


The General Assembly of the Commonwealth of Pennsylvania
hereby enacts as follows:

Article 1 - General Provisions

Section 101. Short Title. This act shall be known and may be cited as the “Pennsylvania Municipalities
Planning Code.”

Section 102. Effective Date. This act shall take effect January 1, 1969.

Section 103. Construction of Act. The provisions of this act shall not affect any act done, contract executed
or liability incurred prior to its effective date, or affect any suit or prosecution pending or to be instituted, to
enforce any right, rule, regulation, or ordinance or to punish any offense against any such repealed laws or
against any ordinance enacted under them. All ordinances, resolutions, regulations and rules made pursuant to
any act of Assembly repealed by this act shall continue in effect as if such act had not been repealed, except as
the provisions are inconsistent herewith. The provisions of other acts relating to municipalities other than cities
of the first and second class and counties of the second class are made a part of this act and this code shall be
construed to give effect to all provisions of other acts not specifically repealed.

Section 104. Constitutional Construction. The provisions of this act shall be severable, and if any of its
provisions shall be held to be unconstitutional, the validity of any of the remaining provisions of this act shall
not be affected. It is hereby declared as the legislative intention that this act would have been adopted had such
unconstitutional provision not been included therein.

Section 105. Purpose of Act. It is the intent, purpose and scope of this act to protect and promote safety,
health and morals; to accomplish coordinated development; to provide for the general welfare by guiding and
protecting amenity, convenience, future governmental, economic, practical, and social and cultural facilities,
development and growth, as well as the improvement of governmental processes and functions; to guide uses
of land and structures, type and location of streets, public grounds and other facilities; to promote the
conservation of energy through the use of planning practices and to promote the effective utilization of
renewable energy sources; to promote the preservation of this Commonwealth’s natural and historic resources
and prime agricultural land; to encourage municipalities to adopt municipal or joint municipal comprehensive
plans generally consistent with the county comprehensive plan; to promote small business development and
foster a business-friendly environment in this Commonwealth; to ensure that municipalities adopt zoning
ordinances which are generally consistent with the municipality’s comprehensive plan; to encourage the
preservation of prime agricultural land and natural and historic resources through easements, transfer of
development rights and rezoning; to ensure that municipalities enact zoning ordinances that facilitate the
present and future economic viability of existing agricultural operations in this Commonwealth and do not
prevent or impede the owner or operator’s need to change or expand their operations in the future in order to
remain viable; to encourage the revitalization of established urban centers; and to permit municipalities to
minimize such problems as may presently exist or which may be foreseen and wherever the provisions of this
act promote, encourage, require or authorize governing bodies to protect, preserve or conserve open land,
consisting of natural resources, forests and woodlands, any actions taken to protect, preserve or conserve such
land shall not be for the purposes of precluding access for forestry.

Section 106. Appropriations, Grants and Gifts. The governing body of every municipality is hereby
authorized and empowered to make such appropriations as it may see fit, to accept gifts, grants or bequests
from public and private sources for the purpose of carrying out the powers and duties conferred by this act, and
to enter into agreements regarding the acceptance or utilization of such grants, gifts or bequests further
providing for recording plats and deeds, for applicability of ordinance amendments and for validity of
ordinance and substantive questions.
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Article III - Comprehensive Plan

——> Section 301. Preparation of Comprehensive Plan.

(a) The municipal, multimunicipal or county comprehensive plan, consisting of maps, charts and textual
matter, shall include, but need not be limited to, the following related basic elements:

—

(M

2

2.1)

3)

4

(4.1)

(4.2)

(6))

(6)

A statement of objectives of the municipality concerning its future development, including, but not
limited to, the location, character and timing of future development, that may also serve as a statement
of community development objectives as provided in section 606.

A plan for land use, which may include provisions for the amount, intensity, character and timing of
land use proposed for residence, industry, business, agriculture, major traffic and transit facilities,
utilities, community facilities, public grounds, parks and recreation, preservation of prime agricultural
lands, flood plains and other areas of special hazards and other similar uses.

A plan to meet the housing needs of present residents and of those individuals and families anticipated
to reside in the municipality, which may include conservation of presently sound housing, rehabili-
tation of housing in declining neighborhoods and the accommodation of expected new housing in
different dwelling types and at appropriate densities for households of all income levels.

A plan for movement of people and goods, which may include expressways, highways, local street
systems, parking facilities, pedestrian and bikeway systems, public transit routes, terminals, airfields,
port facilities, railroad facilities and other similar facilities or uses.

