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ARTICLE V – ZONING DISTRICTS 

 

5.01 Agricultural District (A) 

 

5.01.01 Purpose.  Agriculture in Colerain Township and Lancaster County is a 

special non-replaceable resource which needs to be preserved for the 

benefit of the world and the nation as well as the County and this 

Township.  This is true because: 

 

A. The open space of this Township and County is valuable for the 

health, safety, and general welfare of its inhabitants. 

 

B. The soils and climate of this Township and County enable its farmers 

to produce the largest value of agricultural goods of any non-irrigated 

county in the nation.  Lancaster County has the greatest concentration 

of Class I prime agricultural soils in any county in the Nation.  Over 

fifty percent of the soils in Colerain Township are Class I and II prime 

agricultural soils and Class III agricultural soils (agricultural soils of 

statewide importance). 

 

C. The agricultural land of Colerain Township and Lancaster County has 

cultural value to its own citizens and also is an attraction to those who 

are tourists. 

 

D. The aesthetic value of the agricultural land of Colerain Township and 

Lancaster County is of special significance. 

 

E. The Commonwealth of Pennsylvania has, by provisions in the 

Pennsylvania Municipalities Planning Code, special tax assessments, 

publications of various departments, and by executive order of the 

Governor, shown an interest in preserving agricultural land. 

 

F. The Lancaster County Planning Commission has determined by its 

Comprehensive Plan that there is more than sufficient land available in 

the County for residential, commercial, and industrial needs without 

infringing upon the agricultural areas which the Plan proposes for 

preservation.  Furthermore, the Township has provided sufficient land 

area for residential, commercial, and industrial needs. 

 

G. The Colerain Township Comprehensive Development Plan Goals 

states that “Agricultural farmland should be preserved.” 

 

H. The present character of the agricultural land is such that it is a 

valuable national economic resource, necessary of preservation. 
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I. The open space areas of Colerain Township and Lancaster County are 

an integral part of the culture which have attracted people and industry 

to the Township and County and are thus a part of the lifestyle of the 

Township and County. 

 

5.01.02 Intent.   The Agricultural District is intended to serve the interest of public 

health, safety and welfare.  The Agricultural District is further designed 

and intended to accomplish the following: 

 

A. Protect and stabilize agriculture in areas of productive soils as an on-

going, viable, major component of the economy of the Township. 

 

B. Permit only those land uses and activities which are agricultural in 

nature or incidental thereto. 

 

C. Encourage the preservation of the most productive agricultural land 

within the Township as a valuable resource which is lost and not 

economically reclaimable once it is developed for building purpose. 

 

D. Prevent adverse effects resulting from the encroachment and mixing of 

residential and other incompatible development with agricultural uses.  

For the farmer, such mixing would cause increased traffic on the 

narrow roads used to move agricultural machinery and livestock; 

additional litter, which is a nuisance to crop production and a danger to 

livestock; possible damage and loss of crops and livestock from theft, 

mischief, or trespass; and complaints about odors, noise, dust, barbed 

wire or electric fences, night operations, and other items which are a 

normal part of agricultural operations.  For the residential occupant 

there are the nuisances and health and safety hazards alluded to above 

as well as the possible contamination of well water by agricultural 

chemicals, fertilizers, and animal waste. 

 

E. Ensure the ready availability of agricultural products to the residents of 

the Township and the region. 

 

F. Guide development incompatible with agriculture into more 

appropriate zoning districts. 

 

G. Provide maximum protection to existing and future agricultural 

enterprises as a natural and national economic resource. 
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5.01.03 Primary Use.  In the Agricultural District, agriculture is the primary use 

with residential and other uses subject to agriculture and agricultural 

operations. 

 

A. Residential uses must accept the nuisances and hazards which are a 

normal adjunct to agriculture.  Non-agricultural dwellings in this 

district may be subject to some common characteristics of agriculture 

which are sometimes regarded as objectionable, such as odor, dust, 

night, holiday, early morning and weekend operations, noise, heavy 

vehicle use of roads, etc.  Any occupant of a non-agricultural dwelling 

in this district should accept these factors as unavoidable 

characteristics of residency in an agricultural area. 

 

B. Future population and housing demand projections for the Township 

and County have been analyzed and future population growth and 

housing needs can be accomplished in other zoning districts, given 

their size and permitted densities. 

 

5.01.04 Permitted Uses and Structures.  In the (A) district, the use and 

development of land, including but not limited to the subdivision of land 

and the erection of structures, shall be guided according to the 

classification of the soil.  Undeveloped lands having high quality soils, 

whether used in agriculture, woodland, or other open space, shall be 

conserved and maintained against fragmentation or land development.  

The Agriculture (A) District is hereby divided into overlay districts based 

upon actual soil quality as determined by the Zoning Officer upon 

consideration of the latest version of the Soil Survey of Lancaster County, 

Pennsylvania, as may be amended, and/or a site analysis prepared and 

certified by a professional soil scientist. 

 

A. The following uses and no others are permitted as uses by right on 

soils having Agricultural Land Capability Classification I, II, or III as 

defined by the U. S. Department of Agriculture: 

 

1) Agricultural Operation  

 

2) Agricultural dwellings including facilities for permanently 

employed persons and families who receive housing in lieu of all 

or part of their wages, and for the agricultural operation owner 

whether or not he is farming the land.  When the agricultural 

operation is owned by a corporation or partnership, no more than 

three (3) persons shall constitute a separate “agricultural owner” 

for the purpose of this paragraph. 

 

3) Customary home occupations, provided that they comply with 

Section 6.14. 
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4) Display and sale of agricultural products by a person farming land 

in the Agricultural (A) District, provided that: 

 

a) At least half of all products sold measured by both volume and 

quantities must be produced on the premises. 

 

b) Any structure which is used for the display or sale of 

agricultural products shall be at least fifty feet (50) from any 

lot line and the street right-of-way line. 

 

c) The structure and requisite parking area shall not together 

occupy more than two thousand (2000) square feet of area for 

every ten (10) acres in the agricultural operation. 

 

d) Off-street parking must be provided for all employees and 

customers 

 

5) Processing of agricultural products, where such use is designed to 

be accessory to the raising or growing of such products and is 

located on the same property on which the products are raised or 

grown.  Agricultural wastes such as mushroom compost shall not 

be included in the definition of “agricultural products”. 

 

6) Signs advertising or identifying any use which has been 

established in the A District as a Permitted Use or Special 

Exception Use shall be permitted subject to the limitations below.  

If any other section of this Zoning Ordinance establishes a more 

restrictive regulation, the more restrictive regulations shall apply: 

 

a) All such signs shall be located on the same premises at which 

the use is located. 

 

b) There shall be only one such sign for each use; however, such 

sign may have two faces. 

 

c) The maximum size of each face of any such sign shall be ten 

(10) square feet. 

 

d) The maximum total height of any such sign shall be fifteen 

(15) feet above the ground surface below the sign. 

 

7) Public utility and communication structures when absolutely 

necessary to be located in this district for public service purposes. 

 

8) Single Family Detached Dwellings. 
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9) Subdivisions are permitted subject to the following: 

 

a) Any separate parcel in separate ownership as of June 4, 1987 

and containing at least eighty thousand (80,000) square feet of 

land, with or without buildings, may be used to create one and 

only one additional lot provided that both lots and buildings, 

following subdivision, comply with the regulations set forth in 

Section 5.01.06.  In the event that a parcel of land became 

incorporated into the Agricultural District after June 4, 1987 

through a change in zoning district boundaries, and the tract 

satisfied all other previous requirements of this paragraph, the 

provisions of this paragraph shall pertain to the date on which 

the change in zoning district boundaries became effective. 

 

b) If such a separate lot in separate ownership as defined in 

Paragraph 5.01.04.A.(9).(a) contains at least one hundred 

twenty thousand (120,000) square feet of land, it may be used 

to create two (2) subdivided lots as aforesaid, and in 

accordance with Section 5.01.06.  In the event that all 

subdivision rights are not utilized, the remaining subdivision 

rights apply to the largest tract unless otherwise specified on 

the subdivision plan.  In the event that a subdivision creates 

tracts of equal size and all subdivision rights are not utilized, 

the distribution of the remaining subdivision rights shall be 

determined by the owner of the parent tract (prior to 

subdivision) and specified on the subdivision plan. 

 

c) Areas of Classification I, II or III may be subdivided for single-

family detached dwelling purposes, if such areas are located in 

wooded areas.  Such subdivided lots shall not be less than forty 

thousand (40,000) square feet. 

 

10) Manure storage facilities, subject to the provisions of Section 6.31. 

 

11) Riding academies or stables. 

 

12) Customary accessory uses and structures incidental to the        

above permitted uses. 

 

B. The following are permitted as uses by right only on tracts that contain 

no more than fifteen percent (15%), by area, of Agricultural Land 

Capability Class I, II or III soils and which are substantially 

comprised of soils having Agricultural Land Capability Classifications 

of IV, V, VI, VII, or VIII (non-prime soils) as defined by the United 

States Department of Agriculture. 
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1) All those uses provided above in paragraph 5.01.04.A. 

 

2) Subdivisions according to the following: 

 

a) Lots (substantially comprised of such non-prime soil) under ten 

(10) acres and in existence as of June 4, 1987, are not easily 

used for agriculture.  Accordingly, non-agricultural single 

family dwellings on separate, subdivided lots shall be 

permitted if in compliance with all other applicable regulations.  

Such lots shall not be less than forty-thousand (40,000) square 

feet. 

