Honey Brook Township Planning Commission

Regular Meeting

February 24, 2011

The Honey Brook Township Planning Commission held its monthly meeting on February 24, 2011 at 7:00 P.M.  Commissioners present:  Ray Henderson, Greg Frederick, Susan Lacy, Gary Walkowski, Stacie Popp-Young and Chairman Mike France.  The Township Engineer, Mike Reinert, was present.  Heath Eddy, Director of Planning and Zoning, was present.  

Minutes

A motion to approve the February 3, 2011 meeting minutes was made by Gary Walkowski, seconded by Greg Frederick.  All in favor.  The motion carried.

Subdivision/Land Development Applications







Tel Hai Retirement Community – Preliminary Plan Phases 2-5
Alex Piehl of RGS Associates represented the applicants.  Also present were Mark Hackenburg of RGS Associates and Joe Swartz of Tel Hai.
Mr. Piehl stated that the preliminary plan proposed phasing has been modified so that Phase 2 would include the full loop road and changed unit phasing so that 12 hybrid apartments would be moved to Phase 4 and 4 duplexes would be added to Phase 2, which would reduce the number of units in Phase 2 by 4.  Mr. Piehl that after the lengthy review process the applicants were hoping for an approval recommendation to the Board of Supervisors with the condition that the phasing schedule was based on the recommendations of the Township Solicitor per the Settlement Agreement, and with respect to the forestry stewardship plan as per the applicants commitments as given in the 2/23/2011 memo from RGS and the memo from the Township Director of Planning and Zoning dated 2/24/2011.
Mike Reinert explained that the bulk of the Township Engineer’s review letter consisted of either comments that the applicant would address during the final plan stages or are comments for which waivers have been sought and recommended for approval by the Planning Commission.  The main sticking point concerns the replanting proposal as it relates to the timber harvesting plan as submitted, assuming that the timber harvesting plan is compliant with Township regulations.  Heath Eddy stated that his review memo summarizes the findings that the timber harvesting plan complies with Township regulations and that the proposal from the applicant is a suitable replacement for the sheer numbers of trees to be removed and also to enhance the survivability of the replanting process.  The review memo contains a couple of recommended changes to the 2/23/2011 proposal from the applicant, including a bump up in the financial security,  a recommendation to retain Lloyd Casey or someone recommended by Mr. Casey as the consulting forester for the development, and that review reports sent by the forester to the applicant also be copied to the Township.

Mike France noted the financial numbers in the 2/24/2011 Planning Director’s memo to state that the applicants are saving a lot of money by forgoing the planting of 2 ½” caliper trees as replacements, and that he believed that a fee in lieu should be required.  He suggested that the applicants should commit to a fee of 50% of the cost for 2 ½” caliper trees.  Gary Walkowski noted that the analysis of the plan by Mr. Eddy indicates that perhaps 2 ½” caliper trees could be used as replacements only on the edges of the retained woodland area. Greg Frederick stated that if he were moving there he wouldn’t want to see a bunch of “sticks” in the ground that would be the seedlings proposed by the applicant.  Mike France stated that replacement with trees should include a combination of seedlings, container trees (1 ½” caliper) and 2 ½” caliper trees.  Joe Swartz of Tel Hai stated that he believed the plan as presented was a solid plan as recommended by their forester.  Mike France reiterated his believe in a combination of trees or a fee in lieu.  Gary Walkowski stated he did not understand how the fee would be created.  

Alex Piehl noted that comment #6 in the applicant’s 2/23/2011 states that reforestation of a harvested woodland does not typically include plantings, and that the additional landscaping on the site would add more cover than the existing site contains.  Mike France reiterated his previous comments.  Stacie Popp-Young stated that she agrees with Mike France but that she also agrees that perhaps 2 ½” nursery stock is the best choice for woodland interiors.  Alex Piehl noted that the Forestry Stewardship Plan exceeded the requirements of the Zoning Ordinance and that it was approved by the U.S. Forest Service and the PA Bureau of Forestry.  Susan Lacey stated that she was a forester and that while she respects Mr. Casey she doesn’t agree with everything in his stewardship plan, and that she was also concerned with the visual aesthetic for future residents of 3500 plastic tubes, and that she believed some regeneration and survivability was possible with 2 ½” caliper trees. Mike France restated his support for for a fee in lieu.  

Mark Hackenburg of RGS stated that he felt that the statements regarding the Forestry Stewardship Plan were disconcerting in that they are new tonight.  He questioned whether the Planning Commission would offer a recommendation tonight, and stated that the applicants will not acquiesce to another extension of time for review.  
After some background discussions among members and among the applicant representatives, Joe Swartz asked if the Planning Commission would just state what they want to see on the plan.  Mike France offered a combination of 1/3 each of seedlings, container trees, and 2 ½” caliper trees.  Susan Lacey and Gary Walkowski both stated that that seemed too arbitrary and formulaic.  Mike Reinert stated that the Planning Commission has a plan from an expert, and that the Planning Commission should not pull numbers out of the air.  

