that center.  

 
3. Exterior microphone/speaker system shall be arranged or screened to prevent objectionable 

noise impact on adjoining properties.  

 
4. All automated teller machines shall be located so that the on-site movement of vehicles will 

not be hampered by those cars belonging to persons using the automated teller machines. 

 
M. Elementary and Secondary Schools, Colleges, and Universities  

 

1. The public and non-public schools shall adhere to the following dimensional characteristics,  

 
(a) Minimum lot area – two (2) acres.  

 

(b) Minimum set back requirements:  

 

(i) Front yard – fifty feet (50’).  

 

(ii) Side yard – fifty feet (50’).  

 

(iii) Rear yard – fifty feet (50’).  
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(iv) Minimum lot width – one hundred feet (100’). 

 

(v) Maximum impervious surface ratio– seventy percent (70%).  

 
2. All off-street parking shall be set back at least twenty-five feet (25') and screened from 

adjoining property lines.  

 

3. Outdoor play areas shall be located in the rear or side yards at a minimum of fifty feet (50’) 

from side and rear property lines.  When within the CS or SR District  outdoor play areas 

shall be buffered in accordance with  Bufferyard B; Article 2200, to protect the neighborhood 

from inappropriate noise and other disturbances generally associated with educational 

facilities.  

 
4. Off-street parking lots shall not be used as outdoor play areas.    

 
5. All outdoor play areas must provide a means of shade such as a shade tree(s) or pavilion(s).  

 
6. Passenger "drop-off" and "pick-up" areas shall be provided and arranged so that students 

do not have to cross traffic lanes on or adjacent to the site.  

 

N. Funeral Homes and Mortuaries 

 

1. The minimum lot area shall be 40,000 square feet. 

 

2.    The site shall have frontage on and direct vehicular access to an arterial or 

collector street. 

 

O. Gasoline Station with or without convenience store, Vehicular Repair Garage, or Vehicular Body 

Shop 

 

1. All minor repair work, vehicle washing, waxing, detailing, lubrication and installation of 

parts and accessories shall be performed within an enclosed building.  

 

2. All accessory car washing areas shall discharge into public sanitary sewers.  

 

3. All vehicle parts, dismantled vehicles and similar materials shall be stored within an enclosed 

building or totally screened from view by a solid or privacy fence inside of a row of shrubs or 

evergreens with a minimum height of four (4) feet.  

 

4. All vehicles awaiting repair shall be stored on the lot in an approved storage area and, in no 

case, shall said vehicles be stored on or obstruct access to a public right-of-way.  

 

5. All fuel, oil and similar substances shall be stored at least twenty-five (25) feet from any 

property line.  

 

6. The handling and disposal of motor oil, battery acid and any other substance regulated by 

Federal Statute and the Pennsylvania Department of Environmental Protection (PA DEP) 

shall be in accordance with all permits and requirements of that agency or its successor 

agency.  Any suspension, revocation or violation of the PA DEP permits shall be a violation  
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 of this Ordinance and shall be subject to the enforcement provisions of Article 2800 of this 

Ordinance. [Amended 9-29-2008 by Ord. No. 393] 

 

P. Commercial Greenhouse, Garden Center, or Plant Nursery 

 

1. Commercial greenhouse heating plants shall be at least one hundred (100) feet from any 

property line.   

 

2. For commercial greenhouses and garden centers, the retail sales area for a greenhouse shall 

not exceed twelve hundred (1,200) square feet. The growing area shall not be considered 

sales area.  

 
Q. Halfway House 

 

1. Halfway house must be licensed where required by an appropriate government agency(ies), 

and shall be in compliance with all applicable rules and regulations of the licensing body(ies).  

A copy of any required license must be delivered to the Township prior to beginning the use.  

 

2. A half-way house shall be directly affiliated with a parent institution or organization which 

shall provide full-time supervision and administration to the residents of the house.  

 

3. A common cooking and eating area must be provided; no cooking or dining facilities shall be 

provided in individual rooms or suites.  

 

4. The residents of the HALFWAY HOUSE shall reside on-premises to benefit from the 

services provided.  

 

5. Necessary PERMITS for water supply and sanitary waste disposal must be obtained.  

 

6. The HALFWAY HOUSE shall not be located within one thousand (1,000’) feet of any the 

following USES:  

 

(a) Amusement park;  

 

(b) Camp (for MINORS’ activity);  

 

(c) Child care facility;  

 

(d) CHURCHES AND SIMILAR PLACES OF WORSHIP;  

 

(e) Community center;  

 

(f) Library; 

 

(g) MUSEUM; 

 

(h) Park;  

 

(i) Playground;  
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(j) SCHOOL;  

 

(k) Other lands where MINORS congregate;  

 
7. The HALFWAY HOUSE shall not be located with one thousand (1,000) feet of another 

HALFWAY HOUSE.  

 

8. Each application shall be accompanied by a statement describing the following:  

 

(a) The character of the HALFWAY HOUSE;  

 
(b) The policies and goals of the HALFWAY HOUSE and the means proposed to 

accomplish those goals;  

 
(c) The characteristics of the residents and number of residents to be served;  

 
(d) The operating methods and procedures to be used; and  

 
(e) Any other facts relevant to the proposed operation of the half-way house.  

 
9. Any use permit granted for the half-way house shall be bound to the type and number of 

offenders listed on the application.  

 

R. Hotel, Motel, and Hotel-Office Complex 

 

1. Developments related to a hotel/motel or hotel-office complex shall not exceed sixty (60) feet 

in height and a hotel-office complex must be integrated into one (1) contiguous structure.  In 

those cases where the lot or parcel of ground to be developed is irregular in shape and 

bordered on at least two (2) sides by non-accessible highways, the Board may deviate from 

otherwise applicable lot area coverage provisions and setback requirements of this chapter. 

2. Parking shall be as required by the Board and shall be based on the single or combined use or 

uses of the property.  Requirements for parking shall take into consideration the established 

number of parking spaces set forth in Article 1900 but such section shall not be binding on 

the Board. 

3. Fire safety precautions shall be as finally determined by the Board upon recommendation of 

the Fire Marshal's office. 

4. All entrances to motel or hotel rooms shall be through an interior hallway. No exterior door 

access shall be permitted from hotel or motel rooms.  

 

S. Junkyard  

 
1. Maximum lot area shall be five (5) acres.  

2. The outdoor area devoted to the storage of junk shall be completely enclosed by an eight (8’) 

foot high opaque fence which shall be set back at least fifty (50’) feet from all property lines 

and one hundred (100’) feet from residentially-zoned or existing residential properties.  
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3. The setback area between the fence and the lot lines shall be kept free of weeds and all scrub 

growth.  

4. All completely-enclosed buildings used to store junk shall be set back at least fifty (50’) feet 

from all property lines.  

5. No material may be stored or stacked so that it is visible from adjoining properties and roads.  

6. All additional Federal and State laws shall be satisfied. The applicant shall provide 

documentation of compliance to the Zoning Officer from the applicable State or Federal 

agency.  