 

b)   For lots ten (10) acres or more in size, in existence as of June 

4, 1987, agricultural uses become increasingly more 

appropriate.  From such larger agricultural lots the following 

total number of lots may be subdivided where such lots are to 

be located on that portion of the parcel which is substantially 

comprised of non-prime soils, and where such subdivision is in 

compliance with other applicable regulations for non-

agricultural single family dwelling purposes: 

 

Ten (10) acres but less than fifteen (15) – two (2) lots.   

 

Fifteen (15) acres but less than twenty (20) – three (3) lots. 

 

Twenty (20) acres but less than twenty-five (25) – four (4) lots. 

 

Twenty-five (25) acres but less than thirty (30) five (5) lots. 

 

Thirty (30) acres but les than thirty-five (35) – six (6) lots. 

 

Thirty-five (35) acres but less than forty (40) – seven (7) lots. 

 

Forty (40) acres but less than forty-five (45) – eight (8) lots. 

 

Forty-five (45) acres but less than fifty (50) – nine (9) lots 

 

Because any lot of fifty (50) acres or more of this soil will 

normally be used for agriculture, no more than ten (10) lots. 

 

In the event that all subdivision rights are not utilized, the 

remaining subdivision rights apply to the largest tract unless 

otherwise specified on the subdivision plan.  In the event that a 

subdivision creates tracts of equal size and all subdivision 

rights are not utilized, the distribution of the remaining 
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subdivision rights shall be determined by the owner of the 

parent tract (prior to subdivision) and specified on the 

subdivision plan. 

 

3) Veterinary offices. 

 

4) Animal hospitals. 

 

5) Customary accessory uses and structures incidental to the above 

permitted uses. 

 

5.01.05 Special Exception Uses and Structures. 

 

A.  The following uses and structures are permitted by Special Exception 

when granted by the Colerain Township Zoning Hearing Board on 

soils with any of the eight (8) Agricultural Land Capability 

Classifications as defined by the United States Department of 

Agriculture.  In granting such uses, the Zoning Hearing Board shall 

condition the approval upon the operation of the use in conformance 

with the Operational Performance Standards as provided in Section 

6.36, and with the provisions of any other applicable Supplementary 

District Regulation as provided in Article VI of this Ordinance, and 

upon any other conditions as may be deemed necessary to meet the 

intent of this Ordinance or to ensure the health, safety, and welfare of 

Colerain Township residents. 

 

1)  Processing of agricultural products grown in Colerain Township, 

excluding the processing of mushroom compost or other 

agricultural waste. 

 

2)  Concentrated Animal Operation and Concentrated Animal Feeding 

Operation in accordance with the provisions of Section 6.12 of this 

Ordinance. 

 

3)  Non-agricultural single-family dwelling for the owner, owner’s 

children or parents, permanent or temporary.  When the 

agricultural property is owned by a corporation or partnership, no 

more than three (3) persons shall constitute a separate “agricultural 

owner” for the purposes of this paragraph.  Not more than one (1) 

lot per each owner, owner’s children or parents may be subdivided. 

 

4)  Agricultural-related business and cottage industry, provided that: 

 

a) The owner and operator of such business resides on the 

premises. 
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b) Such business is intended to serve a local market and remain 

compatible with neighboring agricultural uses. 

 

c) Such use is compatible with other uses permitted by right in the 

Agricultural District as determined by the Zoning Hearing 

Board. 

 

d) Off street parking must be provided for all employees, 

assistants, and customers in accordance with the provisions of 

Article IX of this Ordinance. 

 

e) Total impervious surface areas for such occupation, including 

but not limited to all relevant structures, and storage areas, may 

not occupy more than twenty percent (20%) of the premises or 

exceed forty thousand (40,000) square feet, whichever is less. 

 

f) All signs, lighting, freight traffic, storage areas or structures, 

and any other improvements, facilities or services associated 

with the use shall not cause a negative impact to the adjoining 

and neighboring properties. 

 

g) Non-resident employees or assistants shall not exceed three (3) 

full-time equivalent employees, but the Zoning Hearing Board 

may increase this number, if necessary for the conduct of the 

business, with reasonable conditions. 

 

h) The applicant shall include a statement from the Township 

Sewage Enforcement Officer indicating that the proposed use 

will have an adequate method of sewage disposal. 

 

i) The conduct of the occupation shall remain secondary to the 

permitted primary use of the premises. 

 

5)  One room school house. 

 

6) Grass landing strips. 

 

7)  Communication tower. 

 

8)   Kennels 

 

9) Other principal uses under Section 4.05 determined by the Colerain 

Township Zoning Hearing Board to be of the same general 

character and not more detrimental than those permitted and 

Special Exception uses. 
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10) Customary accessory uses and structures incidental to the above 

uses. 

 

11) Animal Composting Facility [Added by Amendment-Ordinance No. 2012-

August 6
th

, 2012] 
 

B. The following uses are permitted by Special Exception only on soils 

with Agricultural Land Capability Classifications of IV, V, VI, VII, 

and VIII as defined by the United States Department of Agriculture.  

In granting such uses, the Zoning Hearing Board shall condition the 

approval upon the operation of the use in conformance with the 

Operational Performance Standards as provided in Section 6.36 and 

with the provisions of any other applicable Supplementary District 

Regulation as provided in Article VI of this Ordinance, and upon any 

other conditions as may be deemed necessary to meet the intent of this 

Ordinance or to ensure the health, safety, and welfare of Colerain 

Township residents. 

 

1) Privately owned recreation areas for profit such as, but not 

limited to, swimming pools, tennis clubs, and riding clubs. 

 

2)  Commercial camps and resorts. 

 

3)  Extraction of sand, gravel and other materials and the removal of 

natural resources. 

 

4) Facilities for the commercial processing of agricultural products. 

 

5)  Facilities for the warehousing, sale, and service of agricultural 

equipment, vehicles, feed, or supplies. 

 

6) Commercial grain or commercial feed mills. 

 

7) Multiple room school house. 

 

8) Solar Energy Production Facility (“Solar Farm”) 

 

9)  Large Wind Energy Production Facilities 

 

10) Other principal uses under Section 4.05.02 determined by the 

Zoning Hearing Board to be of the same general character and 

not more detrimental than those Permitted and Special Exception 

uses. 

 

11) Customary accessory uses and structures incidental to the above 

uses. 
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5.01.06 Area, Height, and Yard Regulations. 

 

A.        Minimum Lot Area: 

 

    

Agricultural Operation; Processing of 

Agricultural Products; Extraction of Sand, 

Gravel and Other Materials; Removal of 

Natural Resources; Riding Academies or 

Stables 

Ten (10) Acres 

First Agricultural Dwelling, as may be used 

for both agricultural and dwelling acres 

Ten (10) Acres 

Each Additional Agricultural Dwelling Two (2) Acres 

Non-Agricultural Single Family Detached 

Dwelling; One Room School House; 

Veterinary Office 

Forty-Thousand 

(40,000) Square Feet  

All other Permitted and Special Exception 

Uses 

Forty-Thousand 

(40,000) Square Feet 

 

B.        Minimum Lot Width: 

 

Agricultural Dwellings and Non-Agricultural 

Single-Family Detached Dwellings; One 

Room School Houses; Veterinary Office 

One Hundred Fifty 

(150) Feet 

All other Permitted and Special Exception 

Uses 

One Hundred Fifty 

(150) Feet* 

 

*The Zoning Hearing Board may require increased lot widths 

and/or depths for Special Exceptions if necessary to protect the 

character of the zoning district in which the proposed use will be 

located. 

 

C.  Minimum Lot Depth: 

 

Agricultural Dwellings and Non-Agricultural 

Single-Family Detached Dwellings; One 

Room School Houses; Veterinary Office 

Two Hundred (200) 

Feet 

All other Permitted and Special Exception 

Uses 

Two Hundred (200) 

Feet 

 

*The Zoning Hearing Board may require increased lot width 

and/or depths for Special Exceptions if necessary to protect the 

character of  the zoning district in which the proposed use will be 

located. 

 

D. Minimum Yard Requirements: 
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1.   All buildings shall be set back from lot lines and the right-of-way 

lines of public roads to comply with the following yard 

requirements.  Where more than one principal structure is erected 

on a lot, each such structure shall comply with all yard 

requirements as though it were on an individual lot. 

     

Use                                                                     Front                 Side            Rear 

 

Agricultural Dwellings                                                       50’                    20’               20’ 

Non-Agricultural Single-Family Detached Dwellings       50’                    20’               20’ 

Accessory Buildings or Structures                                      50’                   20’*             20’* 

 

CAO/CAFO Manure Storage Facilities    100’-300’ as required under the Nutrient and Odor 

Management Act regulations and approved nutrient and 

odor management plan 

 

CAO/CAFO Animal Shelters                    located the greater of (i) the distance required from a lot line 

or adjoining residence by an approved Odor Management 

Plan or (ii) 75 feet from all lot lines or (iii) 100 feet from an 

adjoining residence 

Non-CAO/CAFO Manure Storage Facilities      100’-300’ from lot lines as guided by the requirements 

under the Nutrient and Odor Management Act 

regulations under 25 Pa. Code §83.351. 

Other Agricultural and Non-Agricultural Structures         50’                      50’                 50’ 

* Except as modified by Section 6.02 and Section 16.02.01 

  

E. Maximum Height Regulation: 

 

1)  Dwelling – thirty-five (35) feet. 

 

2) Private Garage, Carriage House/Horse Barn – twenty-eight 

(28) feet.  [See Section 6.40] 

 

3) Other Buildings – no height restriction, unless regulated in 

Article VI. 