Mike Reinert asked the applicants if they were willing to negotiate further on the replacement plan.  Mark Hackenburg responded that the applicants’ opinion was that the plan meets Township regulations, and that staff reviews agreed with this analysis.  Susan Lacy stated that her concern was not just visual but about the utility of the seedling-only approach.  After some background discussion, Mark Hackenburg stated that the applicants were willing to accept a negotiation on the replanting proposal between Susan Lacy and Lloyd Casey, provided that the Planning Commission would forward the preliminary plan to the Board of Supervisors.  A poll of the Planning Commission indicated that they would support this alternative.

Motion by Ray Henderson, seconded by Susan Lacy, to recommend conditional approval of the preliminary plan for Phases 2-5 of the Tel Hai expansion plan subject to recommendations in the 2/21/2011 TEI review letter, 2/24/2011 memo from the Planning Director, the Board’s finalized discussion of the phasing schedule, and the accepted recommendation on replantings as made by Susan Lacy and Lloyd Casey.  All in favor.  The motion carried.

   











Zoning Hearing Board/Conditional Use Applications

Richard and Susan Plewa (920 Talbotville Road) – Lot Size Variance
Heath Eddy explained that the Plewa’s were the source for the recent changes to the RC and SSC districts with respect to what regulated slopes were netted out from gross lot area, and also with respect to allowing more flexibility in the RC District by creating a minimum gross lot area standard and a smaller net lot area standard.  However the Plewa’s want to create a lot with a smaller gross acreage (approximately 4.3 acres) and then combine the other parcels into 1 lot.  The smaller lot would create a cleaner boundary line against the neighboring parcel.  

Motion by Greg Frederick, seconded by Stacie Popp-Young, to recommend a position of “take no position”.  All in favor.  The motion carried.

This application will be heard by the Board of Supervisors at their March 9th regular meeting.




Stephen R. Stoltzfus (991 Compass Road) – Rural Occupation Variances
Heath Eddy noted that this application is complicated.  The applicant owns a property just north of Cambridge Road that contains an accessory barn/storage building, but has no primary use on the property, only accessory storage.  The applicant wishes to establish a dry goods/feed supply store at the property, which is permitted by-right as a Rural Occupation in the A-Agricultural District.  However, the Rural Occupation requires a principal agricultural or residential use of the property, which this property lacks.  Also, the property does not meet the minimum size requirement of 3 acres, and contains an outdoor storage area that pre-exists the current regulations but is typically not permitted without approval.  The owner is combining the site with an adjacent property that he currently owns containing a residential unit, although the tenant is not a family member which is also required for a rural occupation.  So the applicant is requesting variances to several provisions of the rural occupation standards in Section 27-1602.V in order to enable this use.  

Mike France asked about the access onto Compass Road, and if there was an alternative route to Cambridge Road.  Mr. Eddy stated that the alternative access would require cutting down some maturing evergreen trees on the adjacent residential property to achieve that access, and that the existing access actually has better sight distance criteria than at the Cambridge Road intersection with Compass Road.  In any case, the applicant would need to secure a commercial HOP from PennDOT who would evaluate the adequacy of the access.

Motion by Ray Henderson, seconded by Greg Frederick, to recommend a position of “take no position” on this application.  All in favor.  The motion carried.

This application will be heard by the Board of Supervisors at their March 9th regular meeting.

Pending Ordinances

None
Other Business

Comprehensive Plan Checkup
Susan Lacy noted that it had been about 5 years since the adoption of the comprehensive plan, and that she believed it was a good idea to check the status of the plan implementation.  Heath Eddy stated that this was a good idea, that he was working on this prior to Mike Brown’s departure, and that he would bring it to the Planning Commission pending personal issues (see below).


Correspondence of Interest

No correspondence of interest at this time.

Future Meetings
Wednesday, March 9th – Board of Supervisors Meeting (5:30 pm)

Thursday, March 10th – Planning Commission Workshop (7:00 pm) 
Tuesday, March 15th – Land Preservation Committee (6:30 pm)

Thursday, March 24th – Planning Commission Regular Meeting (7:00 pm)

Heath Eddy stated that the workshop would be dependent on the status of the pending birth of a second child.  The birth due date is supposedly March 4th, but it could be at any time.  The Planning Commission indicated that the workshop can be punted as needed.

Motion by Stacie Popp-Young, seconded by Gary Walkowski, to adjourn.  All in favor. The motion carried.  The meeting adjourned at 8:29 pm.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  
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