7. All junk shall be stored or arranged so as to permit access to firefighting equipment and to 

prevent the accumulation of water, and with no junk piled to a height greater than eight (8’) 

feet.  

8. No oil, grease, tires, gasoline, or other similar material shall be burned at any time.  No 

hazardous materials as defined by State and Federal regulations shall be stored or burned at 

any time.  

9. Any junkyard shall be maintained in such a manner as to cause no public or private nuisance, 

not to cause any offensive or noxious sounds or odors, and not to cause the breeding or 

harboring of rats, flies, mosquitoes, or other vectors of disease.  

10. No junkyard shall be located on land with a slope in excess of eight (8%) percent, prime 

agricultural soils, sinkhole prone soils, wetlands, woodlands, or floodplains. 

 

T. Kennels, Private or Commercial:  

 

1. Demonstrate that all animals are confined to the property.  

 

2. Demonstrate adequate methods for sanitation and sewage disposal.  

 

3. Outdoor runs shall be located a minimum of 200 feet from any dwelling not located on the 

same lot.  

 

4. Outdoor runs shall be screened with a solid fence to reduce the potential for inciting dogs to 

bark due to external influences.  

 

5. A site plan, drawn to scale, shall accompany the application indicating the location of 

existing and/or proposed parking facilities, buildings, runs and other physical features.  

 

U. Assisted Care Nursing Facility 

 

1. Lot area: A minimum lot size of 2 acres shall be required. 

 
2. Building area: The maximum percentage of the lot covered by buildings shall not exceed 

20%. 

 

3. Impervious surface ratio: The maximum impervious surface ratio shall be 50%. 

 

 



(updated 7-13-2011) 

 

4. YARDS: 

 

(a) FRONT YARD 50 feet minimum. 

 

(b) SIDE YARD; 50 feet minimum. 

 

(c) REAR YARD: 50 feet minimum. 

 

5. STREET FRONTAGE: 100 feet 

 

6.   The assisted care nursing facility shall meet all  licensing requirements of the Commonwealth 

of Pennsylvania. 

 

V. Manufacturing, Light 

 

1. All manufacturing USES shall be conducted in an enclosed BUILDING except for parking, 

LOADING or storage. All BUILDINGS shall be of fireproof CONSTRUCTION to meet the 

requirements of state and/or national fire codes and any building, plumbing or other codes for 

Marshall Township and the state then in effect or thereafter enacted or amended. 

 

2. No truck/bus yard shall be closer than 300 feet to a residential dwelling, public or private 

school, day care center, hospital, or public park, as measured from the subject site’s property 

line to the nearest property line of the residence(s), school, day care center, hospital or park 

site. 

 

3. The property on which the use is conducted shall not exceed 3 acres in size. 

 

4. All vehicles on-site need to be in operable condition. 

 

5. The site shall be developed with permanent related buildings. No trailers or temporary 

modular units are permitted. 

 

6. Service bays shall be designed or oriented so as to not to be readily visible from the public 

right-of-way. 

 

W. Medical Office [Amended 5/12/2008 by Ord. No. 389] 

 

1. Such use shall be licensed by the appropriate departments and/or agencies of the 

Commonwealth of Pennsylvania. Said license and all appropriate documentation shall be 

submitted with the application for such use. 

 

2. Such uses shall be conducted in a manner that does not violate any provisions of this chapter 

or any other federal, state, county or municipal statute or regulation. 

 

 

 3. Such uses shall be staffed during all hours of operation by personnel licensed by the 

Pennsylvania Department of Health. 

 

 4. Such uses shall submit a community impact analysis consisting of the following information: 
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 (a) Information concerning hours of operation. 

 (b) Information concerning patient treatment capacity. 

 (c) Information concerning average daily patient visits. 

 (d) Information concerning the average number of daily vehicle TRIPS estimated to 

be generated by such USE, with peak-hour vehicle TRIP ends identified. 

 (e) Information concerning any and all public transportation connections that might 

serve the facility. 

 (f) Information concerning the estimated level of emergency (police, fire, 

ambulance, etc.) calls on a monthly basis generated by such USE. 

 (g) Information concerning all personnel licensed by the Pennsylvania Department 

of Health. Any change in this information to any such permitted use shall be 

reported to the Township within 30 DAYS. 

 (h) Information concerning all security measures to be instituted within the facility. 

 (i) Information concerning any security measures to be instituted on the lot or 

parcel. 

 

5. The Board of Supervisors may impose additional conditions for approval based upon staff 

review and recommendation of the community impact analysis. 

 

6. The Zoning Officer shall have the right to inspect such USES periodically to assure 

compliance with all conditions of approval. 
  

 

X. MOBILE HOME PARK 

 

1. Mobile/MANUFACTURED HOME PARKS shall meet the requirements of the Township 

Subdivision and Land Development Ordinance, as amended; however, the zoning standards 

shall apply if they are more stringent than the Subdivision and Land Development Ordinance.  

 

2. MOBILE HOME PARKS shall adhere to requirements of Section 208-1607, Conservation 

Subdivision to determine the minimum area of greenway required for the development. 

 

 

3. A MOBILE HOME PARK shall only include mobile homes of single width or multiple 

widths, but shall not include travel trailers or motor homes.  

 

4. The TRACT of land to be developed for a mobile home park shall be in single and separate 

ownership.  

 

5. Any parcel to be used as a MOBILE HOME PARK shall have a minimum size of twenty-five 

(25) acres.  

 

6. Any site proposed for a MOBILE HOME PARK shall not be subject to any nuisance, such as 

excessive noise, vibration, smoke, toxic matter, radiation, heat, odors or glare.  
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7. Every area to be used as a mobile home park must be served exclusively by an approved 

public or community water supply system and waste disposal system.  In the case of 

community systems a maintenance and ownership agreement shall be required.  

 

8. Density - The total number of lots in a mobile home park shall not exceed a maximum 

density of eight (8) lots per acre   

 

9. Yard and Area Regulations - The following yard setback and lot area regulations shall apply 

to all mobile home parks developed pursuant to this Section.  

(a) Setback from Tract Boundary - No mobile home, auxiliary park buildings and other 

park structures may be located closer than seventy-five feet (75') to any boundary of 

a mobile park regardless of whether that boundary abuts a lot, water body, road or 

other right-of-way.  

(b) Lot Area - All mobile home lots in a mobile home park, regardless of tenure, shall 

have a minimum lot size of five thousand (5,000) square feet.  

(c) Lot Width - No individual mobile home lot shall be less than fifty (50’) feet in width 

at the building setback line.  

(d) No individual mobile home lot shall be less than twenty-five feet (25') in width at the 

right-of-way line or the edge of the pavement of a private street, measured fifty feet 

(50') from the center line of a public or private street or right-of-way, as applicable.  

(e) Building Area - The maximum coverage of any individual mobile home lot by all 

primary and accessory buildings and structures, including covered patios or decks, 

shall not exceed forty percent (40%).  

