EPHRATA TOWNSHIP PLANNING COMMISSION
AGENDA
August 25, 2026

. Meeting called to order at 7:00 PM
. Approval of the minutes from the June 23, 2026 meeting.
StayAPT Hotel (Hahnstown Road) Land Development

. Martins Redevelopment Site (1717 West Main Street) — Lot Add-On and Land
Development Plan

. Plans in the Review Process:

e 1522 Lincoln Heights Avenue — Land Development Plan
e Countryside Woodcraft — Final Land Development Plan
e MCR Properties — Land Development Plan



EPHRATA TOWNSHIP PLANNING COMMISSION
MINUTES
June 23, 2026

The Ephrata Township Planning Commission met on the above date at 7:00 P.M. at the
Ephrata Township Municipal Building, 265 Akron Road, Ephrata, PA. Present were
members: Leonard Martin, Dale Garman, and Mike Burkholder, Township Engineer
Melissa Kelly and Township Manager Steve Sawyer.

A motion was made by Dale Garman to approve the minutes of the April 28, 2026
meetings as written. The motion was seconded by Mike Burkholder and carried
unanimously.

237 East Fulton Street — Lot Add-On and Land Development Plan

Josh Boultbee from Pioneer Management presented the plan to the Commission. LCW
Holdings LLC is proposing to construct a total of twelve apartment units in two buildings
on a property located at 237 East Fulton Street. The existing single-family dwelling on
the property will be removed. The property is located in Ephrata Borough and Ephrata
Township. The apartment units will be served by public water and sewer, and storm
water management will be handled by the installation of an underground stone trench to
be located underneath the proposed parking lot.

A motion was made by Dale Garman to recommend approval of a waiver to Section 305
— Preliminary Plan Processing Procedures, based on the justification that was provided.
The motion was seconded by Mike Burkholder and carried unanimously.

A motion was made by Dale Garman to recommend approval of the 237 East Fulton
Street Lot Add-On and Land Development Plan based on the conditions contained in the
Township Engineer’s letter dated June 19, 2026. The motion was seconded by Mike
Burkholder and carried unanimously.

A motion was made by Dale Garman to adjourn the meeting at 7:20 PM. The motion
was seconded by Mike Burkholder and carried unanimously.
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3020 Columbia Avenue, Lancaster, PA 17603e Phone: (800) 738-8395
E-mail: rettew@rettew.com e Website: rettew.com

Engineers
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April 22, 2026

Surveyors

Landscape

Mr. Steven A. Sawyer, Manager Acclitbaits
Ephrata Township

Safety

265 Akron Road
Ephrata, PA 17522

Consultants

RE: StayAPT Hotel (9 & 11 Hahnstown Road)
Preliminary/Final Subdivision and Land Development Plan
Review No. 2
RETTEW Project No. 0111403067

Dear Mr. Sawyer:

We have completed our review of the above-referenced plan as prepared by RGS Associates, Inc. Our
review was of the following information:

41 plan sheets dated September 16, 2025, revised April 7, 2026

Stormwater Management Report dated September 16, 2025, revised March 3, 2026
Opinion of Probably Cost dated March 20, 2026

Waiver/Deferral Request letter dated April 7, 2026

Comment Response letter dated April 7, 2026

Supporting miscellaneous documentation.

o = R R

We have the following comments for your consideration:
REQUESTED MODIFICATIONS
SUBDIVISION AND LAND DEVELOPMENT

A. Section 305 — Preliminary Plan Processing Procedures

The applicant has requested a modification of the requirement to process a preliminary plan and
in the alternative, proceed directly to final plan.

We recommend approval of this waiver based upon the justification provided with the condition
that the applicant satisfy all preliminary and final plan requirements to the satisfaction of the
Township.

B. Section 602.A.7 — Reconstruction of Existing Streets (Revised Request this Submission)

The applicant is requesting a deferment of the requirement to reconstruct Hahnstown Road
(SR 1051) and Division Highway (SR 322) and provide curb and sidewalk for Lot 1. Lot 2, along
Hahnstown Road, is being improved to PennDOT requirements and includes curb and sidewalk.