A plan for community facilities and utilities, which may include public and private education, recre-
ation, municipal buildings, fire and police stations, libraries, hospitals, water supply and distribution,
sewerage and waste treatment, solid waste management, storm drainage, and flood plain management,
utility corridors and associated facilities, and other similar facilities or uses.

A statement of the interrelationships among the various plan components, which may include an
estimate of the environmental, energy conservation, fiscal, economic development and social conse-
quences on the municipality.

A discussion of short- and long-range plan implementation strategies, which may include implications
for capital improvements programming, new or updated development regulations, and identification of
public funds potentially available.

A statement indicating that the existing and proposed development of the municipality is compatible
with the existing and proposed development and plans in contiguous portions of neighboring munici-
palities, or a statement indicating measures which have been taken to provide buffers or other transi-
tional devices between disparate uses, and a statement indicating that the existing and proposed
development of the municipality is generally consistent with the objectives and plans of the county
comprehensive plan.

A plan for the protection of natural and historic resources to the extent not preempted by federal or
state law. This clause includes, but is not limited to, wetlands and aquifer recharge zones, woodlands,
steep slopes, prime agricultural land, flood plains, unique natural areas and historic sites. The plan shall
be consistent with and may not exceed those requirements imposed under the following:

(1) Act of June 22, 1937 (P.L.1987, No0.394), known as “The Clean Streams Law”.

(i)  Actof May 31, 1945 (P.L.1198, No0.418), known as the “Surface Mining Conservation and
Reclamation Act”.
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3)

“

4.1)

&)

(6)

(7

®)

(i1)  the addition of an accessory building, including farm buildings, on a lot or lots subordinate to an
existing principal building; or

(iii)  the addition or conversion of buildings or rides within the confines of an enterprise which
would be considered an amusement park. For purposes of this subclause, an amusement park is
defined as a tract or area used principally as a location for permanent amusement structures or
rides. This exclusion shall not apply to newly acquired acreage by an amusement park until ini-
tial plans for the expanded area have been approved by proper authorities.

Provisions for insuring that:

(1) the layout or arrangement of the subdivision or land development shall conform to the compre-
T hensive plan and to any regulations or maps adopted in furtherance thereof;

(i1)  streets in and bordering a subdivision or land development shall be coordinated, and be of such
widths and grades and in such locations as deemed necessary to accommodate prospective
traffic, and facilitate fire protection;

(iii)  adequate easements or rights-of-way shall be provided for drainage and utilities;

(iv)  reservations if any by the developer of any area designed for use as public grounds shall be
suitable size and location for their designated uses; and

v) land which is subject to flooding, subsidence or underground fires either shall be made safe for
the purpose for which such land is proposed to be used, or that such land shall be set aside for
uses which shall not endanger life or property or further aggravate or increase the existing
menace.

Provisions governing the standards by which streets shall be designed, graded and improved, and
walkways, curbs, gutters, street lights, fire hydrants, water and sewage facilities and other improve-
ments shall be installed as a condition precedent to final approval of plats in accordance with the
requirements of section 509. The standards shall insure that the streets be improved to such a condition
that the streets are passable for vehicles which are intended to use that street: Provided, however, That
no municipality shall be required to accept such streets for public dedication until the streets meet such
additional standards and specifications as the municipality may require for public dedication.

Provisions which take into account phased land development not intended for the immediate erection of
buildings where streets, curbs, gutters, street lights, fire hydrants, water and sewage facilities and other
improvements may not be possible to install as a condition precedent to final approval of plats, but will
be a condition precedent to the erection of buildings on lands included in the approved plat.

Provisions which apply uniformly throughout the municipality regulating minimum setback lines and
minimum lot sizes which are based upon the availability of water and sewage, in the event the munici-
pality has not enacted a zoning ordinance.

Provisions for encouraging and promoting flexibility, economy and ingenuity in the layout and design
of subdivisions and land developments, including provisions authorizing alterations in site require-
ments and for encouraging other practices which are in accordance with modern and evolving
principles of site planning and development.

Provisions for encouraging the use of renewable energy systems and energy-conserving building
design.

Provisions for soliciting reviews and reports from adjacent municipalities and other governmental
agencies affected by the plans.

Provisions for administering waivers or modifications to the minimum standards of the ordinance in
accordance with section 512.1, when the literal compliance with mandatory provisions is shown to the
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—> Article VI - Zoning

Section 601. General Powers. The governing body of each municipality, in accordance with the conditions
and procedures set forth in this act, may enact, amend and repeal zoning ordinances to implement
comprehensive plans and to accomplish any of the purposes of this act.