(f) Minimum Structure Setbacks -   

(i) Front Yard - In no case shall the long side of a mobile home be located closer 

than thirty feet (30') from the edge of the street right-of-way; provided, 

however, that the short side (ends of unit) of a mobile home may be located 

no closer to the street right-of-way than twenty-five feet (25'). 

(ii) No more than six (6) mobile homes in a row shall have the same setback 

distance; where varied setbacks are implemented, the difference shall be at 

least four feet (4').  

(iii) Side and Rear Yards - No mobile home or accessory building may be located 

closer than ten feet (10') to any side or rear lot line of an individual mobile 

home lot.  

(g) Distance Between Structures - Mobile homes and roofed structures of areas attached 

thereto shall be separated from each other, and from other buildings, other than 

accessory structures, at their closest points by a minimum of twenty feet (20'); 

provided, however, that whenever two mobile homes have their longer sides parallel 

or essentially parallel to each other for more than twenty-five percent (25%) of the 

length of either the minimum distance between the two mobile homes shall be thirty 

feet (30').  
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Y. Multi-Family Dwellings, (including Two-Family Dwellings, Triplexes, Quadplexes, 

Townhouse Dwellings, and Apartment Dwellings) 

 
The provisions contained herein apply to the development of multi-family residential 

developments, whether allowed as a permitted or conditional use.  

 

1. General Requirements  

 

(a) Area and bulk regulations for Multi-Family Dwellings per 208-303. 

 
(b) Habitable space shall not be less than six-hundred forty (640) square feet 

 
(c) Townhouse buildings shall be limited to a maximum of five (5) units attached. 

 
(d) Apartment Buildings shall be limited to a maximum of 32 units per building 

 
(e) All buildings shall be oriented to face the street and meet the minimum and 

maximum front yard setbacks for the district. 

 
(f) The use of alleys or rear access drives is required for apartment dwellings. In no 

instance shall off-street parking areas be the focal point for design. Off-street parking 

areas shall be located to the side or rear of buildings. 

 

 

2. Open Space and Recreation Area Requirements for Apartments and other Multi-Family 

Developments over 5 acres in size 

(a) Intent:  Creating areas of common open space that are easily accessed by residents 

provides focal points for community recreation and interaction, as well as 

preservation of identified environmental features, and adds to the quality of life for 

residents. Given the environmental and recreational benefits of common open space 

it should be purposefully integrated into the overall design of a multi-family 

development and not merely be residual areas left over after buildings and parking 

lots are located. Open space requirements are not applicable for multi-family 

developments containing townhouses, duplexes, triplexes or Quadplexes, unless the 

development site is five (5) acres or greater.  

(b) A minimum of twenty-five percent (25%) of the total tract areas shall be required to 

be preserved as open space on the site. The required open space shall include, at a 

minimum, any primary  conservation areas identified on site, including  wetlands, 

100-Year floodplains, and steep slopes twenty-five percent (25%) or greater. 

Standards contained in Section 174-302.D.1 of the Township Subdivision and Land 

Development Ordinance shall be utilized to determine primary conservation areas. 

[Amended 9-29-2008 by Ord. No. 393] 
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(c) A minimum of 10% of the tract or four-hundred (400) square feet per dwelling unit,  

whichever is greater shall be set-aside as common usable open space in the form of 

an urban park for the enjoyment of the residents of the development. The usable open 

space (urban park) shall be centrally located and accessible to all residents and be 

constructed on generally flat land and located on otherwise easily buildable land (net 

buildable land). The common usable open space shall be counted toward meeting the 

total common open space requirements indicated in (a) above. 

(d) Acceptable forms of “usable open space” include improvements for a courtyard or 

plaza, an urban park area design with benches, shade trees, pedestrian connections, 

an open grass area, and may also incorporate a play area for children depending on 

the anticipated resident group.  

(e) The usable open space area may be calculated as part of the minimum twenty-five 

percent (25%) required open space to be preserved on the site.  

(f) The following areas shall not be allowed as part of the calculation of common open 

space: 

(i) private yards, lots, decks, patios dedicated for use by a specific unit 

(ii) public right-of-way or private streets or drives 

(iii) land covered by structure, except those allowed as part of the usable open 

space, such as gazebos, picnic shelters,  tennis courts or swimming pools 

(iv) Required perimeter setbacks 

(v) Retention and detention ponds 

(g) Pedestrian access to common open space shall occur within five hundred (500’) of 

every building unit within the development. 

 

3. Building Design Standards: 

 

(a) The establishment of building design standards for multi-family dwellings located 

within the Marshall Township is intended to benefit the community as a whole by 

striving for the following goals: 

(i) To preserve, protect and promote the public health, safety and welfare  

(ii) To protect the Township from unregulated construction of inferior and 

unsuitable buildings that are more prone to damage caused by fire and high 

winds from tornados or hurricanes that can result in physical injury to 

residents of those buildings. 
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(iii) To minimize the spreading of a hazard within multi-family structures by 

utilizing superior materials and design.   

(iv) To preserve, enhance, and balance the environmental, social, cultural and 

aesthetic values desirable in a rural-suburban community while promoting 

the development of a variety of high-quality housing choices consistent with 

the objectives of the adopted Comprehensive Plan. 

(v) To provide protections from negative impacts of highly concentrated 

developments in order to protect property values of adjoining and 

predominant lower density residential properties. 

(vi) To promote development that is compatible with surrounding sites and 

preserves the sense of community. 

(vii) To plan for harmonious neighborhoods through higher standards of design 

that results in increasing property values within these neighborhoods and 

requires buildings that are less prone to deterioration  

(viii) To increase the overall economic tax base of the Township by attracting 

quality development 

 

(b) In addition to the above stated purposes, these building design standards are intended 

to create and add to the visual interest of Marshall Township’s streets; to ensure 

quality and consistency in building architectural character and style; to ensure 

compatibility with adjacent development, as applicable; to avoid featureless building 

massing; to provide building design details to reduce the visual scale of large multi-

family buildings; to achieve unity of design through the use of similar materials; to 

ensure use of building materials that are durable and attractive; and to ensure 

accessory structures are compatible in design with the primary buildings they serve.  

 

(c) All building plans for multi-family development in all zoning districts shall be 

prepared and sealed by an architect and shall meet all provisions of this section.  

 

4. Building Height/Massing/Form  

 

(a) Intent  

 

These standards are intended to achieve the following purposes:  

 

(i) Provide a distinctive, quality, consistent, architectural character and style in 

new multi-family development that avoids monotonous and featureless 

building massing and design.  

 

(ii) Ensure building design and architectural compatibility within a multi-family 

development.    

 

(iii) As applicable, new building design should respect the context of adjacent 

residential neighborhoods, including the height, scale, mass, form, and 

character of surrounding development.  
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(b) Building Length  

 

(i)        The maximum length of a multi-family residential building shall be 200 feet.  

 

(c) Building Mass and Form  

 

(i) Multi-family building design should incorporate visually heavier and more 

massive elements at the building base, and lighter elements above the base. A 

second story, for example, should not appear heavier or demonstrate greater 

mass than that portion of the building supporting it.   