We recommend the Township allow the applicant to defer the reconstruction of Hahnstown Road
(SR 1051) and Division Highway (SR 322) and curb and sidewalk for Lot 1 until such time as
PennDOT or the Township determines that the improvements are necessary.
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Ephrata Township

April 22, 2026

RETTEW Project No. 0111403067

C.

Section 602.E.5 — Cartway Edge at Street Intersections (New Request this Submission)

The applicant has requested a modification of the requirement to provide a radius of 50 feet at
the intersection of the proposed drive with Hahnstown Road (SR 1051) and in the alternative,
provide a radius of 15 feet with the justification that Hahnstown Road is a state road falling under
the jurisdiction of PennDOT which requires a 15-foot radius for low volume driveways.

We recommend the Township approve this modification request based upon the alternative and
justification provided with the condition the applicant label the radii on the land development
plan.

Section 602.E.7 — Clear Sight Triangle (Revised Request this Submission)

The applicant has requested a modification of the requirement to provide a 100-foot clear sight
triangle and in the alternative, provide a 50-foot clear sight triangle.

We recommend the Township approve this modification request based upon the justification and
alternative provided.

Section 609.B — Commercial Landscaping

The applicant has requested a modification of the requirement to provide a planted visual barrier
between Lot 2 and the adjacent Agricultural use. The applicant has provided landscaping along
the bottom of the retaining wall.

We recommend the Township approve this modification request with the condition the applicant
provide written consent of the modification request and proposed landscaping, along the bottom
length of the retaining wall, from the adjoining landowner.

STORMWATER MANAGEMENT

A.

Section 409.1.A — Volume Control (New Request This Submission)

The applicant has requested a modification to meet the Ephrata Township Stormwater
Management Ordinance Volume Control requirements. In the alternative, the applicant is
proposing the use of a Managed Release Concept (MRC) stormwater facility.

We recommend the Township approve this modification request with the condition that the
proposed MRC approach is approved by PA DEP and approval is provided to the Township.

Section 409.1.B.3.b — Volume Control Facility Loading Ratios

The applicant has requested a modification to exceed the maximum allowable loading ratios in
karst areas. In the alternative, the applicant has provided recommendations and requirements
from their geotechnical engineer to offset the loading ratio increases. The applicant has noted the
requirements on the plan.

We recommend the Township approve this modification request based upon the alternative and
justification provided.

RETTEW
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Ephrata Township

April 22, 2026

RETTEW Project No. 0111403067

SUBDIVISION AND LAND DEVELOPMENT

1. The maximum required and proposed lot coverage/building coverage needs to be provided in the
zoning data on the cover sheet (§ 402.B.9, 402.D.16, 403.C.15). In addition, the required building
height needs to say “(40)” within the parentheses, not 4.

2. Any approved modification(s), including conditions of approval, and date(s) of final action by the
Board of Supervisors needs to be included on the plan (§ 402.D.14, 403.D.18).

3. All plan certificates need to be completed prior to recording the plan (§ 402.E , 403.E.1).

4, An ownership, use and maintenance agreement, in a recordable form acceptable to the Township,
needs provided for the proposed access easement. The agreement needs to include provisions
for residents and visitors to the church property to enter and exit over the hotel property
(§ 403.D.6).

5. The landscape plan needs to be signed and sealed by the landscape architect responsible for the
preparation of the plan (§ 403.D.22). The seal and signature did not print with the plan set.

6. Evidence of review by emergency service providers needs to be provided (§ 403.E.2.d, 612.C.2).

7. Financial security in the amount of $583,454.37 and a financial security agreement need to be
provided (§ 403.E.2.f, 501).

8. Evidence of approval of water and sewer design, sewer capacity, and financial security needs to
be provided (§ 403.E.2.g, 610).

9. Provide a cross-access agreement for the proposed access into the church property for review and
approval (§ 612).

10. The retaining walls are integral to achieving the proposed grading and minimizing impacts to existing
slopes, therefore, the design details and calculations of the walls by a professional engineer need to
be provided.