Section 602. County Powers. The powers of the governing bodies of counties to enact, amend and repeal
zoning ordinances shall be limited to land in those municipalities, wholly or partly within the county, which
have no zoning ordinance in effect at the time a zoning ordinance is introduced before the governing body of
the county and until the municipality’s zoning ordinance is in effect. The enactment of a zoning ordinance by
any municipality, other than the county, whose land is subject to county zoning shall act as a repeal protanto of
the county zoning ordinance within the municipality adopting such ordinance.

Section 602.1. County Review; Dispute Resolution. The county planning commission shall offer a mediation
option to any municipality which believes that its citizens will experience harm as the result of the adoption of
a zoning ordinance or an amendment to an existing zoning ordinance in contiguous municipalities, if the
contiguous municipalities agree. In exercising such an option, the municipalities shall comply with the
procedures set forth in Article IX. The cost of the mediation shall be shared equally by the parties, unless
otherwise agreed.

Section 603. Ordinance Provisions.

: (a) Zoning ordinances should reflect the policy goals of the statement of community development objectives
required in section , and give consideration to the character of the municipality, the needs of the citizens
quired tion 606, and g deration to the character of th pality, th ds of the cit
and the suitabilities and special nature of particular parts of the municipality.

(b) Zoning ordinances, except to the extent that those regulations of mineral extraction by local ordinances and
enactments have heretofore been superseded and preempted by the act of May 31, 1945 (P.L.1198, No.418),
known as the “Surface Mining Conservation and Reclamation Act,” the act of December 19, 1984 (P.L.1093,
No.219), known as the “Noncoal Surface Mining Conservation and Reclamation Act,” and the act of December
19, 1984 (P.L.1140, No.223), known as the “Oil and Gas Act,” and to the extent that the subsidence impacts of
coal extraction are regulated by the act of April 27, 1966 (15" Sp.Sess,. P.L.31, No.1), known as “The
Bituminous Mine Subsidence and Land Conservation Act,” and that regulation of activities related to
commercial agricultural production would exceed the requirements imposed under the act of May 20, 1993
(P.L.12, No.6), known as the “Nutrient Management Act,” regardless of whether any agricultural operation
within the area to be affected by the ordinance would be a concentrated animal operation as defined by the
“Nutrient Management Act,” the act of June 30, 1981 (P.L.128, No.43), known as the “Agricultural Area
Security Law,” or the act of June 10, 1982 (P.L.454, No.133), entitled “An Act Protecting Agricultural
Operations from Nuisance Suits and Ordinances Under Certain Circumstances,” or that regulation of other
activities are preempted by other federal or state laws may permit, prohibit, regulate, restrict and determine:

(1) Uses of land, watercourses and other bodies of water.

(2) Size, height, bulk, location, erection, construction, repair, maintenance, alteration, razing, removal and
use of structures.

(3) Areas and dimensions of land and bodies of water to be occupied by uses and structures, as well as
areas, courts, yards, and other open spaces and distances to be left unoccupied by uses and structures.

(4) Density of population and intensity of use.
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(5) Protection and preservation of natural and historic resources and prime agricultural land and activities.

(c) Zoning ordinances may contain:

(1) provisions for special exceptions and variances administered by the zoning hearing board, which provi-
sions shall be in accordance with this act;

(2) provisions for conditional uses to be allowed or denied by the governing body after recommendations
by the planning agency and hearing, pursuant to express standards and criteria set forth in the zoning
ordinance. Notice of hearings on conditional uses shall be provided in accordance with section 908(1),
and notice of the decision shall be provided in accordance with section 908(10). In allowing a condi-
tional use, the governing body may attach such reasonable conditions and safeguards, other than those
related to off-site transportation or road improvements, in addition to those expressed in the ordinance,
as it may deem necessary to implement the purposes of this act and the zoning ordinance;

(2.1) ((2.1) deleted by amendment June 22, 2000, P.L..495, No. 68)

(2.2) provisions for regulating transferable development rights, on a voluntary basis, including provisions for
the protection of persons acquiring the same, in accordance with express standards and criteria set forth
in the ordinance and section 619.1;

(3) provisions for the administration and enforcement of such ordinances;
(4) such other provisions as may be necessary to implement the purposes of this act;

(5) provisions to encourage innovation and to promote flexibility, economy and ingenuity in development,
~ including subdivisions and land developments as defined in this act;

(6) provisions authorizing increases in the permissible density of population or intensity of a particular use
based upon expressed standards and criteria set forth in the zoning ordinance; and

(7) provisions to promote and preserve prime agricultural land, environmentally sensitive areas and areas
of historic significance.