 

a. The following common building materials are listed in order from 

heaviest to lightest: stone, brick, wood, and stucco. 

 

b.          In instances where the same building material is used in differing 

colors, darker hues will be considered heavier than lighter hues.  

 

(ii) All buildings shall be designed to provide complex massing configurations 

with a variety of different wall planes and roof planes. Plain, monolithic 

structures with long, monotonous, unbroken wall and roof surfaces of fifty 

(50’) feet or more are prohibited. At least every fifty linear feet (50’), wall 

and roof planes shall contain offsets or setbacks with a differential in 

horizontal plane of at least four feet (4’). (see figure 1) 

 

Figure 1 – Examples of Varied Roof Planes and Wall Surfaces 

 
(iii) The façades of single-family attached townhomes should be articulated to 

differentiate individual units.  
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(d) Small Multi-Family Buildings  

 

(i) To the maximum extent practicable, the massing and use of exterior 

materials on small multi-family buildings of  four (4) units or less, including 

duplexes but not including townhomes, should be arranged so as to give the 

building the appearance of a large single-family detached home. (See figure 

2) 

 
Figure 2 - Examples of Multi-Family Buildings Resembling Single Family Homes 

 

5. Architectural Detail: Style, Roof Form, Building Façades, Entries, and Windows  

 

(a) Intent  

 

The following guidelines and standards governing architectural detail are intended to 

provide a distinctive, quality, architectural character in new multi-family 
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developments. In particular, architectural details help to reduce the visual scale of 

large multi-family buildings and development.  

 

(b) Consistency in Architectural Style  

 

Each building in a multi-family development should have a definitive, consistent 

style. Mixing of various architectural styles on the same building dilutes the character 

of a building and is inappropriate. (see figure 3). These figures are intended to 

provide guidelines for design of multi-family buildings. 

 
Figure 3– Example of Consistent Styles 
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(c) Four-Sided Design Required  

All sides of a multi-family building shall display a similar level of quality and 

architectural interest. The majority of a building’s architectural features and 

treatments shall not be restricted to a single façade.  

(d) Pedestrian-Scale Entrance Required  

All building entries adjacent to a collector or residential (local) public street or to a 

public street or private drive with on-street parking shall be pedestrian-scaled. 

Pedestrian-scaled entries are those that provide an expression of human activity or 

use in relation to building size. Doors, windows, entranceways, and other features 

such as corners, setbacks, and offsets can be used to create pedestrian scale.  

(e) Articulated Building Fronts  

Fronts of buildings should be articulated through the use of bay windows, insets, 

balconies, porches, or stoops related to entrances and windows. (see figure 4) 

Figure 4 – Example of articulation of building fronts with windows, balconies and insets 

 

 
(f) Windows  

(i) All multi-family building elevations shall contain windows, except when 

necessary to assure privacy for adjacent property owners.  

(ii) At least fifteen (15%) of each street facing façade shall be comprised of  

windows. 

(iii) Windows should be located to maximize the possibility of occupant 

surveillance of entryways, recreation areas, and common areas.  

(g) Roofs  

(i) All multi-family buildings with pitched roofs shall have a pitched roof with a 

minimum slope ratio of 6:12.  
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(ii) On buildings where sloping roofs are the predominant roof type, each 

building shall have a variety of roof forms. For instance, a gable or hip 

configuration should be used with complimentary sheds, dormers, and other 

minor elements. Other roof forms will be considered on a case-by-case basis.  

(iii) On buildings where flat roofs are the predominant roof type, parapet walls 

shall vary in height and/or shape at least one every fifty feet (50’) of building 

wall length.  

(iv) Roof forms shall be designed to correspond and denote building elements 

and functions such as entrances and arcades.  

 

6. Building Materials  

 

(a) Intent  

 

The following guidelines and standards are intended to:  

 

(i) Unify design through the use of similar materials throughout multi-family 

developments.  

 

(ii) Select high-quality building materials that are durable, attractive, and have 

low maintenance requirements.  

 

(b) Submittal Requirements  

 

Applicants shall submit a sample building material board at the time of preliminary 

plan approval.  

 

(c) Design Guidelines and Standards  

 

(i) Exterior Materials:  

 

a. For all multi-family buildings and single-family townhomes, an 

amount equal to fifty(50%) percent of the total net exterior wall area 

of each building elevation, excluding gables, windows, doors, and 

related trim, shall be brick, stone, or natural wood .  

 

b. Brick or stone to grade foundations shall be required for all multi-

family buildings. 

 

(ii) Roof Materials.  

 

a. Predominant roof materials shall be high quality, durable material 

such as, but not limited to: wood shake shingles, clay or concrete 

tiles, composition shingles, and asphalt shingles.   
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(iii) Design Compatibility Required.  

a. Detached garages and carports and other accessory structures, 

including but not limited to grouped mailboxes, storage and 

maintenance facilities, recreational facilities, picnic shelters, and 

gazebos, shall incorporate compatible materials, scale, colors, 

architectural details, and roof slopes as the primary multi-family 

buildings, except that flat and shed roofs are prohibited.  

(iv) Articulation of Rear Walls.  

a. Rear walls of detached garages and carports that back onto the 

perimeter street shall be articulated through the use of one or more of 

the following elements:  

Windows;  

A trellis; or  

A variety of roof planes.  

 

Z. Personal Storage Facility 

 

1. Storage.  No storage may take place outside of a personal enclosed storage unit. 

 

2. Water or sanitary sewer service.  No personal enclosed storage unit shall have water or 

sanitary sewer service. 

 

3. Caretaker.  A caretaker may reside on a portion of the personal storage site.  The caretaker's 

residence shall have public water and public sewer service. 

 

4. Access.  Ingress or egress shall be from an arterial or collector street only. 

 

5. Distance from face of building to face of building: thirty (30) feet minimum. 

 

6. Distance from end of building to end of building: twenty (20) feet minimum. 

 

7. Maximum facility unit size shall be as defined in Chapter 52, Building Construction.  If units 

are placed back to back, the maximum width of the building shall not exceed sixty (60) feet. 

 

8. Driveway width: twenty-two (22) feet minimum. 

 

9. All driveways shall be paved with an impervious surface. 

 

10. A landscaping plan shall be submitted with the site plan showing the site's buffer area in 

accordance with Article 2200 and the following standards: 

 

11. Fences shall be permitted. 

 

12. Lighting shall not interfere with surrounding area or distract traffic. 

 

13. A fire hydrant must be provided on site with the location to be determined by the Fire 

Marshall. 
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14. On a personal storage facility site only, there shall be allowed more than one (1) building for 

housing of the storage units.  These buildings other than for use of one (1) management 

office, one (1) caretaker's residence and individual storage shall be used for no other purpose. 

 

15. The personal storage facility shall provide a security system to prevent or discourage criminal 

activity. 

 

AA.  Municipal Buildings and Facilities and State and Federal Buildings and Facilities   

1. The storage of maintenance vehicles and related apparatuses shall be within wholly enclosed 

buildings in the CR and SR zoning districts.  

