Zoning

Zoning Appeals

Applications for relief from decisions of the Zoning Officer, variances from requirements in the Zoning Ordinance, or special exception approval as required by the Zoning Ordinance are handled by the Zoning Hearing Board. Applications must be submitted by the third Thursday of the month preceding the next regularly scheduled meeting at which the applicant wants to appear. Those meetings, which are open to the public, are usually held on the third Thursday of each month.

In its review of applications for zoning variance, the Zoning Hearing Board must determine if the literal enforcement of the ordinance under the Pennsylvania Municipalities Planning Code will result in an undue hardship upon the property owner based upon the following criteria: 

1. There are unique physical circumstances or conditions peculiar to the property.

2. Due to the physical circumstances or conditions there is no possibility that the property can be developed in strict conformance with the Zoning Ordinance.

3. The hardship has not been created by the property owner.

4. The variance, if approved, will not alter the essential character of the neighborhood.

5. The variance, if approved, will represent the minimum relief necessary to afford relief         from the hardship. 
Zoning Ordinance

The Zoning Map divides the Township into Zoning Districts to accommodate various types of development. The Zoning Ordinance lists permitted uses, such as single family dwellings, apartments or offices for each zoning district.  If a use is not on the list, then it is not allowed in that district. Some uses not deemed acceptable for an entire district but appropriate under the right circumstances are allowed by special exception or conditional use. Any use not included in a district's list but in place before the adoption of the applicable provision of the Zoning Ordinance may be grandfathered as a "nonconforming use" and therefore permitted. However, any extension of that nonconforming use may require approval from the Zoning Hearing Board.

All commercial uses of property and new construction of dwellings  require a Zoning Permit which certifies that the use complies with the Zoning Ordinance. Also, all changes in the category of uses (e.g. from residential to commercial; or from a type of commercial use such as retail to another commercial use such as services) require submission of a site plan application for review, and approval by the Zoning Officer in the form of a  certificate of use permit.

Each zoning district also has "bulk and height" regulations that determine the buildable area of each lot. These regulations include minimum lot sizes, minimum size of required yards in which buildings cannot be located, maximum area of property that may be covered by buildings or impervious surfaces, and maximum height for buildings. The dimensions and locations of new buildings or additions must comply with the district's bulk and height regulations. Existing lots or buildings that do not comply with regulations adopted after the lots or buildings were created or constructed may be grandfathered as nonconforming and therefore permitted. However, new construction or additions to such lots or buildings may require approval from the Zoning Hearing Board.

Zoning regulations also govern topics including, but not limited to, parking, signs, accessory structures such as sheds and pools, wetlands, building in a floodplain, rules about communication towers, etc.

The Zoning Ordinance with Zoning Map (which defines zoning districts) may be purchased at the Township Building for $35.00 or downloaded from the Township web site. Copies also are available for review in the Department of Housing and Community Development. 

Conditional Uses  

A Conditional Use is a use which is allowed in one or more zoning districts pursuant to applicable conditions, standards and criteria expressed in the Zoning Ordinance. Conditional Use applications are reviewed by the Planning Commission for recommendation to the Board of Commissioners. Applications must be submitted by the first Thursday of the month preceding the next regularly scheduled meeting at which the applicant wants to appear. Those meetings, which are open to the public, are usually held on the first Thursday of each month, and forwarded to the next regularly scheduled meeting of the Board of Commissioners. 

Home Occupations
Home Occupation is a use conducted entirely within a dwelling unit and carried on primarily by the inhabitants residing therein. Home occupations are clearly incidental and secondary to the use of the dwelling for dwelling purposes and the exterior appearance of the structure or premises is strictly maintained as a residential dwelling
No-Impact, Home-Based Business
A No-Impact, Home-Based Business is one that is  conducted as an accessory use which is clearly secondary to the use as a residential dwelling and which involves no customer, client or patient traffic, whether vehicular or pedestrian, pickup, delivery or removal functions to or from the premises, in excess of those normally associated with residential use. The business or commercial activity must satisfy the following requirements:

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

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

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

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

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

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

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

The business may not involve any illegal activity.
Land Development

Land Development is defined as any of the following activities:
1.
The improvement of one (1) lot or two (2) or more contiguous lots, tracts or parcels of land for any purpose involving:

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

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

2. A subdivision of land.

The exclusion of certain land development from this definition of land development is permitted only when such land development involves:
A.
The conversion of an existing single-family detached dwelling or single family semi-detached dwelling into not more than three residential units, unless such units are intended to be a condominium (This type of conversion is usually handled by Conditional Use application.  Please consult the zoning ordinance for specific requirements that might pertain to your district.).
B.         The addition of an accessory building on a single family residential lot or farm.
Applications for the above mentioned activities in items 1 and 2 must be submitted to the Department of Housing and Community Development.  For details please call 717-909-5620.