TRAFFIC

1. We recommend the applicant consider providing two-way traffic for the connection between the
church and the hotel property.

2 We would recommend that a gate and/or signage be provided at the proposed southern one-way
connection driveway to the church to prevent exiting site traffic from using the church driveway.

STORMWATER MANAGEMENT

1. An operations and maintenance program, in recordable form acceptable to the Township, that
clearly sets forth the ownership and maintenance responsibility of all temporary and permanent
stormwater management facilities and erosion control facilities needs to be provided
(§ 304.1.G, 304.6).

2. All certificates need to be completed prior to recording the plan (§ 304.1)

RETTEW
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Ephrata Township

April 22, 2026

RETTEW Project No. 0111403067

3. Evidence of approval of the Erosion and Sedimentation Control Plan and National Pollutant Discharge
Elimination System (NPDES) Permit, if applicable, by the Lancaster County Conservation District
needs to be provided. If an NPDES permit is required, then annual written reporting of all inspection
and maintenance activities needs to be included. (§ 304.1.K, 304.3.G, 304.10)

4. The applicant needs to obtain an easement, in a recordable form acceptable to the Township,
from the downstream landowner to allow the runoff from Channel 1-A to be conveyed to a natural
watercourse or existing storm sewer (§ 402.7). We recommend this be resolved prior to the
Township Planning Commission meeting.

Additional comments may be generated following subsequent plan reviews and pending outside agency
reviews.

Should you have any questions or require additional information, please feel free to contact us at any
time.

Sincerely,

Melissa A. Kelly, RLA
Municipal Team Lead

copy: Steven A. Sawyer, Ephrata Township (ssawyer@ephratatownship.org)
Aaron Bricker, RLA, RGS Associates, Inc. (abricker@rgsassociates.com)

K. Craig Smith, RLA, RGS Associates, Inc. (csmith@rgsassociates.com)

Z:\Shared\Projects\01114\0111403067 - StayAPT Suites Hotel\MUN\Ltr_SSawyer_LD_Rev2_2026-04-22.docx
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‘ B s Subdivision/Land
\ PLANNING Development Plan Review

Lancaster, Pennsylvania

Plan Name SILD #
' StayAPT Suites Hotel - Ephrata | |2553
Project Description Gross Acreage

iTo consolidate two lots, to subdivide a 13.007-acre property with an existing church building ‘ f 17.266

ﬁand cemetery, and on a 2.413-acre lot, to replace an existing dwelling with a 93-room hotel |
'and associated infrastructure 1‘
! !

Date of Completed Application Receipt Date of Review

2025-10-10 | |2025-11-04
Municipality/Municipalities - Project Address(es)

\ Ephrata Township ‘ ‘ 11 Hahnstown Road, Ephrata

Project Location/Direction and Distance
i Southeast side of Hahnstown Road, north side of Route 322

Parcel Account Number(s)
' 2703379500000; 2703398100000

Existing Zoning District(s)
Ephrata Township: Mixed Use

Existing Land Use(s)
} Cultural Activities

Designated Growth Area
} Ephrata-Akron

places2040 Character Sector

Suburban

Owner Name Applicant Name

Bergstrasse Evangelical Lutheran Church I i Destiny Builders & Management
Consulting Firm LCPD's Regional Liaison

RGS Associates Inc. i ’Joella Neff

places2040 Consistency
Growing Responsibly: Prioritize opportunities to redevelop built areas and fill in the gaps in urban areas

The project site is served by public water and sewer services, and it is located within the Ephrata-Akron Urban Growth
Area.

Lancaster County Planning | 150 North Queen Street, Suite 320 | Lancaster, Pennsylvania 17603 | 717-299-8333 | lancastercountyplanning.org B4 | Page 1




A Subdivision/Land
\ PLANNING Development Plan Review

Lancaster, Pennsylvania

Comments Regarding Site Design
1. Revised deeds for the resultant lots should be recorded as part of this plan approval.

2. Because LCPD records indicate that Lot 2 contains a dwelling that was built prior to 1936 but is now proposed to be
demolished, a plan note should be added to reference this historic resource.