 

2. All off-street parking shall be provided in accordance with Article 1900 and the following 

requirements:  

 

(a) Portions of the required front yard setback may be used for off-street parking 

when authorized as a conditional use; however, off-street parking shall be set 

back a minimum twenty-five feet (25’) from the street right-of-way. 

 
BB.  Public Utility Structures, other than Telecommunications Towers 

 

1. A solid wooden fence shall be required to completely screen the structure. A six foot high 

row of shrubs or evergreens shall be planted around the exterior of the fence. 

 

2. Access roads to the structure shall be paved with a bituminous surface. 

 

CC. Shopping Centers 

 

1. The parcel or parcels shall be in single and full ownership or proof of option shall be 

furnished at the time of application or joint application shall be filed by separate owners and 

shall be capable of an integrated design of a complete shopping center within their boundary. 

2. The property shall front on U.S. Highway 19 as shown on the Zoning MAP the township. 

3. In the RB Zoning District, Shopping Centers shall meet the following requirements: 

(a) A minimum lot frontage of two hundred (200) feet on Route 19 and access to Route 

19 via a through street to Route 19. 

(b) Maximum GFA for an individual building for occupancy by a single tenant is 45,000 

SF. 
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(c) Each shopping center is allowed a maximum of two (2), individual 45,000 SF 

buildings for occupancy by a single tenant.  Additional buildings are permitted, if the 

site allows, but must comply with the bulk and area standards found in Section 208-

303 

(d) Impervious Surface Ratio (includes buildings, paving and accessory buildings) is 

seventy-hundredths (.70) maximum. 

(e) The parcel or parcels shall be in single and full ownership or proof of option shall be 

furnished at the time of application or joint application and shall be filed by separate 

owners and shall be capable of an integrated design of a complete shopping center 

within their boundary. 

(f) The developer shall submit proof to the effect that any and all nonconforming uses 

located on the property to be reviewed shall cease their operations and remove their 

structures prior to the commencement of site preparation and construction.  The 

Board of Supervisors may waive such requirements, however, whenever the structure 

is of historical significance. 

(g) All parking and site design standards found in Section 208.1005 shall apply to all 

shopping centers.  

 

(h) Any use listed as a permitted or conditional use in the zoning district is allowed as a 

permitted or conditional use, respectively, in a shopping center.  All conditional uses 

shall be subject to the conditional use standards of Article 2600 of this Chapter. 

[Added 5/12/2008 by Ord. No. 389] 

DD. Solid Waste Disposal Facility  

 

No site shall be developed as a solid waste disposal site and no existing solid waste disposal site 

shall be enlarged, altered or changed in USE except in conformance with the provisions of this 

chapter.  In addition to the provisions contained in other parts of this chapter, the following shall 

apply to such sites: 

 

1. Disposal sites shall be located only on sites with a minimum one hundred (100) acres in land 

area. Actively used disposal areas on every such site shall be set back from the right-of-way 

of every public road at least one hundred (100) feet. 

 

2. Such disposal areas shall not be located nor expanded within three hundred (300) feet of any 

existing dwelling, school or church or within one hundred (100) feet of any boundaries of the 

site.  If a dwelling, school or church is located within three hundred (300) feet of a disposal 

area after the disposal area has been established, the disposal area shall be moved within 

twelve (12) months to a minimum of three hundred (300) feet from such dwelling, school or 

church. 

 

3. The solid waste disposal site shall be effectively screened from public view by dense foliage, 

topography or fencing.  In addition, a surrounding security fence at least six (6) feet in height 

shall be constructed prior to operation of the site.  Such fence shall be of sturdy construction, 

shall be unobtrusively painted or finished, shall be maintained in good condition and shall be 

located a minimum distance of one hundred (100) feet from the site's perimeter. 

 

4. The operation of the landfill shall comply with all applicable federal, state, county and 
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township licensing, permits and conditions authorizing the facility.  Hours of operation shall 

not commence prior to 7:00 a.m. and shall cease by 6:00 p.m. 

 

5. Bufferyard E, one hundred (100) feet in width and located outside of the fence, shall be 

provided around the entire perimeter of the site. 

 

 

6. A traffic and road condition study shall be submitted to determine the adequacy of the road 

network and the structural elements serving the site for truck traffic to be generated by the 

operation. 

 

7. Access shall not be derived through any residential subdivision or development and shall be 

from a collector or arterial road. 

 

8. The establishment or annual operation of such disposal sites shall require a special permit 

from the Township Board of Supervisors, which special permit may be revoked by the Board 

of Supervisors for cause after a public hearing thereon has been held in accordance with the 

procedures required for the original issuance of such special permit.  Before issuing the 

special permit, the Board of Supervisors shall submit the application to the appropriate state 

approval authorities and the Township Planning Commission, either of whom may require the 

applicant to submit additional information as they may consider necessary for review.  After 

the application has been reviewed by the state authorities and Planning Commission, it shall 

be returned to the Board of Supervisors with their recommendations of whatever regulations, 

restrictions, etc., they consider essential to the satisfactory operation of the site. 

 

EE. Supermarket 

 

Supermarket shall be subject to the following standards in the RB Zoning District: 

 

1. A minimum lot frontage of two hundred (200) feet on Route 19 and access to Route 19 via a 

through street to Route 19. 

 

2. Maximum GFA for an individual building is 45,000SF in the Route 19 Boulevard (RB) 

district.  

 

3. Impervious Surface Ratio (includes buildings, paving and accessory buildings) is seventy-

hundredths (.70) maximum. 

 

FF. Telecommunications Towers [Amended 5-12-2008 by Ord. No. 389] 

 

1. General Provisions applicable in all permitted ZONING DISTRICTS: 

(a) All LOTS must conform to the area requirements of the ZONING DISTRICT. 

(b) For all TOWERS, the SITE shall be of sufficient size to provide the SETBACK required 

in the underlying ZONING DISTRICT between the base of the TOWER, accessory 

STRUCTURES and USES, and guy anchors, if any, to all abutting property lines, except 

that the widths of certain yards shall be as follows: 
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(i) The minimum SETBACK between TELECOMMUNICATIONS TOWERS and all 

property lines shall be a distance equal to fifty (50) percent of the height of 

the TOWER, or the requires SETBACK of the underlying ZONING DISTRICT, 

whichever is greater. 

(ii) TELECOMMUNICATIONS TOWERS shall be set back a minimum of fifty (50) 

feet from any existing or planned RIGHT-OF-WAY; and 

(iii) TELECOMMUNICATIONS TOWERS shall be set back a minimum of one 

hundred (100) feet, or fifty (fifty) percent of the TOWER height, whichever is 

greater, from the LOT LINE of any adjacent RESIDENTIAL USE or ZONING 

DISTRICT. 

 

(c) The Telecommunications facility shall be fully automated and unattended on a daily 

basis, and shall be visited only for periodic maintenance. 