 

F. Maximum Impervious Surface Area: 

 

1) Agricultural Operation – Five percent (5%) 

 

2) Single family detached dwelling – Twenty percent (20%). 

 

3)  Other Uses – Fifteen percent (15%). 
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5.02 Conservation District (CN) 

 

5.02.01 Purpose:  The Conservation District is intended to protect areas in the 

Township for the preservation and conservation of the natural 

environment and to permit and  encourage the retention of open land and 

flood plain areas of major streams.  In keeping with the intended purpose 

of this district and to generally define the location of certain conservation 

areas parallel to major streams within the Township, a minimum distance 

of three hundred (300) feet from the water’s edge of both sides of such 

streams, as generally indicated on the Official Zoning Map shall be 

deemed the established boundary of this district, unless shown otherwise 

on the Zoning Map by location or dimensions thereof. 

 

5.02.02 Permitted Uses and Structures:  The following uses and no others are 

permitted by right. 

 

A. Agricultural Operation, excluding buildings or structures. 

 

B. Agricultural and horticultural uses except Concentrated Animal 

Operations or Concentrated Animal Feeding Operations. 

 

C. Parks, recreation areas, and playgrounds not operated for private 

profit. 

 

D. Public conservation areas and structures for the conservation of open 

space, water, soil, air, and wildlife resources. 

 

E. Customary accessory uses and structures incidental to the above 

permitted uses. 

 

5.02.03 Special Exceptions Uses and Structures:  The following uses and 

structures are permitted as a special exception when granted by the Zoning 

Hearing Board in accordance with the provisions of Article XVI, and as 

may be supplemented by an applicable provision of Article VI. 

 

A. Public utility and communication structures when absolutely necessary 

to be located in this district for public purposes. 

 

B. Other principal uses under Section 4.05.02 determined by the Zoning 

Hearing Board to be of the same general character as those Permitted 

and Special Exception uses and which will not be more detrimental 

than any permitted uses and structures. 

 

C. Customary accessory uses and structures incidental to the above uses. 

 

5.02.04 Area, Height and Yard Regulations: 
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A.   Minimum lot area:  Ten (10) acres 

 

B.  Minimum lot width:  One-hundred fifty (150) feet at the building line. 

 

C.  Minimum lot depth:  Five-hundred (500) feet. 

 

D.  Minimum yard requirements:  All buildings shall be set back from the 

right-of-way of public roads and lot lines to comply with Section 

5.01.06.D unless changed under other provisions of this Zoning 

Ordinance. 

 

E.  Maximum building height regulations – thirty-five (35) feet or as 

regulated by Article VI. 

 

F.  Maximum impervious surface area – five percent (5%). 
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5.03 Residential District (R) 

 

5.03.01 Purpose and Intent:  The Residential District is intended to provide low 

density residential areas where on-site water supply and sewage disposal 

are generally the only types available. 

 

5.03.02 Permitted Uses and Structures:  The following uses and no others will be 

permitted by right: 

 

 A.  Single-family detached dwellings. 

 

B.  Agricultural Operation except Concentrated Animal Operation and 

Concentrated Animal Feeding Operation facilities. 

 

C.  Customary accessory uses and structures incidental to the above 

permitted uses. 

 

5.03.03 Special Exceptions Uses and Structures:  The following uses and 

structures are permitted as a special exception when granted by the Zoning 

Hearing Board, in accordance with the provisions of Article XVI, and as 

may be supplemented by any applicable provision of Article VI.: 

 

  A.  Private and public schools. 

 

  B.  Churches and cemeteries. 

 

  C.  Medical and dental offices. 

   

D.  Private and public parks, recreation areas, and conservation areas not 

for profit. 

 

E.  Customary home occupations, provided that they comply with Section 

6.14. 

 

F.   Public Utility and communication structures when absolutely 

necessary to be located in this district for public service purposes. 

 

G. Municipal building, firehouses and similar uses.   

 

H.  Conversion of existing residential dwelling to multiple family. 

 

I.  Child day care center. 

 

J.  Animal waste storage facilities in accordance with Section 6.31. 
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K. Manufactured and Mobile Home Parks, said parks comply with the 

Colerain Township Mobile Home Park Ordinance, and the provisions 

of Article XI. 

 

L.  Other principal uses under Section 4.05 determined by the Zoning 

Hearing Board to be of the same general character as these Permitted 

and Special Exception uses and which will not be more detrimental 

than any permitted uses and structures. 

 

M.  Customary accessory uses and structures incidental to the above uses. 

 

5.03.04 Area, Height and Yard Requirements. 

 

A.  Minimum lot areas: 

 

1)   Single family detached dwelling and all other principal buildings 

and uses permitted in this district for which no specific lot areas 

are provided: 

 

a)   Areas with on-lot sewer and on-lot water:  forty thousand 

(40,000) square feet minimum. 

 

b)   Areas with public sewer and on-lot water:  eighteen thousand 

(18,000) square feet minimum. 

 

c)   Area with public sewer and public water:  twelve thousand 

(12,000) square feet minimum. 

    

2)   Agricultural Operation:  10 acres 

 

  B.  Minimum Lot Widths: 

 

1)   Single family detached dwelling and all other principal buildings 

and uses permitted in this district for which no specific lot widths 

are provided. 

 

a)  Areas with on-lot sewer:  one-hundred fifty (150) feet. 

 

b)  Areas with public sewer:  ninety (90) feet. 

 

2)  Agricultural Operation:  four-hundred (400) feet. 

 

  C.  Minimum Lot Depth:  one-hundred fifty (150) feet. 

 

D.  Minimum Yard Requirements: 
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1)   Single family detached dwellings and all other principal buildings 

and uses permitted in this district but for which no specific yard 

requirements are provided. 

 

a)  Front yard:  forty (40) feet. 

 

b)  Side yard:  with on-lot sewage disposal, twenty (20) feet; with 

public sewer, fifteen (15) feet. 

 

c)  Rear yard:  twenty (20) feet. 

   

2)  Agricultural Operation:  as required under Section 5.01.06.D. 

 

  E.  Maximum Height Regulation: 

 

1)  Agricultural structures – no height restriction shall apply unless 

otherwise regulated by Article VI. 

 

2) Private Garage, Carriage House/Horse Barn – twenty-eight 

(28) feet.  [See Section 6.40] 

 

3)   All other structures – thirty-five (35) feet unless otherwise 

regulated by Article VI. 

 

  F.  Maximum Impervious Surface Area: 

 

   1)  Single family detached dwelling:  twenty-five percent (25%). 

 

   2)  Agricultural Operation:  five percent (5%). 

 

   3)  Other uses:  thirty percent (30%). 
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5.04 Village Center District (VC) 

 

5.04.01 Purpose and Intent.  The Village Center District is intended to provide for 

various types of medium and high density residential development 

consistent with the potential availability of adequate transportation 

facilities and public sewage and water service, while maintaining 

sufficient open area to blend with the general rural agricultural character 

of the Township and to exclude those uses not compatible with such 

development. 

 

5.04.02 Permitted Uses and Structures.  The following uses and no others are 

permitted by right: 

 

A.  Single family detached dwellings. 

 

B.  Single family semi-detached dwellings. 

 

C. Duplex detached dwellings. 

  

D.  Agricultural Operation except Concentrated Animal Operation or 

Concentrated Animal Feeding Operation facilities. 

 

E.  Retail stores, offices, convenience stores, restaurants. 

 

F.  Private schools, public school, parks and playgrounds. 

 

G.  Municipal buildings, fire houses and similar uses. 

 

H.  Churches. 

 

I. One No Impact Home Business per parcel. 

 

J.   Business services such as banks, credit unions, loan companies and 

other financial institutions, real estate and insurance agencies, utility 

offices, government, business and professional offices.  

 

K. Personal services, such as barber shops, beauty salons, photographic 

studios, coin operated laundry facilities, tailors, dress-making, 

millinery, and dry cleaning and laundry pick-up stations where the 

processing is to be done elsewhere, but excluding establishments 

primarily designed to provide drive-in facilities. 

 

L.  Customary accessory uses and structures incidental to the above 

permitted uses. 
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5.04.03 Special Exceptions Uses and Structures. The following uses and structures 

are permitted as a special exception when granted by the Zoning Hearing 

Board in accordance with the provisions of Article XVI, and as may be 

supplemented by any applicable provision of Article VI: 

 

A.  Townhouses when connected to public sewer and water containing no 

more than six (6) dwelling units per building. 

 

B.  Multi-family dwelling when connected to public sewer and water or 

any appropriately designed system approved by the Township Sewage 

Enforcement Officer containing no more than twelve (12) dwelling 

units per building. 

 

C.  Conversion of existing residential dwelling to multiple family. 

 

D.  Medical and dental offices. 

 

E.  Private park and conservation areas not for profit. 

 

 F.  Customary home occupations. 

 

G.  Retirement homes, nursing homes, children’s homes or clinics or 

similar facilities including dormitory, group homes, student homes and 

other uses which are related to the institutions that are owned and/or 

operated by the institution they serve. 

 

H.  Public utility and communication structures when absolutely necessary 

to be located in this district for public service purposes. 

 

 I.  Child day care center. 

 

J. Commercial businesses, trucking, auto repair, and light manufacturing. 

 

K.  A single-family residence which is a secondary use to a commercial 

business on the same lot provided that at least one of the occupants is 

either the owner or an employee of the commercial business.  No more 

than one single-family residence shall be permitted on the same lot as 

a commercial business under this provision.  Additionally, the single 

family residence may not be separated from the commercial use 

through subdivision. 