Because Lancaster County strives to create the most accurate public records possible, electronic AutoCAD files (.dwg or .dxf) are
required by the Lancaster County Planning Department prior to, or at the time of, recording of any plan. Data features requested in the
file are parcel boundaries, building footprints, road rights-of-way, and edges of pavement. It's preferred that the file be in the projected
coordinate system: NAD 1983 State Plane Pennsylvania South FIPS 3702 (US Feet). Please note that the Planning Department
will not certify the plan for recording until this information is provided via links to online file download or by e-mail.

Article V of the Pennsylvania Municipalities Planning Code establishes standards and procedures for the review of Subdivision and

Land Development Plans. The Lancaster County Planning Department offers these recommendations and advisory comments which
are for consideration in the application of municipal subdivision and land development regulations to this project.

Lancaster County Planning | 150 North Queen Street, Suite 320 | Lancaster, Pennsylvania 17603 | 717-299-8333 | lancastercountyplanning.org B4 | Page 2
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We answer to you.

3020 Columbia Avenue, Lancaster, PA 17603e Phone: (800) 738-8395
E-mail: rettew@rettew.com e Website: rettew.com

August 5, 2026

Mr. Steven A. Sawyer, Manager
Ephrata Township

265 Akron Road

Ephrata, PA 17522

Engineers

Environmental
Consultants

Surveyors

Landscape
Architects

Safety
Consultants

RE: Martins Redevelopment Site (1717 West Main Street)
Preliminary/Final Lot Add-On and Land Development Plan

Review No. 2
RETTEW Project No. 0111405660

Dear Mr. Sawyer:

We have completed our review of the above-referenced plan as prepared by RGS
was of the following information:

Waiver Request letter dated April 28, 2026, revised July 13, 2026
Cost Opinion dated July 13, 2026

Comment Response letter dated July 14, 2026

Supporting miscellaneous documentation.

LUl

We have the following comments for your consideration:

REQUESTED WAIVERS/MODIFICATIONS

A. Section 305 — Preliminary Plan (New Request This Submission)

Associates. Our review

31 Land Development plan sheets dated April 28, 2026, revised July 13, 2026
Stormwater Management Report dated April 28, 2026, revised July 13, 2026

The applicant has requested a waiver of the requirement to process a preliminary plan and in the
alternative, proceed directly to final plan with the justification that there are no subdivisions or

new streets being created.

We recommend approval of this waiver request based upon the justification provided with the
condition that the applicant satisfy all preliminary and final plan requirements to the satisfaction

of the Township.
B. Section 602.E.5 — Curb Radii (Vew Request This Submission)

The applicant is requesting a modification of the requirement to provide a minimum radius of 35
feet for local streets and 50 feet for arterial and collector streets at the intersection cartway and
in the alternative, allow the existing intersection to remain at approximately 25-foot radii with

the justification that the curb radii are existing.

We recommend approval of this modification request based upon the alternative and

justification provided.
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Ephrata Township

August 5, 2026

RETTEW Project No. 0111405660

C.

Section 602.E.7 — Clear Sight Triangle

The applicant is requesting a modification of the requirement to provide 100-foot clear sight
triangles at all intersections and in the alternative, provide a modified clear sight triangle of
50' x 100" with the justification that the intersections are stopped controlled and the safe sight
stopping distance is in conformance with PennDOT standards will be provided.

We recommend approval of this modification request based upon the alternative and
justification provided.

Section 603.C.1 — Curbing

The applicant is requesting a modification of the requirement to provide curbing along all access
drives and parking areas and in the alternative, wave curbs along internal access drives and
parking compounds with the justification that this will allow for stormwater sheet flow.

We recommend approval of this modification request based upon the alternative and
justification provided.

ZONING

1

Any off-street parking lot perpendicular to and within 100 feet of a public street or intersection
needs to be screened with a hedge, berm or other measure to prevent distraction or confusion
from parking car's headlights (§ 521.D.1). Additional shrubs need to be provided to form a hedge
that provides a full screen along the parking lots at West Main Street and Hackman Road.