(d) Access to the Telecommunications facility shall be provided on driveways that meet 

the standards established in Chapter 174 "Subdivision and Land Development " from 

the Code of the Township of Marshall. 

(e) Maximum tower height shall be two hundred (200) feet.  TELECOMMUNCATIONS 

Equipment building height shall be regulated by the building height requirements of 

the underlying zoning district. 

(f) Roof-mounted Telecommunications facility antenna shall not exceed thirty-five (35) 

feet above the maximum building height upon which it is mounted. 

(g) Where technically feasible, all new towers shall be designed to accommodate shared-

use of the tower. 

(h) The following bufferyards shall be required of Telecommunications Facilities:  

Table 1 

Required BUFFERYARDS for TELECOMMUNICATIONS FACILITIES 

 

 CR  SR MDR  OSPC PORBP PIP HC 

Required 

Bufferyard 

E  E E  E B B B 

 

(i) All equipment associated with roof-mounted Co-location/Shared Use Facilities, 

except for antenna(e), must be located so as to not be visible from adjoining 

properties, or screened from view. 

(j) Guy anchors, if used, may be located within the required landscape areas as long as 

the minimum setback is maintained. 

(k) A six (6) foot high security fence shall completely surround the tower (and guy wires 

if used) and TELECOMMUNICATIONS EQUIPMENT building. 
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(l) The tower shall be designed and constructed to all applicable standards of the 

American National Standards Institute, ANSI/EIA-222-E manual, as amended.  All 

applications for development of a telecommunications facility shall verify 

compliance with these standards. 

(m) A soil report complying with the standards of Appendix I: Geotechnical 

Investigations, ANSI/EIA-222-E, as amended, shall be submitted to the Township, 

sealed by a registered soils engineer, to document and verify the design specifications 

of the foundation for the tower, and anchors for the guy wires if used. 

(n) Towers and antennae shall be deigned to withstand wind gusts of at least one-

hundred (100) miles per hour. 

 

(o) Upon the order of the Board of Supervisors, all tower structures shall be dismantled 

and removed from the premises within one (1) year of their abandonment, 

obsolescence or cessation of use. 

(p) Power Mount facilities, (antennae mounted on electrical transmission towers) shall be 

permitted as a conditional use in the PIP and HC Districts where permitted by the 

utility or property owner. 

(q) No tower or antenna may be lighted with strobe lights unless the applicant has been 

mandated by the Federal Aviation Administration (FAA) to do so.  The applicant 

must present the Board of Supervisors with any FAA requirements in regard to 

lighting of the tower. 

 

2. Required Sharing of New Towers. All new towers shall be designed to structurally 

accommodate the maximum number of additional users technically practicable, but in no case 

less than the following: 

(a) At least one two-way radio antenna for every ten (10) feet of the tower, or at least 

one two-way radio antenna for every twenty (20) feet of the tower and at least one 

microwave facility. 

(b) Such other combination as found by the Board of Supervisors to provide the 

maximum possible number of foreseeable users. 

(1)  Such requirements may be reduced if the Federal Communications Commission 

(FCC) provides a written statement that no more licenses for those broadcast 

frequencies that could use the TOWER will be available in the foreseeable future. 

(2)  Such requirements may be reduced if the size of the TOWER required significantly 

exceeds the size of the existing TOWERS in the area and would therefore create an 

unusually onerous, visual impact that would dominate and alter the visual character 

of the area when compared to the impact of other existing TOWERS.  This provision is 

only to be applied in unusual circumstances not resulting from the applicant's action 

or SITE selection unless no other SITE is possible.  

 

GG. VEHICULAR WASH 

 

1. All automated washing facilities shall be in a completely enclosed building, as defined by this 
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Ordinance.  All other car washing facilities shall be under a roofed structure which has at 

least two (2) walls.  

 

2. Drainage water from the washing operation shall be controlled so that it does not flow or 

drain onto berms, streets or other property.  

 

3. A stacking area shall be required on the lot for automobiles accessible to the end of the 

washing equipment. Such stacking area shall be able to accommodate the number of vehicles 

equal to the maximum hourly processing capability of the aforesaid vehicular wash. Such 

information shall be provided to the Township as part of the application for the conditional 

use. 

 

4. An area beyond the exit end of the washing equipment sufficiently large enough to 

accommodate one fourth (1/4) of the maximum hourly processing capability provided in 

above for the aforesaid vehicular car wash. 

 

5. The facility shall be connected to public sanitary sewer.  

 

6. Any car wash which also dispenses gasoline shall meet all applicable requirements of §208-

2604 (P) governing gasoline stations.  

 

HH. Assisted Care and Nursing Facilities 

 
1. In addition to residential units (living and sleeping quarters with or without kitchen facilities), 

the following accessory uses may be provided for the exclusive use of residents and their 

guests. These special services may include, but are not limited to the following services:  

 

(a) Dispensaries.  

(b) Medical facilities. 

(c) Common dining facilities. 

(d) Group recreation facilities. 

 

2. In addition to residential units, the following accessory commercial uses shall be permitted. 

(1.) Adult and child day care. (2.) Banks and financial institutions. (3.) Florists, stationery and 

gift stores. (4.) Food and beverage stores. (5.) Personal care services. (6.) Restaurants. (7.) 

Sporting good, hobby, book, and music stores   

 

3. Each accessory use shall be located in a building occupied by residential units.  

 

4. Each accessory commercial use shall not occupy more the two thousand (2,500) square feet 

of net floor area (excluding food preparation areas and lavatories).  

 

5. The total space allotted for accessory commercial uses within a single building shall not 

exceed ten (10) percent of the total gross building area.  

 

6. The maximum density for residential units shall be twenty (20) units per acre.    
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7. The center shall meet the following bulk and area requirements. (1.) Minimum tract area shall 

be eight (8) acres. (2.) Yards shall meet the following minimum setback requirements:  

(a) Front yard: Thirty (30’) feet.  

(b) Side yards: Fifteen (15’) feet.  

(c) Rear yard: Thirty (30’) feet.  

 

8. Buildings on a single tract shall meet the following minimum interior yard spacing 

requirements:  

(a)  Front to front: Seventy (70’) feet.  

(b) Front to side: Fifty (50’) feet.  

(c)  Front to rear: Seventy (70’) feet.  

(d)  Side to rear: Thirty (30’) feet.  

(e)  Side to side: Fifteen (15’) feet.  

(f)  Rear to rear: Fifty (50’) feet.  

(g)  Corner to corner: Twenty (20’) feet.  

9.  Maximum impervious surface ratio shall be fifty (50%) percent.   

10. Public/community water and public/community sewer shall be required.  

11. The layout and design of pedestrian level street lighting shall be provided throughout the 

development and parking areas.  

 

II. Hospitals  

 

1. The facility operator shall meet all State and Federal rules and regulations for hospital 

facilities.  

2. Minimum lot area - five (5) acres.  

3. Minimum street frontage - three hundred (300') feet.  

4. Public/community sewer and public/community water shall be used.  

5. The subject property shall have frontage along an arterial roadway as defined in the Marshall 

Township Comprehensive Plan, as amended.  

