
The Richland Township Zoning Hearing Board met at 6:45 p.m., as per the request of M & G 
Realty, Inc of 1609 Scalp Ave (Rutter’s), Johnstown PA 15904 for a variance request to install a 
227 sq ft double-faced pylon sign, in the C2 Zoning District that allows 50 sq ft for a single sign. 
This hearing was conducted in the Richland Township meeting room, 322 Schoolhouse Road, 
Johnstown, PA 15904.  
 
Present: 
Patrick Wess, Vice-chairman 
PJ McGowan 
Rodney Kniss 
David Strushensky 
 

Eric D. Hochfeld, Solicitor 
Tiffany Shomo, Secretary 
 
Absent: 
Bill Patrick, Chairman 
Mark Rychak 

 
Attorney Hochfeld began the hearing by listing exhibits. Board Exhibit #1 was the appeal 
application with attachments. Board Exhibit #2 was the Richland Township Zoning Ordinance, by 
reference, and Board Exhibit #3 was the posting of the municipal building, the property involved, 
advertising in the Tribune-Democrat and notification of this hearing to adjoining property owners. 
 
Court stenographer Lori Behe swore in: 
Tracey Diehl 
Tim Bieber 
Brian Carter, M&G Realty Associate General Counsel 
 
Mr. Carter explained that they are in the process of constructing a new Rutter’s convenience store 
with fuel stations. Exhibit #1 is a sketch of what the site is going to consist of. Like all stores, they 
want a sign out front for fuel prices and advertisements (specials and services). Generally, the 
signage is large enough to see and for customers to plan their traffic movements. Thats why they 
are looking to install a sign that is larger than 50 sq ft. 
 
Tracey Diehl has a background in permit management at a permit expediting company. She is an 
expert in commercial signage. She is very familiar with Rutter’s signage. Prior to owning her own 
company, she worked for a sign manufacturer. She also has a background in city government 
because she started in code enforcement. 
She explained that Rutter’s typically achieves consistent branding, so people know where they are 
going on the site and where when trying to get to the site. The proposed ground sign (Sign 1) is to 
be perpendicular to the building. There will be multiple entrances into the Rutter’s. The diesel 
canopies will have branding on the northside of property, along with the pump signage.  
 
At the entry of Scalp Ave, they would like to install a free-standing ground sign that is 40 ft in 
height from grade to the top. The sign is proposed to be 227 sq ft. The sign contains fuel pricing 



and an electronic message center. They will follow all ordinances relative to illumination 
regulations. There will not be scrolling or flashing. There will not be anything distracting. Rutter’s 
customers are familiar with their looks because they are all proposed for all locations. The sign 
can dim to no higher than a cell phone light. The sign is not designed to be bright or distracting. 
The medium is digital but looks like a static image.  
 
Ms. Diehl stated that she had the privilege of driving on Scalp Avenue today and it was very 
congested. There was a lot of traffic, and she was driving in a rainstorm, so the visibility was 
reduced. The people will need to see a sign to prepare for turns, to change lanes, slow down and 
pull into the parking lot. Semi-tractor trailers receiving or delivering will need to see the sign from 
a great distance. The US Sign council discusses the visual lane of transfer that the brain can 
compute. The sign must be legible. This is for the safety visibility during construction, weather 
conditions, from tractor trailer visibility. 
 
For visibility, a vehicle could be in front of another and not see the sign so someone could miss 
the entrance, slam on their brakes and have a safety issue. At 55 mph, a tractor trailer will need at 
least 200’ to slow down. If everything is running coordinated, they need to see the sign.  
 
Ms. Diehl also added that a study done by a tire company showed that 40% of Americans do not 
use GPS. A sign would be essential for them. Some business drivers are required to use Rutter's, 
so they want it to be visible and legible. 
 
There were no other variances requested or needed, per a denial letter from Tiffany Shomo in the 
zoning department. All other signs were approved. 
 
After discussions with the board and applicant, it was determined that the request made by Rutter’s 
should be for 240 square feet. The applicant requested to amend the variance request for the sign 
to 240 sq ft. Ms. Diehl reiterated that the sign would meet all codes for illumination and timing. 
The digital LED gas prices will meet all guidelines. They will not be advertising for other 
businesses. It is for product offerings in the store. It will be post and cabinet construction, made of 
steel and aluminum. The metal cabinet is so it doesn’t fall over. She stated that the sign will meet 
all setbacks.  
Mr. McGowan stated that there is quite a different elevation difference and asked if the sign would 
be at the highest point on the property. Mr. Tim Bieber, engineer and project manager, stated it 
was not located at the highest point on site. The property is low on Scalp Ave. and rises on property.  
 
Ms. Diehl stated that the sign will have to be legible from 250’ away. US Sign Council in 
Doylestown, PA is a nonprofit that provides statistics on materials, on how signs are constructed, 
what the letters look like, etc. with intricate math numbers and calculations.  
 



Mr. Bieber stated that the sign sizes vary on the road near the Rutter’s construction. On a freeway, 
they would use a much larger sign. If back against a residential community, they would install a 
smaller size.  
 
For clarification, Ms. Diehl explained that this is the standard size for all buildings located on a 
road with a 40-mph speed limit. Mr. Bieber added that they did a traffic impact study with PennDot, 
and the speed limit was not a point of concern.  
 
At this time, there were no questions or comments from the board or the township. 
 
Attorney Hochfeld confirmed with Ms. Diehl that they are requesting one freestanding sign that 
will be stationary, non-revolving, non-flashing, non-animated, and in compliance with the 
ordinance. She stated that the sign will be lit all day, every day. She also confirmed that they will 
conform with the static display regulations.  
 
Ms. Diehl stated that the sides of signs the signs will be illuminated to bring attention to it. The 
red strips just allow illumination to shine through.  
 
As for size, Ms. Diehl stated that each site is looked at its own way for signs. 
When asked if Rutter’s was aware of the zoning regulations, Ms. Diehl could not testify to that.   
She stated that as she drove up and down Scalp Ave. in the pouring rain, she saw that it was mainly 
commercial on both sides. She commented that the sign at CVS seemed large. 
 
The board took a recess from 7:27 PM – 7:39 PM. 
 
Attorney Hochfeld explained that they returned from an executive session for the board to discuss 
legal with solicitor. 
 
There were no further comments or questions from the applicant, the audience members or the 
board. 
 
Mr. McGowan made a motion to deny the variance request. Seconded by Mr. Strushensky. All in 
favor. Motion carries.  
 
Mr. Kniss motioned to adjourn the meeting at 7:41 pm. Seconded by Mr. McGowan. 
 
Respectfully submitted, 
 
 
Tiffany Shomo 