SUBDIVISION AND LAND DEVELOPMENT

1.

10.

Any approved waiver(s), including conditions of approval, and date(s) of final action by the Board
of Supervisors needs to be included on the plan (§ 402.D.14, 403.D.18).

All plan certificates need to be completed prior to recording the plan (§ 402.E.1, 403.E.1).

Evidence of notification, concurrence of the project, and any restrictions imposed on the site by
the PP&L Easement need to be provided (§ 402.E.2.a, 403.E.2.b).

A water and sewer feasibility report needs to be provided (§ 402.E.3.b, 405).

Identification of any lands to be dedicated or reserved for public, semi-public or community use
needs to be provided as a note on the plan (§ 403.D.14, 403.E.2.e). Provide a note on the plan.

The utility connections at SR 322 West Main Street will need HOPs (§ 403.D.14, 602.E.6).

The landscape plan needs to be signed and sealed by the landscape architect responsible for the
preparation of the plan (§ 403.D.22).

Evidence of an approved planning module, exemption request, or notice that a planning module
is not required needs to be provided (§ 403.E.2.a).

Evidence of review by emergency service providers needs to be provided (§ 403.E.2.d, 612.C.2).

Evidence of approval of water and sewer design, capacity, and financial security (if required)
needs to be provided (§ 403.E.2.g, 610).

RETTEW
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Ephrata Township

August 5, 2026

RETTEW Project No. 0111405660

11, All cartway edges at street intersections need to be dimensioned on the plan (§ 602.E.5, 602.J.4).

12. Where parking compounds are designed for more than ten spaces, no less than five percent of
the total parking area needs to be landscaped and continually maintained (§ 603.A.2, 603.A.3).
The parking lot landscaping requirements need to be provided on the plan. The applicant states
it is on the plan but it is not clear where this is provided.

13. A minimum six-foot wide pedestrian easement needs to be provided for any portion of the street
sidewalk outside of the street right-of-way (§ 603.B, 606.C). Dimension the easement on the plan.

14, The trash removal areas need to be labeled on the plan (§ 613).

15. Provide a draft shared access and maintenance agreement for the access with 1713 Main
Associates, LLC.

STORMWATER MANAGEMENT

1. An operations and maintenance program, in a recordable form acceptable to the Township, that
clearly sets forth the ownership and maintenance responsibility of all temporary and permanent
stormwater management facilities and erosion control facilities, needs to be provided
(§ 304.1.G, 304.6).

2. Financial security in the amount of $1,324,991.82, and financial security agreement need to be
provided (§ 309). Provide a signed and sealed copy of the Opinion of Probable Cost.

3. Unless a modification is requested, the maximum allowed loading ratios in carbonate geology areas
are 3:1 impervious drainage area to infiltration area and 5:1 total drainage area to infiltration area.
(§ 409.1.B.3).

TRAFFIC

1. Provide a trip generation assessment that documents and compares the historic Martins site
traffic to the trip generation associated with the currently proposed grocery store and bank
redevelopment. This comparison is hecessary to support the current application and to confirm
whether the redevelopment traffic characteristics are consistent with, or materially different
from, the previous use.

2. The Truck Turning Movement exhibit for the combination truck indicates that the right-turn

entering maneuver occupies the full driveway width. This movement is consistent with the
previous site operations; however, depending on the future land use of the remaining
undeveloped portion of the tract, the driveway geometry may need to be reevaluated to
eliminate encroachment into the exiting lane. As noted in the Applicant’s Response Letter, a
PennDOT TIS Scope Application will be required once a proposed user is identified.

RETTEW
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RETTEW Project No. 0111405660

Should you have any questions or require additional information, please feel free to contact us at any
time.