6. All height, area, setback and coverage standards within the underlying district shall apply.  

7. Separation distances between buildings - where more than one building occupies a lot, the 

following minimum interior yard spacing shall be required:  
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(a)  Front to front:  Seventy (70’) feet. 

(b)  Front to side: Fifty (50’) feet. 

(c)  Front to rear: Seventy (70’) feet. 

(d)  Side to rear: Thirty (30’) feet.  

(e)  Side to side:   Fifteen (15’) feet.  

(f)  Rear to rear: Fifty (50’) feet.  

(g)  Corner to corner:  Twenty (20’) feet.  

8. Emergency entrances shall be located on a building wall facing away from adjoining 

residentially zoned properties.  

 

9. The institution shall submit a copy of its emergency operations plan (EOP) to the Township 

Emergency Management Agency Coordinator.  The EOP shall include detailed information 

regarding solid, medical and hazardous materials and waste handling including a listing of all 

medical and hazardous materials and wastes used and generated on site and evidence 

indicating the disposal of all materials and wastes will be accomplished in a manner that 

compiles with State and Federal regulations. The applicant shall provide documentation of 

compliance to the Zoning Officer from the applicable State or Federal agency. 

 

JJ. Golf Courses/Country Club 

 

1. The minimum lot area shall be not less than:  forty-five (45) acres for a par 3, 18 hole course; 

sixty (60) acres for a nine hole or executive golf course; and one hundred (100) acres for a 

regulation 18 hole course.  

 

2. The course shall be designed so that golf balls will not be driven over or across any building, 

building lot, road, access drive, driveway or parking lot.  In addition, the golf course design 

shall minimize the cart path crossing of streets.  

 

3. A minimum separation distance shall be maintained between the golf course and adjoining 

properties. The following minimum distances shall be measured from the centerline of the 

golf course to the adjacent property line.  

 

(a)  Seventy five (75’) feet minimum distance from the centerline of the tee box to the 

adjacent property line.  

 

(b)  One hundred-fifty (150’) feet minimum distance from the centerline of the landing 

area to the adjacent property line.  

 

(c)  One hundred (100’) feet minimum distance from the centerline of the green to the 

adjacent property line.  

 

4. The area between the edge of the course and the property line shall be utilized for planting, as 

appropriate, to preserve and protect adjoining properties and views from and of the golf 

course. Planting areas shall be delineated on the preliminary subdivision and land 

development plan.  The planting scheme (size, type and location of landscaping) shall be 

shown on the landscape plan submitted with the final subdivision and land development plan.  
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5. All golf course buildings and structures shall be set back two hundred fifty (250’) feet from 

any exterior lot line.    

 

6. Any points where the golf course crosses a road shall be signed warning motorists and 

pedestrians.  

 

7.  No outdoor storage of golf carts or maintenance equipment shall be permitted.  

 

8. A golf course may include the following accessory uses:  

 

(a)  A clubhouse with a pro shop, offices, restaurant/snack bar, game room, and childcare 

room.  

 

(b)  Golf cart maintenance and equipment storage and service facilities.  

 

(c)  Practice putting greens and driving range, without outdoor lighting.  

 

 

KK. Churches and Similar Places of Worship. 

 

1.   No minimum lot size. The lot must be of adequate size to include required off-street parking 

facilities, access driveways, landscaping and stormwater management facilities. 

2.   A dwelling (such as a manse or parsonage) may be located on the same lot with a church 

provided all requirements of this Ordinance for single family dwellings in the Zoning District 

can be met in addition to the minimum lot area, lot width and yard requirements applicable to 

the church.    

3.   The proposed use shall have direct access to a public street with sufficient capacity to 

accommodate the traffic generated by the proposed use. 
 

 

 LL. OIL AND GAS EXTRACTION [Amended 6-06-2011 by Ord. No. 407] 

 

 In addition to the applicable requirements found in Article 2600 regulating CONDITIONAL 

USES, the following standards for review shall be applied when considering an application for 

OIL AND GAS EXTRACTION 

 

 1.   WELL OPERATOR shall comply with any generally applicable bonding and permitting 

requirements for STREETS that are to be used by overweight vehicles and equipment for 

EXTRACTION activities, including but not limited to 67 Pa. Code § 189.4. 

 

 2.   WELL OPERATOR shall take the necessary safeguards to ensure that all public STREETS 

utilized remain free of dirt, mud and debris resulting from EXTRACTION activities and/or shall 

ensure such STREETS are promptly swept or cleaned if dirt, mud and debris occur.   

 

 3.   WELL OPERATOR shall take all necessary precautions to ensure the safety of persons in 

areas established for STREET crossing and/or adjacent to STREETS (for example, persons 

waiting for public or school transportation).  During periods of anticipated heavy or frequent 

truck traffic associated with EXTRACTION, WELL OPERATOR shall provide flagmen to 

ensure the safety of children at or near schools or school bus stops and include adequate signs 

and/or other warning measures for truck traffic and vehicular traffic.   
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 4.   WELL OPERATOR shall provide an appropriate and adequate off-street area within the 

development site for vehicles to stand while gaining access to the WELL SITE so that the normal 

flow of vehicular traffic on nearby PUBLIC STREETS is undisturbed and public safety is 

maintained. 

 

 5.   WELL OPERATOR shall not clear brush or trees by way of burning, and shall chip, grind or 

remove all tree stumps from properties it clears for EXTRACTION purposes.  

  

 6.    Prior to EXTRACTION, WELL OPERATOR shall provide to the Northern Regional Police 

Department and all Township Fire Companies ("First Responders") and to the Township Zoning 

Officer, a copy of its Preparedness, Prevention and Contingency (“PPC”) Plan.   

 

 7.    Prior to drilling, the Township shall ascertain whether the Township’s First Responders have 

secured adequate information to deal with any potential dangerous conditions that may result due 

to EXTRACTION activities.  First Responders shall have on-site orientation and be provided 

adequate awareness information.  At least thirty (30) days prior to drilling and at the Township’s 

request, the WELL OPERATOR shall provide an appropriate site orientation for First Responders 

at its sole cost and expense.  Such site orientation shall be made available at least annually during 

the period when the WELL OPERATOR anticipates drilling activities in the Township.   

 

 8.   WELL OPERATOR shall take the necessary safeguards to ensure that effective dust control 

measures are in place.   

 

 9.   WELL OPERATOR shall locate its temporary and permanent operations so as to minimize 

interference with Township residents' enjoyment of their property and future Township 

development activities. 

 

 10.   Recognizing that adequate and appropriate lighting is essential to the safety of those 

involved in the EXTRACTION of OIL AND GAS, the WELL OPERATOR shall direct site 

lighting downward and inward toward the drillsite, wellhead, or other area being developed so as 

to minimize glare on public STREETS and adjacent property within three hundred (300) feet of 

the WELL SITE, drill site, wellhead, or other area being used for EXTRACTION. 