((c) amended July 4, 2008, P.L..319, No.39)

(d) Zoning ordinances may include provisions regulating the siting, density and design of residential,
commercial, industrial and other developments in order to assure the availability of reliable, safe and adequate
water supplies to support the intended land uses within the capacity of available water resources.

(e) Zoning ordinances may not unduly restrict the display of religious symbols on property being used for
religious purposes.

(f) Zoning ordinances may not unreasonably restrict forestry activities. To encourage maintenance and
management of forested or wooded open space and promote the conduct of forestry as a sound and
economically viable use of forested land throughout this commonwealth, forestry activities, including, but not
limited to, timber harvesting, shall be a permitted use by right in all zoning districts in every municipality.

(g) (1) zoning ordinances shall protect prime agricultural land and may promote the establishment of
agricultural security areas.

(2) zoning ordinances shall provide for protection of natural and historic features and resources.

(h) Zoning ordinances shall encourage the continuity, development and viability of agricultural operations.
Zoning ordinances may not restrict agricultural operations or changes to or expansions of agricultural
operations in geographic areas where agriculture has traditionally been present, unless the agricultural
operation will have a direct adverse effect on the public health and safety. Nothing in this subsection shall
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require a municipality to adopt a zoning ordinance that violates or exceeds the provisions of the act of May 20,
1993 (P.L.12, No.6), known as the “Nutrient Management Act,” the act of June 30, 1981 (P.L.128, No.43),
known as the “Agricultural Area Security Law,” or the act of June 10, 1982 (P.L.454, No.133), entitled “An
Act Protecting Agricultural Operations from Nuisance Suits and Ordinances Under Certain Circumstances.”

(i) Zoning ordinances shall provide for the reasonable development of minerals in each municipality.

(j) Zoning ordinances adopted by municipalities shall be generally consistent with the municipal or
multimunicipal comprehensive plan or, where none exists, with the municipal statement of community
development objectives and the county comprehensive plan. If a municipality amends its zoning ordinance in a
manner not generally consistent with its comprehensive plan, it shall concurrently amend its comprehensive
plan in accordance with Article III.

(k) A municipality may amend its comprehensive plan at any time, provided that the comprehensive plan
remains generally consistent with the county comprehensive plan and compatible with the comprehensive plans
of abutting municipalities.

(1) Zoning ordinances shall permit no-impact home-based businesses in all residential zones of the
municipality as a use permitted by right, except that such permission shall not supersede any deed restriction,
covenant or agreement restricting the use of land, nor any master deed, bylaw or other document applicable to a
common interest ownership community.

Section 603.1. Interpretation of Ordinance Provisions. In interpreting the language of zoning ordinances to
determine the extent of the restriction upon the use of the property, the language shall be interpreted, where
doubt exists as to the intended meaning of the language written and enacted by the governing body, in favor of
the property owner and against any implied extension of the restriction.

—> Section 604. Zoning Purposes. The provisions of zoning ordinances shall be designed:

(1) To promote, protect and facilitate any or all of the following: the public health, safety, morals, and the
general welfare; coordinated and practical community development and proper density of population;
emergency management preparedness and operations, airports, and national defense facilities, the

—>  provisions of adequate light and air, access to incident solar energy, police protection, vehicle parking
and loading space, transportation, water, sewerage, schools, recreational facilities, public grounds, the
provision of a safe, reliable and adequate water supply for domestic, commercial, agricultural or indus-
trial use, and other public requirements; as well as preservation of the natural, scenic and historic
values in the environment and preservation of forests, wetlands, aquifers and floodplains.

(2) To prevent one or more of the following: overcrowding of land, blight, danger and congestion in travel
and transportation, loss of health, life or property from fire, flood, panic or other dangers.

(3) To preserve prime agriculture and farmland considering topography, soil type and classification, and
present use.

(4) To provide for the use of land within the municipality for residential housing of various dwelling
types encompassing all basic forms of housing, including single-family and two-family dwellings, and
a reasonable range of multifamily dwellings in various arrangements, mobile homes and mobile home
parks, provided, however, that no zoning ordinance shall be deemed invalid for the failure to provide
for any other specific dwelling type.

(5) To accommodate reasonable overall community growth, including population and employment growth,
and opportunities for development of a variety of residential dwelling types and nonresidential uses.
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—>  Section 605. Classifications. In any municipality, other than a county, which enacts a zoning ordinance, no
part of such municipality shall be left unzoned. The provisions of all zoning ordinances may be classified so
that different provisions may be applied to different classes of situations, uses and structures and to such
various districts of the municipality as shall be described by a map made part of the zoning ordinance. Where
zoning districts are created, all provisions shall be uniform for each class of uses or structures, within each
district, except that additional classifications may be made within any district:

(1)  For the purpose of making transitional provisions at and near the boundaries of districts.
(1.1) For the purpose of regulating nonconforming uses and structures.