 

L.  Other principal uses under Section 4.05 determined by the Zoning 

Hearing Board to be of the same general character as these Permitted 

and Special Exception uses and which will not be more detrimental 

than any permitted uses and structures. 
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 M.  Customary accessory uses and structures incidental to the above. 

 

5.04.04 Area, Height and Yard Requirements. 

 

 A.  Minimum Lot Areas: 

 

1)   Single family detached dwellings and all other principal buildings 

and uses permitted in this district for which no specific lot areas 

are provided: 

 

a)  With on-lot sewer and on-lot water:  forty thousand (40,000) 

square feet with any appropriately designed system approved 

by the Township Sewage Enforcement Officer. 

 

b)  With public sewer and on-lot water:  fifteen thousand (15,000) 

square feet. 

 

c)   With public sewer and public water:  ten thousand (10,000) 

square feet. 

 

2)  Single family semi-detached dwellings:  

 

a)  With on-lot sewer and on-lot water: forty thousand (40,000) 

square feet with any appropriately designed system approved 

by the Township Sewage Enforcement Officer. 

 

b)  With public sewer and on-lot water:  seven thousand (7,000) 

square feet. 

  

c)  With public sewer and public water:  five thousand (5,000) 

square feet. 

 

3)   Duplex dwelling: 

 

a)   With on-lot sewer and on-lot water:  forty thousand (40,000) 

square feet with any appropriately designed system approved 

by the Township Sewage Enforcement Officer. 

     

b)   With public sewer and on-lot water:  thirty thousand (30,000) 

square feet. 

 

c)   With public sewer and public water:  ten thousand (10,000) 

square feet. 
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4)  Townhouse dwelling unit: 

 

a)  With on-lot sewer and on-lot water:  forty thousand (40,000) 

square feet with any appropriately designed system approved 

by the Township Sewage Enforcement Officer.  Dwellings 

must be hooked up to public sewer and/or public water if 

available. 

 

b)  With public sewer and public water:  three thousand five 

hundred (3,500) square feet. 

 

5) Multi-family dwelling 

 

a) With on-lot sewer and on-lot water:  forty thousand (40,000) 

square feet with any appropriately designed system approved 

by the Township Sewage Enforcement Officer 

 

b) With public sewer and public water:  three thousand (3,000) 

square feet. 

    

6)  Agricultural Operation:  Ten (10) acres 

 

7)  All other uses:  Forty thousand (40,000) square feet minimum. 

 

 B.  Minimum Lot Widths: 

 

1)  Single family detached dwelling and all other principal buildings 

and uses permitted in this district but for which no specific lot 

widths are provided: 

 

a)  With on-lot sewer:  one-hundred fifty (150) feet with any 

appropriately designed system approve by the Township 

Sewage Enforcement Officer. 

 

b)  With public sewer:  eighty (80) feet. 

 

2)  Single family semi-detached dwelling: 

 

a)  With on-lot sewer:  one-hundred fifty (150) feet with any 

appropriately designed system approved by the Township 

SEO. 

 

b)  With public sewer:  fifty (50) feet. 

   

3)  Duplex dwelling: 
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a)  With on-lot sewer:  one-hundred fifty (150) feet with any 

appropriately designed system approved by the Township 

Sewage Enforcement Officer. 

 

b)  With public sewer:  ninety (90) feet. 

 

4)  Townhouse dwelling unit: 

   

a)  With on-lot sewer:  one-hundred fifty (150) feet with any 

appropriately designed system approved by the Township 

Sewage Enforcement Officer. 

 

b)  With public sewer:  twenty (20) feet. 

 

5) Multi-Family dwelling: 

 

a) With on-lot sewer:  one hundred fifty (150) feet with any 

appropriately designed system approved by the Township 

Sewage Enforcement Officer 

 

b) With public sewer:  one hundred (100) feet 

 

6)  Agricultural Operation:  four hundred (400) feet. 

 

7)  All other uses:  one hundred fifty (150) feet. 

 

C.   Minimum Lot Depth – one hundred fifty (150) feet. 

 

 D.  Minimum Yard Requirements: 

 

1)  Single family detached dwellings and all other principal buildings 

and uses permitted in this district but for which no specific yard 

areas are provided: 

 

a)   Front yard from street right-of-way line:  twenty-five (25) feet. 

 

b)  Side yard from lot line:  twenty (20) feet; with public sewer:  

ten (10) feet. 

 

c)  Rear Yard from lot line:  twenty (20) feet. 

    

2)  Single family semi-detached: 

 

a)  Front yard from street right-of-way line:  twenty-five (25) feet. 

 

b)  Side yard from lot line:  ten (10) feet. 
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c)  Rear yard from lot line:  twenty (20) feet. 

 

3)  Duplex dwelling: 

 

a)  Front yard from street right-of-way line:  twenty-five (25) feet. 

 

b)  Side yard from lot line:  fifteen (15) feet. 

 

c)  Rear yard from lot line:  twenty (20) feet. 

 

4)  Townhouses: 

 

a)   Front yard from street right-of-way line :  twenty-five (25) feet. 

 

b)  Side yard:  fifteen (15) feet between end units and side yard 

property lines. 

 

c)  Rear yard from lot line:  twenty (20) feet. 

 

d)   Minimum distance between townhouse buildings:  thirty (30) 

feet. 

 

5) Multi-family dwelling: 

 

a) Front yard from street right-of-way line:  twenty-five (25) feet 

 

b) Side yard from lot line:  twenty-five (25) feet 

 

c) Rear yard from lot line:  twenty (20) feet 

 

6)  Agricultural Operation:  As required under Section 5.01.06.D. 

 

7)  All other uses: 

 

a)   Front yard from street right-of-way line :  thirty five (35) feet. 

 

b)  Side yard from lot line:  ten (10) feet except when adjacent to 

any residential district in which case a minimum side yard of 

twenty five (25) feet is required. 

 

c)  Rear yard from lot line:  ten (10) feet except when adjacent to 

any residential district in which case a minimum rear yard of 

twenty five (25) feet is required. 

 

E. Maximum Building Size for all uses except Agricultural:  10,000 square feet. 
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F.  Maximum Height Regulations:   Thirty five (35) feet except agricultural 

structures or as regulated in Article VI.  

 

 G.  Maximum Impervious Surface Area: 

 

1)  Single family detached dwelling:  Thirty percent (30%). 

 

2)  Single family semi-detached dwelling:  Thirty five percent (35%). 

 

3)  Duplex dwelling:  Thirty five percent (35%). 

 

4)  Townhouse dwelling:  Forty percent (40%). 

 

5) Multi-family dwelling:  Forty five percent (45%) 

 

6)  Agricultural Operation:  Five percent (5%). 

 

7)  Other uses:  Forty five percent (45%). 
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5.05  Light Business District (LB) 

 

5.05.01 Purpose and Intent.  The Light Business District is intended to provide for 

low intensity businesses that serve the local rural community and to 

provide for anticipated future needs. 

 

5.05.02 Permitted Uses and Structures.  The following uses and no others are 

permitted by right: 

 

A.  Retail business, such as variety stores, apparel stores, drug stores, 

grocery stores, eating and drinking establishments, antique stores, 

music stores, sporting goods stores and book, stationery, magazine, 

candy and tobacco stores and garden centers. 

 

B.  Business services such as banks, credit unions, loan companies and 

other financial institutions, real estate and insurance agencies, utility 

offices, government, business and professional offices.  

 

C.  Personal services, such as barber shops, beauty salons, photographic 

studios, coin operated laundromats, tailors, dress-making, millinery, 

and dry cleaning and laundry pick-up stations where the processing is 

to be done elsewhere, but excluding establishments primarily designed 

to provide drive-in facilities. 

 

D.  Repair services, such as radio, television and appliance shops, 

upholstery shops and shoe repair shops. 

 

  E.  Schools. 

 

  F.  Clubs and lodges. 

 

  G.  Fire house. 

 

H.  Child day care centers. 

 

I. Agricultural Operations.  

 

J.   Offices for administrative, executive, professional sales and other 

similar uses. 

 

K.  Laboratory for scientific, agricultural or industrial research and 

development. 

 

L.  Light manufacturing of beverages, confections, food products, 

ceramics, clothing, cosmetics, drugs, biologicals, plastics, electrical 

goods, furniture, hardware, tools, dies, patterns, professional and 
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scientific instruments, handcraft products, electronics and small parts 

assembly and/or manufacture, printing and publishing. 

 

M.  Public utilities and communication uses, such as electric substations, 

storage of materials and trucks, repair facilities, offices, pump stations, 

and generating plants. 

 

N. Customary accessory uses and structures incidental to the above 

permitted uses. 

 

5.05.03 Special Exceptions Uses and Structures.  The following uses and 

structures are permitted as a special exception when granted by the Zoning 

Hearing Board in accordance with the provisions of Article XVI, and as 

may be supplemented by any applicable provision of Article VI:  

 

A.  General public warehousing, general wholesale trading, operations and 

storage terminals for general contractor or regional building trade 

contractor, contractor shops. 

 

B.  General public trucking or other transportation terminal or private 

shipping center. 