 

 11.    At least thirty (30) days prior to drilling an OIL AND GAS well or multiple OIL AND GAS 

wells at a location, the WELL OPERATOR shall provide the following information to each 

resident, by certified mail, within one thousand (1,000) feet of the planned surface location of the 

well(s):  

 

(a)  A copy of the well survey plat submitted to the Department of Environmental  

 Protection by OPERATOR with OPERATOR’S permit application. 

(b)  A general description of the planned operations at the planned well(s) and associated 

equipment used in the EXTRACTION of the well(s). 

(c)  The contact information for the WELL OPERATOR. 

(d)  The availability of the WELL OPERATOR to hold a meeting with such residents to  

 present WELL OPERATOR’S plans for the well(s) and to allow for questions and  

 answers.  The meeting(s) shall be held prior to WELL SITE construction. 

 

 12.   Upon the filing of an Application for CONDITIONAL USE in accordance with this Article, 

the Well Operator shall provide:  
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  (a)  A site plan showing the proposed location of all STRUCTURES on the site and in 

 relation to one another, including existing and proposed elevations; traffic circulation  

  features within the site; the location of vehicular access into the site; the height and bulk 

 of STRUCTURES; the provision of automobile parking space; the provision of other 

 open space on the site; the landscaping; all proposed DRAINAGE, paving, fences and 

 walls on the site; the display of SIGNS; and the location of all PROTECTED 

 STRUCTURES.  The site plan shall also provide a detailed description of plans for the 

 transportation of materials and equipment to construct, maintain, and operate the WELL 

 SITE and all facilities which are to be located thereon.  Such description shall include a 

 map showing the planned vehicular access routes to the WELL SITE on PUBLIC 

 STREETS and indicate all state, county, and local streets, roads, and other transportation 

 infrastructure that may be used.  The proposed vehicular access routes shall be designed 

 to minimize the use of and impact upon roads and streets within the Township. 

 

   (b)  A proposal and information on the status of bonding of STREETS. 

 

  (c)  The Well Operator’s Erosion & Sedimentation Plan, including Allegheny County  

 Conservation District approval, if applicable. 

 

  (d)  The well survey plat showing the planned surface location(s) of the well(s). 

 

  (e)  The contact information for the Well Operator. 

  

 13. Prior to the commencement of any activity on the WELL SITE, the WELL OPERATOR 

shall enter into a Township Roadway Maintenance and Repair agreement with the Township, in a 

form acceptable to the Township, regarding maintenance and repair of Township roads that are to 

be used by vehicles for development activities. The WELL OPERATOR shall conduct an 

inventory, analysis, and evaluation of existing road conditions on Township roads along the 

proposed transportation route identified in its site plan, including photography, video recording, 

and core boring as determined to be necessary by the Township Engineer.  The Township 

Roadway Maintenance and Repair agreement will identify the responsibilities of the WELL 

OPERATOR to prepare, maintain, and repair Township roads before, during and immediately 

after construction and drilling operations associated with the OIL AND GAS EXTRACTION.  

The WELL OPERATOR shall take all necessary corrective action and measures as directed by 

the Township pursuant to the agreement to ensure the Township’s roadways are repaired and 

maintained during and immediately after construction and drilling operations associated with the 

OIL AND GAS EXTRACTION.  

 

 14. At least ten (10) days prior to commencement of drilling the WELL OPERATOR shall 

provide to the Township Zoning Officer a copy of the drilling permit issued by the Pennsylvania 

Department of Environmental Protection (“DEP”).   

 

 15. When any OIL AND GAS well is located within one thousand (1,000) feet of a Protected 

Structure, the Well Operator shall:  

 

  (a)  Install temporary safety fencing, at least eight (8) feet in height, around drilling and 

 hydraulic fracturing equipment and install permanent fall protection fencing meeting 

 OSHA requirements around any pits that contain or could contain water or other liquids 

 at depths greater than two feet. 

 

  (b)  Install warning signs providing notice of the potential dangers at the Well Site. 
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  (c)  Provide at least one security guard at all times when a drilling rig or hydraulic 

 fracturing equipment is on the Well Site. 

 

 16.  During drilling and hydraulic fracturing: 

 

  (a)  Clearly visible warning signs shall be posted at the WELL SITE; 

 

  (b)  All equipment shall be locked and/or fenced, as appropriate, to prevent entry or 

 access by unauthorized persons.   

 

  (c)  A guard station with 24-hour staffing shall be established and maintained at a secured 

 entrance gate of the WELL SITE. 

 

 17.  No construction activities involving excavation of, alteration to, or repair work on any access 

STREET or Well Site shall be performed during the hours of 7:00 p.m. to 7:00 a.m. 

 

 18.  All EXTRACTION shall be conducted in such a manner to minimize noise, vibration and 

noxious odors as prescribed in Article 2300 of the Zoning Ordinance (“Performance Standards”) 

and shall be in accordance with the best accepted practices incident to drilling for oil or gas in 

urban/suburban areas.  All equipment used shall be constructed and operated so that vibrations, 

dust, odor or other harmful or annoying effects are minimized by the operations carried on at the 

drill site to avoid injury to or annoyance of persons living in the vicinity. 

 

 19.  To the extent reasonably possible, natural screening shall be maintained around WELL 

SITES and WELL OPERATOR shall not disturb existing trees or root systems. 

 

 20.  WELL OPERATOR shall maintain a copy of the approved CONDITIONAL USE 

application on site at all times and shall make such application available to the Township or its 

agents upon request. 

 

 21.  Revocation of any federal, state, municipal or other permit or approval shall constitute an 

immediate automatic revocation of the Township’s Zoning/Development Permit. 

 

MM.  NATURAL GAS PROCESSING PLANTS AND NATURAL GAS COMPRESSOR 

STATIONS [Amended 6-06-2011 by Ord. No. 407] 

 

 In addition to the applicable requirements found in Article 2600 regulating CONDITIONAL 

USES, the following standards for review shall be applied when considering an application for 

NATURAL GAS PROCESSING PLANTS and/or NATURAL GAS COMPRESSOR 

STATIONS. 

 

 1.  NATURAL GAS PROCESSING PLANTS and NATURAL GAS COMPRESSOR 

STATIONS may be authorized by CONDITIONAL USE in the OSPC District in the 

TOWNSHIP where the conditions contained in this Section are met by the applicant.  

  

 2.  Upon application for CONDITIONAL USE under this Section, applicant shall submit a site 

plan showing the proposed location of all STRUCTURES on the site and in relation to one 

another, including existing and proposed elevations; traffic circulation features within the site; the 

location of vehicular access into the site; the height and bulk of STRUCTURES; the provision of 

automobile parking space; the provision of other open space on the site; the landscaping; all 



(updated 7-13-2011) 

 

proposed DRAINAGE, paving, fences and walls on the site; and the display of SIGNS.  The site 

plan shall also show the location of all PROTECTED STRUCTURES. 

 

 3.  Applicant shall meet all other conditions and criteria set forth in the Zoning Ordinance for the 

OSPC District. 
 

 

 

 