(2) For the regulation, restriction or prohibition of uses and structures at, along or near:

(1) major thoroughfares, their intersections and interchanges, transportation arteries and rail or
transit terminals;

(i1)  natural or artificial bodies of water, boat docks and related facilities;

(iii))  places of relatively steep slope or grade, or other areas of hazardous geological or
topographic features;

(iv)  public buildings and public grounds;
v) aircraft, helicopter, rocket, and spacecraft facilities;
(vi)  places having unique historical, architectural or patriotic interest or value; or

(vii)  flood plain areas, agricultural areas, sanitary landfills, and other places having a special charac-
ter or use affecting and affected by their surroundings.

As among several classes of zoning districts, the provisions for permitted uses may be mutually exclusive, in
whole or in part.

(3) For the purpose of encouraging innovation and the promotion of flexibility, economy and ingenuity in
development, including subdivisions and land developments as defined in this act, and for the purpose
of authorizing increases in the permissible density of population or intensity of a particular use based
upon expressed standards and criteria set forth in the zoning ordinance.

(4) For the purpose of regulating transferable development rights on a voluntary basis.

Section 606. Statement of Community Development Objectives. Zoning ordinances enacted after the
effective date of this act should reflect the policy goals of the municipality as listed in a statement of
community development objectives, recognizing that circumstances can necessitate the adoption and timely
pursuit of new goals and the enactment of new zoning ordinances which may neither require nor allow for the
completion of a new comprehensive plan and approval of new community development objectives. This
statement may be supplied by reference to the community comprehensive plan or such portions of the
community comprehensive plan as may exist and be applicable or may be the statement of community
development objectives provided in a statement of legislative findings of the governing body of the
municipality with respect to land use; density of population; the need for housing, commerce and industry; the
location and function of streets and other community facilities and utilities; the need for preserving agricultural
land and protecting natural resources; and any other factors that the municipality believes relevant in describing
the purposes and intent of the zoning ordinance.

Section 607. Preparation of Proposed Zoning Ordinance.

(a) The text and map of the proposed zoning ordinance, as well as all necessary studies and surveys preliminary
thereto, shall be prepared by the planning agency of each municipality upon request by the governing body.
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(2) The application for tentative approval shall be filed by the landowner in such form, upon the payment
of such a reasonable fee and with such officials of the municipality as shall be designated in the provi-
sions adopted pursuant to this article.

(3) All planning, zoning and subdivision matters relating to the platting, use and development of the
planned residential development and subsequent modifications of the regulations relating thereto, to the
extent such modification is vested in the municipality, shall be determined and established by the
governing body or the planning agency.

(4) The provisions shall require only such information in the application as is reasonably necessary to
disclose to the governing body or the planning agency:

(1) the location, size and topography of the site and the nature of the landowner’s interest in the
land proposed to be developed;

(i1))  the density of land use to be allocated to parts of the site to be developed;

(iii)  the location and size of the common open space and the form of organization proposed to own
and maintain the common open space;

(iv)  the use and the approximate height, bulk and location of buildings and other structures;

(v)  the feasibility of proposals for water supply and the disposition of sanitary waste and storm
water;

(vi)  the substance of covenants, grants of easements or other restrictions proposed to be
imposed upon the use of the land, buildings and structures including proposed easements or
grants for public utilities;

(vii) the provisions for parking of vehicles and the location and width of proposed streets and public
ways;

(viii) the required modifications in the municipal land use regulations otherwise applicable to the
subject property;

(viii.1) the feasibility of proposals for energy conservation and the effective utilization of renewable
energy sources; and

(ix)  in the case of development plans which call for development over a period of years, a schedule
showing the proposed times within which applications for final approval of all sections of the
planned residential development are intended to be filed and this schedule must be updated
annually, on the anniversary of its approval, until the development is completed and accepted.

(5)  The application for tentative approval of a planned residential development shall include a
written statement by the landowner setting forth the reasons why, in his opinion, a planned
residential development would be in the public interest and would be consistent with the
comprehensive plan for the development of the municipality.

(6)  The application for and tentative and final approval of a development plan for a planned resi-
dential development prescribed in this article shall be in lieu of all other procedures or approv-
als, otherwise required pursuant to Articles V and VI of this act.

Section 708. Public Hearings.
(a) Within 60 days after the filing of an application for tentative approval of a planned residential development

pursuant to this article, a public hearing pursuant to public notice on said application shall be held by the
governing body or the planning agency, if designated, in the manner prescribed in Article IX.
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