 

  C.  Outdoor advertising business sign. 

 

  D.  Land fills (see Section 6.29). 

 

  E.  Automobile service station. 

 

  F.  Neighborhood shopping center. 

 

  G.  Hotels, motels, boarding houses, tourist houses. 

 

  H.  Car washes. 

 

  I.  Funeral homes. 

 

  J.  Automobile sales establishments including used car lots. 

 

K.  A single-family residence which is a secondary use to a commercial 

business on the same lot provided that at least one of the occupants is 

either the owner or an employee of the commercial business.  No more 

than one single-family residence shall be permitted on the same lot as 

a commercial business under this provision.  Additionally, the single 

family residence may not be separated from the commercial use 

through subdivision. 
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L.  Communication tower. 

 

M. Adult-Related Facilities 

 

1) An adult related facility shall not be permitted to be located 

within one thousand (1,000) feet of any other adult-related 

facility. 

 

2) No adult-related facility shall be located within one thousand 

(1,000) feet of any residentially-zoned land. 

 

3) No establishment shall be located within one thousand (1,000) 

feet of any parcel of land which contains any one or more of the 

following specified land uses: 

i. Amusement park 

ii. Camp (for minors’ activity) 

iii. Child care facility 

iv. Church or other similar religious facility 

v. Community center 

vi. Museum 

vii. Park 

viii. Playground 

ix. School; or 

x. Other lands where minors congregate. 

 

4) The distance between any two adult entertainment establishments 

shall be measured in a straight line, without regard to intervening 

structures, from the closest point on the exterior parcel line of 

each establishment.  The distance between any adult 

entertainment establishment and any land use specified above 

shall be measured in a straight line, without regard to intervening 

structures, from the closest point on the exterior property line of 

the adult entertainment establishment to the closet point on the 

property line of said land use. 

 

5) No materials, merchandise, or film offered for sale, rent, lease, 

loan, or for view upon the premises shall be exhibited or 

displayed outside of a building or structure. 

 

6) Any building or structure used and occupied as an adult-related 

facility shall be windowless, or have an opaque covering over all 

windows or doors of any area in which materials, merchandise, 

or film are exhibited or displayed, and no materials, 

merchandise, or film shall be visible from outside of the building 

or structure. 
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7) No sign shall be erected upon the premises pictorially depicting 

or giving a visual representation of the type of materials, 

merchandise or film offered therein. 

 

8) Each entrance to the premises shall be posted with a notice 

specifying that persons under the age of eighteen (18) years are 

not permitted to enter therein and warning all other persons that 

they may be offended upon entry. 

 

9) No adult-related facility may change to another adult-related 

facility, except upon approval of an additional special exception. 

 

10) The use shall not create an enticement for minors because of its 

proximity to nearby uses where minors may congregate. 

 

11) No unlawful sexual activity or conduct shall be permitted. 

 

12) No more than one adult-related facility may be located within 

one building or shopping center. 

 

N.  Other principal uses under Section 4.05.02 determined by the Zoning 

Hearing Board to be of the same general character as these Permitted 

and Special Exception uses and which will not be more detrimental 

than any permitted uses and structures. 

 

O.  Customary accessory uses and structures incidental to the above. 

 

5.05.04.  Area, Yard and Height Requirements. 

 

A.  Minimum Lot Areas: 

 

 1)  Agricultural Operation, airports:  ten (10) acres. 

 

 2)  All other uses:  Forty thousand (40,000) square feet minimum. 

 

B.  Minimum Lot Widths: 

 

 1)  Agricultural Operation:  four hundred (400) feet. 

 

 2)  All other uses:  one hundred fifty (150) feet. 

 

C. Minimum Lot Depth – one hundred fifty (150) feet. 

 

D.  Minimum Yard Requirements: 
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 1)  Agricultural Operation as required under Section 5.01.06.D. 

 

 2)  All other uses: 

 

a)   Front yard from street right-of-way line :  thirty five 

(35) feet. 

 

b)  Side yard from lot line:  ten (10) feet except when 

adjacent to any residential district in which case a 

minimum side yard of twenty five (25) feet is required. 

 

c)  Rear yard from lot line:  ten (10) feet except when 

adjacent to any residential district in which case a 

minimum rear yard of twenty five (25) feet is required. 

 

E.  Maximum Height Regulations:  Thirty-five (35) feet except 

agricultural structures or as regulated in Article VI. 

  F.  Maximum Impervious Surface Area:  Sixty five percent (65%). 
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5.06 Floodplain District (FP) 

5.06.01 Purpose and Intent. 

A.  The Floodplain District (FP) includes the areas of Colerain Township 

which are subject to periodic inundation by floodwaters. 

B.  In the interest of public health, safety, and welfare, the regulations of 

the Floodplain District (FP) intended to protect floodplain areas 

subject to and necessary for floodwaters, to permit and encourage the 

retention of open land uses so located and utilized as to constitute a 

harmonious and appropriate part of the physical development of 

Colerain Township as provided in the Colerain Township 

Comprehensive Plan, and to guide incompatible development into 

more appropriate zoning districts. 

C.  In advancing these principles and the general purposes of this Zoning 

Ordinance and Colerain Township Comprehensive Plan, the specific 

intent of this district includes the following: 

1)  To combine with present regulations, certain restrictions necessary 

for the control of floodplains for the general health, safety, and 

welfare of the community. 

2)  To prevent the erection of structures in areas unfit for human usage 

by reason of danger from flooding. 

3)  To minimize danger to public health by protecting water quality 

and promoting safe and sanitary drainage. 

4)  To control development which, acting alone or in combination with 

similar development, will create and impose additional unjustified 

burdens on the community, its governmental units, and its 

individuals for the costs of flood control works, rescue, relief, 

emergency preparedness measures, sandbagging, pumping, and 

temporary dikes or levees, as well as business interruptions, 

factory closings, disruptions of transportation routes, and 

interference with utility services, as well as other factors that result 

in loss of wages, sales, and production and generally adversely 

affect the economic well being of the community. 

 

5)  To maintain a stable tax base through the preservation or 

enhancement of property values adjacent to the floodplain, as well 

as preventing the creation of future flood blighted areas on 

floodplains. 

 

6)  To permit certain uses which can appropriately be located in the 

floodplain as herein defined without impending the flow of 
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floodwaters or otherwise causing danger or damage to life or 

property at, above, or below their locations in the floodplain. 

 

7)  To permit certain uses in the floodplain in ways that preserve 

natural conditions conducive to the maintenance of ecological 

balance, wildlife and productive marine habitat, other healthy 

biotic systems, scenic and natural values, constant rates of water 

flow throughout the year, and areas for groundwater absorption for 

sustaining the subsurface water supply. 

 

8)  To provide sufficient unimpeded drainage courses and prohibit the 

restriction of their carrying capacities so as to safely carry 

abnormal flows of storm water from periods of heavy precipitation. 

 

9)  To encourage the utilization of appropriate construction practices 

which will minimize flood damage in the future. 

 

10)  To prevent the placement of materials which might be swept by 

floods onto other lands or downstream to the injury of others. 

 

11)  To provide for public awareness of flooding potential and to 

discourage and protect unwary individuals from buying land and 

structures which are unsuited for intended purposes because of 

flood hazards. 

 

12)  To regulate uses, activities, development, and structures which, 

acting along with or in combination with existing or future uses, 

activities, development, or structures, will cause increases in flood 

heights, velocities, and frequencies. 

 

13)  To provide areas for the deposition of sediment. 

 

14)  To protect people and property in other municipalities within the 

same watershed from the impact of improper development in 

floodplains and the consequent increased potential for flooding. 

 

5.06.02 Lands in District Defined. 

 

A.  The Floodplain District (FP) is hereby defined to include all of the 

following lands within Colerain Township: 

 

1)   All those areas of Colerain Township which are subject to the 

one hundred (100) year flood, as identified in the Flood 

Insurance Study (FIS) for Lancaster County dated April 19, 2005 

and the accompanying maps as prepared for by the Federal 
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Emergency Management Agency or the most recent revision 

thereof. 

 

2)  All land not identified in 5.06.02.A.1) which are within the 100 

year flood boundaries of all watercourses, including but not 

limited to all land which is so identified by the United States 

Geological Survey or the United States Army corps of Engineers. 

 

3)   All those areas identified as being subject to the 500 year flood 

in the Flood Insurance Study prepared for Colerain Township by 

the Federal Emergency Management Agency (FEMA). 

 

4)   All land not identified in 5.06.02.A.(1) and (2) above which are 

delineated by the United States Department of Agriculture’s Soil 

Survey as possessing alluvial or floodplain soils. 

 

5)   All land which has been flooded by floods of record. 

 

6)   All additional land delineated under Section 5.06.02 B. of this 

Ordinance. 

 

B.  Where the complete and definitive information necessary to delineate 

the boundary of the Floodplain District (FP) is not available, the 

Zoning Officer in consideration of an application for a permit, shall 

require such on-site studies and/or surveys to be made as are necessary 

to make a determination of the precise boundaries of the Floodplain 

District (FP) as defined in this Ordinance and in accordance with the 

following: 

 

1)   Such studies and surveys shall be signed, sealed, and certified by 

a licensed professional registered by the Commonwealth of 

Pennsylvania to perform such studies and surveys.  Such 

certification shall acknowledge the accuracy of the study or 

survey and the qualification of the individual to perform such 

studies and surveys.   

 

2)  Copies of such studies and surveys shall be submitted to the 

Zoning Officer, the Colerain Township engineer, and the United 

States Department of Agriculture’s Soil Conservation Service, 

who shall have thirty (30) days to comment. 

    

3)   Any property owner whose property is so studied and/or 

surveyed to justify an application for a permit shall pay all costs 

of these studies and surveys, except for work done under retainer 

to or on behalf of Colerain Township. 
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4)   Where such study is performed the Limits of Study shall 

supersede the above delineations which are made by more 

approximate methods. 