Sincerely,

Melissa A. KeIIM
Municipal Team Lead

copy: Steven A. Sawyer, Ephrata Township (ssawyer@ephratatownship.org)
William Fredericks, PE, RGS Associates (BFredericks@rgsassociates.com)

Z:\Shared\Projects\01114\0111405660 - ET - Lincoln Commons (Martin's Store)\MUN\Ltr_SSawyer_LD_Rev2_2026-08-05.docx
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<> LANCASTER COUNTY Subdivision/Land
\ PLANNING Development Plan Review

Lancaster, Pennsylvania

Plan Name S/LD #

| Martins Redevelopment Site | 822246
Project Description Gross Acreage
'To reconfigure a lot by adding a 28,571 sq. ft. adjacent parcel, the resultant lot would be | 112.9424

' 12.9424 acres; and to construct a 39,100 sq. ft. grocery store, a 4,761 sq. ft. retail store, and
a 6,139 sq. ft. convenience store

Date of Completed Application Receipt Date of Review

2026-05-01 ‘ |2026-06-04
Municipality/Municipalities Project Address(es)

Clay Township; Ephrata Township ‘ 1717 West Main St.,, Ephrata

Project Location/Direction and Distance
 East side of Hackman Road, north of West Main Street (US 0322)

Parcel Account Number(s)
! 2707013300000; 2702406000000 {

Existing Zoning District(s)

% Clay Township: Neighborhood Commercial;
 Ephrata Township: Commercial

Existing Land Use(s)
' Commercial

Designated Growth Area
 Ephrata-Akron

places2040 Character Sector

Suburban

Owner Name Applicant Name

JF Martin Family Corporation E ‘JF Martin Family Corporation
Consulting Firm LCPD's Regional Liaison
RGS Associates Inc. [ ‘Joella Neff

places2040 Consistency
Growing Responsibly: Prioritize opportunities to redevelop built areas and fill in the gaps in urban areas
The project proposes redevelopment on an important commercial lot located in the Ephrata-Akron Urban Growth Area

where a grocery store was destroyed by fire. This project leverages previous investments in public water, sewer, and
transportation infrastructure, and the proposed grocery store will help meet a local need for this type of service.

Lancaster County Planning | 150 North Queen Street, Suite 320 | Lancaster, Pennsylvania 17603 | 717-299-8333 | lancastercountyplanning.org B4 | Page 1




B Subdivision/Land
PLANNING Development Plan Review

Lancaster, Pennsylvania

Comments Regarding Site Design

1. Given that portions of this property span the boundary between two municipalities, the Cover Sheet should include
‘any action, and the date of any action, if Clay Township waives its review rights to Ephrata Township.

2. A revised deed for the resultant lot should be recorded as part of this plan approval.

‘ 3. To further promote the use of alternative transportation modes, bicycle parking should be considered near the
proposed grocery store and retail building.

‘4. The plans should identify locations of Trash Enclosure Areas for the grocery store and retail building.
5. Concrete Wheel Stops should be provided for all parking spaces without curbs, and a related detail should be added
to the plans.

6. LCPD advises against approval of the requested Clear Sight Triangle waiver. All required Clear Sight Triangles should
'be identified on the plan, and parking spaces should not be located there, as parked vehicles can create sight
obstructions exceeding 30" in height, adversely affecting the Clear Sight Triangle's function.

|

|

1

E

Because Lancaster County strives to create the most accurate public records possible, electronic AutoCAD files (.dwg or .dxf) are
required by the Lancaster County Planning Department prior to, or at the time of, recording of any plan. Data features requested in the
file are parcel boundaries, building footprints, road rights-of-way, and edges of pavement. It's preferred that the file be in the projected

coordinate system: NAD 1983 State Plane Pennsylvania South FIPS 3702 (US Feet). Please note that the Planning Department
will not certify the plan for recording until this information is provided via links to online file download or by e-mail.

Article V of the Pennsylvania Municipalities Planning Code establishes standards and procedures for the review of Subdivision and

Land Development Plans. The Lancaster County Planning Department offers these recommendations and advisory comments which
are for consideration in the application of municipal subdivision and land development regulations to this project.

Lancaster County Planning | 150 North Queen Street, Suite 320 | Lancaster, Pennsylvania 17603 | 717-299-8333 | lancastercountyplanning.org B4 | Page 2




