Honey Brook Township Planning Commission
Regular Meeting

FEBRUARY 23, 2012

DRAFT

The Honey Brook Planning Commission held its monthly meeting on February 23, 2012 at 7:00 pm. Commissioners present: Stacie Popp-Young, Greg Frederick, Susan Lacy, Max Dobles, and Chairman Mike France.  The Township Engineer, Mike Reinert, was present.

Minutes

A motion to approve the January 26, 2012 meeting minutes was made by Stacie Popp-Young, seconded by Greg Frederick. All in favor. The motion carried.
Subdivision/Land Development Applications

September Farm Cheese

Vic Kelly Commonwealth Engineers for September Farm Minor Land Development

Technicon letter dated 2/23/12:
The proposed project consists of the construction of an 8765 sf. Retail/manufacturing building for the production and sale of cheese and related products. A paved access driveway, parking lot and truck loading bay is also proposed. Stormwater management is proposd to handle the runoff from the project and includes considerations to accomodate future expansion of the use. The property is located in the public sewer service district and is proposing that public sewer and water serve the project.

Waiver requested for driveway width. Ordinance states it should not exceed 36 feet and use of curbing proposed driveway entrance at street line will exceed 36 feet and have no curbing. SF will have large turnaround. Reason for no curbing is control water flow.  Landscaping with grass and boulders could help retain soil. Waiver request pending.
Sewer

No flow of product from cheese making process (all recycled). Sewer flow is only from restrooms and small number of employees. Lew Frame Jr is seller of property and he is contractually obligated to provide sewer connection for property.
The minimum distance between a proposed basin discharge point and a downstream property boundary shall be 50 feet. The discharge from the proposed basin is located less than 50 feet from the eastern property boundary.  A waiver is necessary from this section  22-627.7H

Buffering landscaping – ordinance call for trees. Vic Kelly will look into other future uses for property. Consideration of other materials (boulders, fencing, shrubs) for buffering.
No further action was taken pending receipt of final plans.
Malinda King Minor Subdivision 
Final plan

As per the Technicon letter, dated February 17, 2012:  The purpose of the plan is to subdivide an existing parcel into two lots. The existing lot contains a single-family dwelling, barns, and greenhouses. Proposed Lot #1 will contain the existing greenhouses and associated parking on a 10+/- acre parcel.  The residual lot will contain the existing dwelling, barns and associated structures. No new development is proposed.
A portion of the proposed lot is located within the Flood Hazard District. Greenhouses are used for retail sale. Reason for subdividing is to separate the greenhouses from residential dwelling and barns. Owner wanted to sell only part of the property. Stream is fenced to prohibit cows from entering stream. Possible future programs to encourage riparian plantings to further improve stream quality.

The greenhouse does not have own water supply. Water drawn from well across street (also owned by same owner).  Recommendation of providing a recorded agreement and note on the plan addressing the water supply for lot #1 to utilize the existing water supply on the residual lot.  This agreement will be subject to review and approval of the Township Engineer and Solictor to satisfy Section 22-623. Greg Frederick made a motion to adopt recommendation and Max Dobles seconded the motion. All in favor, the motion carried.  (Item 18)
The 25 foot right of way would run into the house. Suggest a plan note of nonconformity and that for future development, the set back would have to be from the right of way.

No need for additional landscaping as there is no new building at this time. Any future building would require landscaping as per ordinance requirements. Where the proposed subdivision lies completely or partially within any Flood Hazard  Boundary, a jurisdictional determination of wetlands to be required. Waiver requested by the applicant from Section 22-502.D(1)(b) and 503.D.  Recommendation of approval for waiver request from Section 22-503.E &627 from providing a stormwater management & erosion and sediment control plan since no improvements are proposed within the subdivision.  Stacie Popp-Young made a motion to recommend waiver approvals and Greg Frederick seconded the motion. All in favor, the motion carried.   

Greg Frederick made a motion recommending signature of the Planning Waiver and Non-Building Declaration under Section D following signature by the Chester County Health Department under Section C. Stacie Popp-Young seconded. All in favor, the motion carried. 

Recommendation of conditional final plan approval of the above referenced project contingent upon the applicant satisfying all comments outlined in the Township Engineer’s review letter dated February 17, 2012 and approval of the waiver requests and recommendations previously noted. Motion to approve final plan and seconded.  All in favor, motion carried.
Levi P. and Rachel Ann Kauffman Subdivision

Larry Leisey – Stapleton and Leisey
Lot 2 is a stand alone lot. The acreage including the barn will be a lot add-on. Larger lot subdivide between 2 houses  (Item 3) Ordinance  27-405.4 & 5 states Lot must be a minimum of 1 acres and no larger than 2 acres.
Applicant will be requesting waivers for stormwater.

At this time, Planning Commission takes position of no position. Applicant will next present to Zoning Hearing Board and then submit Final Plan to Planning Commission.
Zoning Hearing Board/ Conditional Use Applications
Aaron King
Zoning Board Hearing application for Aaron King,  500 Todd Road. Requesting a variance for Section 27-403.3 Ordinance requires 60 foot setback, applicant wants 40 foot setback for new barn as it is an irregular shaped lot. Stacie Popp-Young made a motion for position of no position and Greg Frederick seconded the motion. All in favor, the motion carried.
Ivan Stoltzfus/Larry Buckwalter/ James Stoltzfus

Ivan Stolzfus and Larry Buckwalter seeking variance for setbacks and reduction of requirement for 19 spaces for retail operation to 6-8 spaces.

Position of no position. However would prefer a more aesthetically design of display of sheds and gazebos. Concern about location of existing solar panels and the addition of sheds display. Stacie Popp-Young made a motion for no position and Max Dobles seconded. All in favor, the motion carried.
Pending Ordinances

Ordinance 162 draft for amendment to 21.301
Ordinance will enforce action

Farmers plow too close to right of way.  Legal right of way from road center line to 16 1/2feet. Process would have educational step to improve landowner actions rather than immediately engaging in enforcement action.

Note on this amendment that it is intended for the purpose of education to encourage compliance. Concern about the ordinance being enforced in some situations and not in others.

Will send to Board of Supervisors for informal feedback. No other action from Planning Commission at this time.

Other Business

Chapter 20 Waiver Request
Ben E. Stolzfus looking for a full waiver for stormwater management requiremnts
Greg Frederick made a motion to recommend Category 2 stormwater requirements as per Jen McConnell’s email of February 10, 2012.  Under this category, the applicant would complete a simplified worksheet to size a stone infiltration bed, which is submitted to Technicon for approval. The applicant would then be subject to inspections during the installation of the infiltration bed. Max Dobles seconded the motion. All in favor, the motion carried.
Correspondence of Interest

None

Future Meetings

Wednesday, March 14th – Regular Board Meeting (6:30 pm)

Tuesday, March 20th – Land preservation Committee (6:30 pm)

Thursday, March 22nd – Planning Commission regular Meeting (7:00 pm)

A motion to adjourn the meeting was made by Stacie Popp-Young, seconded by Mike France. All in favor. The motion carried.  The meet adjourned at 9:06 pm.