 

5.06.03 Boundary Disputes. 

 

A. Should a dispute concerning any boundary of the Floodplain District 

(FP) arise, the initial determination of the Zoning Officer may be 

appealed to the Zoning Hearing Board.  The burden of proof in such an 

appeal shall be on the property owner.  The property owner shall pay 

all costs associated with the hearing before the Zoning Hearing Board, 

including all costs for advertising public notice, for all stenographic 

records including the attendance of a stenographer and, when 

necessary, the transcription of the record, and other fees as permitted 

by the Pennsylvania Municipalities Planning Code. 

  

B.   All changes to the boundaries of the Floodplain District (FP) are 

subject to the review and approval of the Federal Insurance 

Administrator for compliance with the Rules and Regulations of the 

National Flood Insurance Program. 

 

5.06.04 Relationship to Other Articles.  The provisions of this Section create an 

overlay zoning district which is applicable within floodplains in all other 

zoning districts established by this Zoning Ordinance.  To the extent the 

provisions of this Section are applicable and more restrictive, they shall 

supersede conflicting provisions within all other Sections and Articles of 

this Zoning Ordinance and all other ordinances of Colerain Township.  

However, all other provisions of all other Articles of this Zoning 

Ordinance and all other ordinances of Colerain Township shall remain in 

full force. 

 

5.06.05 Permitted Uses. The following uses and no others are permitted in the 

Floodplain District (FP) by right and such uses are permitted only where 

in accordance with the provisions of the Clean Streams Law of 

Pennsylvania, Act 394 of 1937, as amended; the Rules and Regulations of 

the Pennsylvania Department of Environmental Protection; and all other 

applicable provisions of this Zoning Ordinance and all Other Regulations. 

 

A.  Agriculture, horticulture, and forestry, all excluding any structures, 

and excluding any grading or filling which would cause any increase 

in flood heights or frequency. 

 

B.  Erosion and sedimentation control measures, facilities, and structures 

provided no increase in flood heights or frequency, unhealthy ponding, 

or other unsanitary conditions shall occur. 
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C.  Public and private recreational uses such as parks, swimming areas 

(excluding swimming pools), play areas, day camps, campgrounds 

(excluding camp sites), picnic groves, lawns, gardens, golf courses, 

driving ranges, archery ranges, game farms, areas or clubs for hunting, 

fishing, and/or boating (including marker or anchor buoys), paved 

bicycle paths, and hiking and horseback riding trails, all excluding any 

buildings, and excluding any grading or filling which would cause any 

increase in flood heights or frequency. 

 

D.  Harvesting of any wild crop, such as marsh hay, ferns, moss, berries, 

tree fruits and seeds, or wild rice, excluding any plants appearing on 

the latest edition of the United States List of Endangered and 

Threatened Plant Species maintained by the United States Fish and 

Wildlife Service. 

 

E.  Activities related to the preservation of natural amenities, including 

wildlife sanctuaries, nature preserves, woodland preserves, botanical 

gardens, or arboretums, excluding any buildings, and excluding any 

grading or filling which would cause any increase in flood heights or 

frequency. 

 

F.  Open space and front, side, or rear yards required by other Sections of 

this Zoning Ordinance.  Floodplain land may be used to meet 

minimum open space, yard, and lot area requirements, provided that 

the purpose and intent of this Section, together with the requirements 

of any other pertinent municipal regulations, is complied with.  If such 

compliance cannot be shown, the land areas within the Floodplain 

District (FP) shall not be used or calculated for purposes of meeting lot 

open space, area, or yard requirements. 

 

G.  Stream improvements whose sole purpose is to improve aquatic life 

habitat, when approved by the Pennsylvania Fish Commission and 

reviewed by the Lancaster County Conservation District, and subject 

to the provisions of this Ordinance. 

 

  H.  One or two-strand fences. 

 

I.  Picnic tables, park benches, temporary fireplaces and grills, and 

playground equipment, all if anchored to prevent flotation. 

 

J.  Blinds for the shooting or observation of wildlife, provided that such 

blinds may only be placed, erected, and maintained during the open 

season established by the Pennsylvania Game Commission for the 

taking of migratory waterfowl and the three weeks immediately 

preceding and three weeks immediately following that open season.  

Blinds must be removed during all other times of the year. 
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K.  Circuses, carnivals, and similar transitory enterprises, provided that 

natural vegetative ground cover is not destroyed, removed, or covered 

in such a way as to create erosion or sedimentation. 

 

L.  Ponds which are constructed in accordance with a Conservation Plan 

reviewed by the Lancaster County Conservation District and which do 

not create any increase in flood heights or frequency on adjoining 

properties, and subject to the provisions of this Ordinance. 

 

M.  Floodproofing and flood hazard reduction structures to protect only 

lawfully existing and registered nonconforming structures and lawfully 

existing and registered nonconforming uses within structures. 

 

N.  Public utility facilities (except buildings) under the exclusive 

jurisdiction of the Pennsylvania Public Utility Commission and 

specifically exempted from control by municipal zoning ordinances, 

subject to the provision of this Ordinance. 

 

5.06.06 Special Exception Uses and Structures.  The following uses and structures 

are permitted in the Floodplain District (FP) only when special exceptions 

are granted by the Zoning Hearing Board as provided for herein, and 

where in accordance with the provisions of the Clean Streams Law of 

Pennsylvania, Act 394 of 1937, as amended; the Rules and Regulations of 

the Pennsylvania Department of Environmental Protection; and all other 

provisions of this Zoning Ordinance and by all other applicable 

regulations. 

 

A.  Parking lots, loading areas, driveways, and aircraft landing strips and 

taxiways, if they are water permeable surfaced. 

 

B.  Water-oriented uses such as docks, piers, wharves, marinas, boat 

liveries, and boat launching ramps. 

 

C.  Public utility facilities not under the exclusive jurisdiction on the 

Pennsylvania Public Utility Commission, subject to the following 

conditions: 

 

1) Facilities such as pipelines, gas lines, storm sewers, sanitary 

sewers, water lines, outlet installations for sewage treatment 

plants, sealed public and private water supply wells, pumping 

stations, and underground communications facilities, shall, 

together with associated structures, but excepting necessary 

vents, be designed and installed underground so as to be at or 

below the existing natural surface grade within the floodplain, 

and in such a manner as will prevent flotation, minimize or 
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eliminate flood damage, and not alter the cross-sectional area of 

the floodplain.  All new or replacement water supply facilities 

and/or sanitary sewage facilities shall be designed to minimize or 

eliminate infiltration of floodwaters into the facilities and 

discharges from the facilities into floodwaters.  All gas lines shall 

have a system of shut-off valves for service to the Floodplain 

District (FP) to allow positive control during flood emergencies. 

 

2)   Electrical distribution lines and supporting structures shall be 

installed so as to minimize or eliminate flood damage, and all 

lines of less than 15 kilovolts shall be installed underground 

below the existing natural surface grade within the floodplain.  

Above ground electrical distribution and transmission lines of 15 

kilovolts or more may be allowed above ground as a special 

exception, provided they are certified by a licensed professional 

engineer registered by the Commonwealth of Pennsylvania as 

meeting all of the following standards: 

 

a) Above ground lines and supporting structures shall enter 

the Floodplain District (FP) only to cross a watercourse, 

shall cross the watercourse and the Floodplain District (FP) 

using the most direct and shortest route possible consistent 

with the goals, objectives, purposes, and intents of this 

Zoning Ordinance, shall make the minimum number of 

crossings necessary, and shall be designed and installed so 

as to minimize or eliminate flood damage. 

 

b) Above ground lines shall be elevated so that their lowest 

portions are a minimum of ten feet above the maximum 

flood elevation. 

 

c) Supporting structures for above ground lines within the 

Floodplain District (FP) shall be the minimum number 

necessary to carry the lines across the Floodplain District 

(FP).  Supporting structures shall be designed and installed 

so as to be able to withstand the maximum volume, 

velocity, and force of floodwaters which can be expected at 

the point where they are located. 

 

d) Facilities and services in the Floodplain District (FP) shall 

be designed so that flood damage within the District does 

not disrupt service outside the District. 

 

D.  Fish hatcheries, including uncovered ponds and raceways, which are 

approved by the Pennsylvania Fish Commission, but excluding other 

structures. 
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E.  Water monitoring devices. 

 

F.  Culverts, bridges, and approaches to public and private culverts and 

bridges which meet all of the following conditions: 

 

1) Review and/or approval by the Lancaster County Planning 

Commission, if required. 

 

2)   Approval by the Susquehanna River Basin Commission if 

required. 

 

3) Approval by the Pennsylvania Department of Environmental 

Protection, if required. 

 

4) Approval by the United States Army Corps of Engineers, if 

required. 

 

5) Approval by the Pennsylvania Department of  

Transportation (PennDOT), if required. 

   

6) If approval by PennDOT is not required, the proposed use must 

still meet all of the appropriate minimum design standards of 

PennDOT. 

 

7) The proposed structure must be designed in such a way as to 

have the capacity to allow the unrestricted passage of waters of 

maximum flood elevation below and through it without any 

upstream or downstream increase in water surface elevation. 

    .     

G. Extraction of sand, gravel, and other mineral resources. 

 

H.  Other uses similar to the above, provided the use will not reduce the 

cross-sectional area of the floodplain. 

 

5.06.07 Standards and Criteria for Special Exceptions: 

 

A.  In hearing and deciding upon special exceptions to be granted or 

denied under the provisions of Section 5.06.06 of this Ordinance, the 

Zoning Hearing Board shall determine that each of the following 

standards and criteria have been complied with: 

 

1) That increased danger to life and property due to increased flood 

heights, velocities, or frequencies caused by encroachments, is 

minimized. 
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2) That the danger that floodwaters or materials may be swept  

onto other lands or downstream to cause injury to others is 

minimized. 

  

3) That the possibility of disease, contamination and unsanitary 

conditions, is minimized and especially that any proposed water 

supply or sanitation systems are able to prevent these problems. 

 

4)   That the susceptibility of the proposed facility and its contents to 

flood damage, the effect of such damage on the individual 

owners, and the need for the effect of floodproofing, are 

minimized. 

 

5) That the proposed facility and its services are important to the 

community. 

 

6) That the proposed facility needs a waterfront or floodplain 

location. 

 

7) That there are no reasonable available alternate locations not 

subject to flooding for the proposed use. 

 

8) That the proposed use is compatible with existing and anticipated 

development. 

 

9) That the proposed use is consistent with the Colerain Township 

Comprehensive Plan and any floodplain management program 

for the area. 

 

10) That the safety of access to the property in times of flooding for 

ordinary and emergency vehicles is assured if affected by the 

proposed use. 

 

11) That the expected area, height, depth, velocity, pressure, 

frequency, duration, rate of rise, seasonality, sediment, debris, 

and pollutant load of floodwaters expected at the site is not 

inconsistent with the proposed use. 

 

12) That the proposed activity will not unduly alter natural water 

flow or water temperature. 

 

13) That archeological or historic sites and structures, endangered or 

threatened species of animals or plants, high quality wildlife 

habitats, scarce vegetation types, and other irreplaceable land 

uses will not be degraded or destroyed. 
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14) That the natural, scenic, and aesthetic values at the proposed site 

will be conserved. 

 

15) That the danger, damage, and injury to all adjoining properties 

on both sides of any watercourse regardless of municipality, is 

minimized.  In this regard, any proposal affecting an adjacent 

municipality shall be submitted to that municipality’s planning 

commission and governing body for review and comment. 

 

16) That the granting of the special exception from the provisions of 

Section 5.06.06 will not result in any of the following: 

 

a) Increases in flood heights. 

 

b) Additional threats to public safety. 

 

c) Extraordinary public expense. 

 

d) Creation of nuisances. 

 

e) Fraud of the public. 

  

f) Conflict with local laws or ordinances. 

   

B. In hearing and deciding upon special exceptions to be granted or 

denied under the provisions of Section 5.06 of this Ordinance, the 

burden of proof shall be on the applicant.  The Zoning Hearing 

Board may require the applicant to submit such plans, specifications, 

and other information as it may deem necessary to assist it in 

arriving at a fair and impartial determination.  Such required 

information may include, but is not limited to, the following: 

  

1)   Plans drawn to scale showing the nature, location, dimensions, 

and elevations of the lot, existing or proposed structures, fill, 

storage of materials, flood proofing measures, and the 

relationships of the above to the location of the channel. 

 

2) A typical valley cross-section showing the channel of the 

watercourse, elevations of land areas adjoining each side of the 

channel, cross-sectional areas to be occupied by the proposed 

development, and high water information. 

 

3) A plan (surface view) showing elevations or contours of the 

ground; pertinent structure, fill, or storage elevations; size, 

location and elevations of streets, water supply facilities, and 

sanitary facilities; photographs showing existing land uses and 
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vegetation upstream and downstream; soil types; and other 

pertinent information. 

 

4) A profile showing the slope of the bottom of the channel or flow 

line of the watercourse. 

 

5) Specifications for building construction and materials, flood 

proofing, filling, dredging, grading, channel improvement, 

storage of materials, water supply facilities and sanitary 

facilities. 

   

C. In hearing and deciding upon special exceptions to be granted or 

denied under this Ordinance, the Zoning Hearing Board shall 

solicit the comments and recommendation of the Colerain 

Township Planning Commission, and any other experts or 

authorities it may deem necessary to assist it in arriving at a fair 

and impartial determination. 

 

D.   In granting any special exception under Section 5.06.06 the 

Zoning Hearing Board may attach such reasonable conditions and 

safeguards, in addition to those expressed in this Zoning 

Ordinance, as it may deem necessary to implement the purposes   

of this Zoning Ordinance. 

 

5.06.08 Fees for Special Exceptions.  Any fees assessed an applicant for a special 

exception under Section 5.06.06, whether for a hearing, a flood study, or 

any other purpose shall not exceed those costs directly associated with the 

particular application. 

 

5.06.09 Variances.  Variances from the provisions of Section 5.06 of this 

Ordinance are discouraged.  Where, however, a variance is required all 

requirements of the National Flood Insurance Program must be compiled 

with in addition to all other variance provisions of this Zoning Ordinance 

and the Pennsylvania Municipalities Planning  Code, Act 247 of 1968 as 

amended. 

 

5.06.10 Prohibited Uses.  The  following uses are prohibited in the Floodplain 

District (FP). 

 

A.   All uses not authorized either expressly or implicitly in the underlying 

zoning district for the land in question.  

 

B.   All structures with the exception of those specifically allowed in this 

Ordinance. 
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C.   Sanitary landfills, dumps, junk and salvage yards, and outdoor storage 

of vehicles and/or materials. 

 

D.   Placing, depositing, or dumping any spoil, fill, or solid waste, except 

such grading or filling necessary to accomplish and carry out those 

uses permitted in this Ordinance; provided, however, that no grading 

or filling is permitted which would cause any increase in flood heights 

or frequency. 

 

E. Removal of topsoil, excluding sod production and nursery activities as 

allowed in this Ordinance, and excluding such grading or filling 

necessary to accomplish and carry out those uses which are permitted 

in this Ordinance; provided, however, that no grading or filling is 

permitted which would cause any increase in flood heights or 

frequency. 

 

F.   Damming or relocation of any watercourse, except as provided for in 

this Ordinance. 

 

G. Any parts of any on-site sewage disposal systems. 

 

H.   Swimming pools. 

 

I.  Fences, except one or two-strand fences. 

 

J. Stockpiling, storage, or disposal of buoyant materials, logging slash, 

herbicides, pesticides, domestic or industrial waste, radioactive 

materials, petroleum or other flammable materials, explosives, 

poisonous materials, hazardous materials, or other materials which, if 

flooded, would pollute the watercourse or be injurious to human, 

animal, or plant life. 

 

K. Cemeteries for humans or animals. 

 

L. Zoos, menageries, wild animals, domestic or agricultural animal 

enclosures which are entirely located within the floodplain or will not 

allow all animals to escape floodwaters or maximum flood elevation 

without human intervention while remaining safely confined. 

 

M. The flood proofing of new residential structures. 

 

N.   Any development, structure, or use which may, whether alone or in 

combination with others, except where clearly and expressly 

authorized elsewhere in this Ordinance: 

  

1) Endanger human life. 



V-41 

 

2) Obstruct, impede, retard, change, or increase the velocity, 

direction, or flow of floodwaters. 

 

3) Increase the surface elevation of floods, or the frequency of floods. 

 

4) Catch or collect debris carried by floodwaters. 

 

5) Be placed where the natural flow of the stream of floodwaters will 

carry it downstream to the damage or detriment of property within 

or adjacent to the Floodplain District (FP). 

 

6) Degrade the water carrying capacity of any watercourse, channel, 

or floodplain. 

 

7) Increase the rate of local runoff, erosion, or sedimentation. 

 

8) Degrade the quality of surface water or the quality or quantity of 

ground water. 

 

9) Be susceptible to flotation and subsequent movement which would 

cause damage to other property. 

 

10) Create unhealthful ponding or other unsanitary conditions. 

 

11) Not be in harmony with the intent and purpose as set forth in 

Section 5.06.1 of this Ordinance. 

 

  0. Feed lots. 

 

P.  No development which would allow any of the above activities to 

cause any increase in flood heights in any floodway area including 

a FEMA delineated floodway. 

 

Q.  Partially or fully enclosed space below the lowest floor. 

 

5.06.11 Nonconforming Uses and Structures in the Floodplain District (FP). 

 

A. Continuation:  All uses or structures lawfully existing in the 

Floodplain District (FP) on the effective date of this Ordinance 

which are not in conformity with the provisions of this Ordinance 

shall be deemed nonconforming uses or structures.  Such 

nonconforming uses or structures may be continued, maintained, 

repaired, and flood proofed, except as otherwise provided for in 

this Ordinance.  However, such nonconforming uses or structures 

may at any time be improved to comply with existing Pennsylvania 
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or Colerain Township’s health, sanitary, or safety code 

specifications which are necessary solely to assure safe living 

conditions subject to obtaining permits. 

 

B. Abandonment:  Nonconforming uses or structures which have been 

discontinued or vacated for twelve consecutive months shall be 

considered abandoned.  Vacation of land or structures or the non-

operative status of the use normally carried on by the property 

shall be evidence of discontinuance.  No abandoned use or 

structure may be reestablished, repaired, or reoccupied.  Colerain 

Township may require the removal of any abandoned 

nonconforming use or structure upon proper notice to the owner of 

the property on which an abandoned nonconforming use or 

structure exists.  If the owner has not completely removed the 

abandoned use or structure within a reasonable amount of time, not 

to exceed nine months, Colerain Township shall have the 

authority, but not the obligation, to itself cause the removal to be 

accomplished, the costs of such removal to be paid by the property 

owner. 

 

C.  Expansion and Modification:  A nonconforming use or structure 

may not be expanded or modified in any manner which would 

increase or aggravate flooding or flood hazards.  Nothing shall be 

done which would otherwise violate any other of the provisions of 

this Ordinance.  No nonconforming use or structure shall be 

expanded, enlarged, or altered in any way which increases its 

nonconformity with respect to height, area, yard, and other 

requirements established in other Articles of this Zoning 

Ordinance, nor in any way which causes it to occupy more space 

within the Floodplain District (FP) than was occupied by it on the 

effective date of this Ordinance. 

 

D.   Replacement and Rebuilding:   

 

1) A nonconforming use or structure may be replaced, repaired, 

or rebuilt if it is damaged or destroyed by any means, 

including floods, to the extent of less than fifty percent of its 

fair market value at the time of its damage or destruction.  In 

such a case, however, the nonconformity of the new use or 

structure with respect to requirements as expressed in 

provisions of this Zoning Ordinance shall not exceed that of 

the original use or structure which was damaged or 

destroyed.  Nothing shall be done which would otherwise 

violate any of the provisions of this Ordinance. 
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2) A nonconforming use or structure which has been damaged 

or destroyed by any means, including floods, to the extent of 

fifty percent or more of its fair market value at the time of its 

damage or destruction may not be replaced, restored, 

repaired, reconstructed, improved or rebuilt in any way other 

than in complete conformity and full compliance with the 

provisions of this Section, all other Articles of this Zoning 

Ordinance, and all other ordinances of Colerain Township.  

The Zoning Hearing Board may waive, as a special 

exception, the requirements of this paragraph where it is 

shown that such requirements could not be met on land 

owned by the appellant or where such requirements would 

impose undue hardship to the appellant in the efficient 

operation of the premises.  In such a case, the Zoning 

Hearing Board shall be authorized to grant only the minimum 

relief necessary, and the least modification possible of the 

provisions of this Ordinance, while respecting and 

maintaining its purposes and intents. 

 

3) The Zoning Officer shall have the initial responsibility of 

determining the percent of damage or destruction and the fair 

market value of the damaged or destroyed use or structure at 

the time of its damage or destruction, and may call on any 

experts or authorities he may deem necessary to assist him in 

arriving at a fair and impartial determination.  Appeals of the 

decision of the Zoning Officer may be made to the Zoning 

Hearing Board. 

 

E. Historic Structures:  The Zoning Hearing Board shall have the 

right to waive, as a special exception, any of the requirements of 

Section 5.06.09 and Section 5.06.10 for any structure listed on the 

National Register of Historic Places or the Pennsylvania Register 

of Historic Sites and Landmarks, and the provisions of Sections 

5.06.07.D of this Ordinance shall be applied in such a case. 

 

 

5.06.12 Design and Performance Standards. 

 

A.  Applicability:  Unless otherwise specified in this Section, the 

standards and criteria included in this Section are to be used, 

together with all other ordinances in force in Colerain Township by 

the Zoning Officer and Zoning Hearing Board in their 

administration of this Ordinance. 

 

B. Regulations and Reviews by Other Agencies: 
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1) Where applicable and where possible, all necessary permits 

or other written approvals must be obtained from all other 

agencies before any approvals of plans, special exceptions, 

variances, or permits may be granted by Colerain Township 

or its agencies, officials, or employees. 

 

2) Where necessary permits or written approvals from other 

agencies cannot be obtained prior to action by Colerain 

Township, any approval of plans, special exceptions, 

variances, or permits by Colerain Township or its agencies, 

officials, or employees shall be conditioned upon receiving 

such other agencies’ permits or written approvals. 

 

3) No regulations of the Commonwealth governing 

watercourses are amended or repealed by this Ordinance.  

Prior to any proposed alteration or relocation of any 

watercourse a permit shall be obtained from the Pennsylvania 

Department of Environmental Protection, and notification of 

any such proposal shall be given to all affected adjacent 

municipalities.  Copies of such permit application and  

Municipal notifications shall be forwarded to the Federal 

Emergency Management Agency (FEMA) and to the 

Pennsylvania Department of Community and Economic 

Development. 

 

C.   Placement and Construction of Authorized Uses and Structures: 

 

1) All uses and structures shall be designed, constructed, and 

placed so as to offer the minimum obstruction possible to the 

flow of water, and shall be designed to have a minimum effect 

upon the flow, velocity, or height of floodwaters.  Whenever 

possible, structures shall be placed no closer to the same flood 

flow lines as those of nearby structures. 

 

2) All new construction and substantial improvements shall be 

constructed with materials and utility equipment resistant to 

flood damage. 

  

3) All new or replacement drains, water supply facilities, or 

sanitary sewage facilities shall be designed to preclude 

infiltration or back-up of sewage or floodwaters. 

 

4) All new construction and substantial improvements of 

permanent non-residential structure shall either (1) have the 

lowest floor (including basement) elevated to one foot above 

the 100-year flood elevation as defined by this Zoning 
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Ordinance, or (2) together with attendant utility and sanitary 

facilities, be floodproofed so that below one foot above the 

100-year flood elevation as defined by Section 5.06.02.A. of 

this Zoning Ordinance the structure is watertight, with walls 

substantially impermeable to the passage of water and with 

structural components having the capability of resisting 

hydrostatic and hydrodynamic loads and effects of buoyancy. 

 

5) All authorized improvements or additions to existing 

residential structures shall, to the greatest extent possible, be 

elevated.  Any portion of the structure not elevated to one foot 

above the 100-year flood elevation as defined by this Zoning 

Ordinance shall be floodproofed. 

 

6) All authorized new residential structures shall have the lowest 

floor (including basement) elevated to one foot above the 100-

year flood elevation as defined by this Zoning Ordinance. 

 

D. Floodproofing:  Where floodproofing is authorized by this 

Ordinance it shall be done according to the standards and 

provisions for flood proofing classes W-1, W-2, W-3, or W-4, as 

contained in Flood-Proofing Regulations published by the Office 

of the Chief of Engineers, U. S. Army, publication EP 1165 2 314 

(June 1972 and as subsequently amended) where such standards 

and provisions do not conflict with other provisions of this 

Ordinance.  The most strict provision shall apply in the event of 

conflict.  Where reference is made in Flood-Proofing Regulations 

to the “RFD” (Regulatory Flood Datum) it shall be interpreted to 

mean the 100-year flood evaluation as defined by this Section.  

The floodproofing of new residential structures is specifically 

prohibited. 

 

E. Anchoring: All structures, including buildings, air ducts, large 

pipes, and storage tanks, within the Floodplain District (FP)  shall 

be firmly anchored to prevent flotation, movement, or collapse, 

thus reducing the possibility of the blockage of bridge openings 

and  other restricted sections of the watercourse. 

 

F.  Surface Drainage:  Adequate drainage shall be provided for all new 

development to reduce exposure to flood hazards. 

 

G. Agricultural Standards: 

 

1)   A filter strip is required between any watercourse and any tilled 

land.  Such strip shall be a minimum of fifteen (15) feet in 

width measured from the bank of the watercourse channel.  
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The filter strip shall be planted and maintained in grass or 

natural forest cover. 

 

2) Within the Floodplain District (FP), a cover crop, such as 

annual rye grass, is required whenever the land is not being 

tilled for major crops. 

 

3) Livestock shall not be confined in pastures or other enclosures 

located entirely within the Floodplain District (FP). 

 

4) Within the Floodplain District (FP), feedlots lots are 

prohibited. 

 

5.06.13 Building Permits. 

 

A.  Irrespective of other provisions of this Ordinance, within the 

Floodplain District (FP) building permits shall be required for all 

proposed development, construction, reconstruction, placement, 

expansion, renovation, extension, repair, or other improvement of 

uses or structures, regardless of value, including the placement of 

mobile homes and activities such as mining, dredging, filling, 

grading, logging, paving, excavation, or drilling operations.  

Building permits shall not be required for normal maintenance. 

 

B. Every building permit application for work or uses within the 

Floodplain District (FP)  shall include or be accompanied by all 

information necessary for the Zoning Officer to determine that the 

proposal meets all of the provisions of this Section and this Zoning 

Ordinance. 

 

C. The following information is specifically required to accompany 

all building permit applications involving structures within the 

Floodplain District (FP): 

 

1) The elevation (in relation to mean sea level) of the lowest floor 

(including basement). 

 

2) Whether or not the structure includes a basement. 

 

3) If the structure has been floodproofed, the elevation (in relation 

to mean sea level) to which the structure was flood proofed. 

 

4) Existing and proposed elevations necessary for determinations 

hereunder. 
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D. Where floodproofing is proposed to be utilized for a particular 

structure, the building permit application shall be accompanied by 

a document certified by a licensed professional engineer registered 

by the Commonwealth of Pennsylvania or a licensed professional 

architect registered by the Commonwealth of Pennsylvania 

certifying that the floodproofing methods used meet the provisions 

of this Zoning Ordinance and are adequate to withstand the flood 

depths, pressures, velocities, impact, uplift forces, and other factors 

associated with the 100-year flood as defined by this Ordinance, 

and indicating the specific elevation (in relation to mean sea level) 

to which such structure is flood proofed. 

   

E.   A copy of all plans and applications for proposed construction or 

other improvements within the Floodplain District (FP) to be 

considered for approval may be submitted by the Zoning Officer to 

any other appropriate agencies and/or individuals for review and 

comment.  Such copies shall be provided by the Applicant. 

 

 


