Honey Brook Township Planning Commission

Regular Meeting
March 4, 2010
DRAFT
The Honey Brook Township Planning Commission held its monthly meeting on January 28, 2010 at 7:05 P.M.  Commissioners present:  Gary Walkowski, Greg Frederick, Stacie Popp-Young, Ray Henderson, and Chairman Mike France.  The Township Engineer, Jennifer McConnell, was present.  Heath Eddy, Director of Planning and Zoning, was present.  

Minutes

A motion to approve the January 28, 2010 meeting minutes was made by Stacie Popp-Young, seconded by Ray Henderson.  All in favor.  The motion carried.

Subdivision/Land Development Applications
Country Meadows (Lawrence Development)
Vic Kelly of Commonwealth Engineers represented the applicant.  Mr. Kelly requested to address a few of the comments in the Township Engineer’s review letter.  
· The HBT lots are to be served by public sewer from the Coatesville sewer district, so the Township will need to approve this area for public sewer as per Act 537 (#5 of the review letter).  Mr. Eddy indicated that this revision is in the works.  
· Mr. Kelly requested an explanation of the off-street parking concerns.  Ms. McConnell indicated that the Ordinance requires sufficient turnaround space to be provided to allow for a forward entrance to the street.  Currently, only 25’ is proposed from the garage to the edge of pavement, leaving only 7’ beyond the 18’ required parking space.  Discussion with the Planning Commission and Mr. Kelly resulted in a determination that 28’ should be provided between the garage and edge of pavement (18’ parking space & 10’ turnaround area) (#6).  

· Mr. Kelly indicated that the cul-de-sac will be revised to create the offset and island as per SLDO (#23) and that should address the Planning Commission’s concern over emergency services access.  
· As per Mr. France’s recommendation, sidewalk will be provided on one side of the street (#34) to match that provided in West Caln Township.  
· In terms of trails (#35), Mr. Kelly indicated that there are some existing trails in the open space.  The Planning Commission suggested adding connections to the development to create a looped trail system.  Mr. Kelly indicated that the plan will be revised to add a pedestrian easement between lots 110 and 111 at the end of the cul-de-sac and then maintain the existing road trails with a tie-around to the stormwater basin provided in West Caln Township.  The surfacing will be woodchips or an equivalent.  
· In regards to street lights (#37), given the local nature of the roads, there is no sufficient need for street lights, except at the entrance to the subdivision from existing streets – however these locations are within West Caln Township.  
· As for recreation areas (#41) per SLDO the developer can create a tot lot and recreational court or provide a fee in lieu of $2000 per lot.  Mr. France suggested that perhaps this could be coordinated with West Caln Township to provide the fee in lieu for tot lot maintenance for them instead of to Honey Brook Township.  
· In terms of riparian corridor landscaping (#51), Mr. Kelly asked if anything would be required.  Ms. McConnell indicated that there is a small cleared area near the existing pond, only a small portion of which falls within HBT.  She noted, that based on an aerial, the existing vegetation appears to meet the intent of the Ordinance.  The Planning Commission asked if the area had been walked and if there are any invasive plant species present.  Mr. France wanted to make it clear that invasive plants/species needed to be removed, whether or not we were able to determine their presence or absence at this time.  Mr. Kelly suggested including specific requirements for the Homeowners Association that would require maintenance of open space including checking this area and removing invasive plants/species.  Mr. France indicated that notes shall also be added to the plan stating that a verification of the existing vegetation for adequacy and absence/presence of plant species shall be done prior to construction and any issues noted be addressed at that time.  
· Mr. Kelly’s primary issue concerned tree replacement (#10).  Under Section 1306 of the Zoning Ordinance, the applicant is allowed to disturb up to 15% of the Class I woodlands on the site.  However, another section requires replacement of trees and undergrowth, which seems to infer that replacement is required for any amount of disturbance.  Mr. Kelly noted that this level of replacement would be physically impossible on the site.  Mr. France and Ms. Popp-Young suggested possibly banking these trees.  Mr. Eddy noted that the level of replacement is such that it would be difficult to require from a financial standpoint.  Mr. Eddy suggested that this requirement should be interpreted for now as applying beyond the allowed level of disturbance, until the requirement can be revisited and revised.  The Planning Commission supported this recommendation.
Mr. France asked Ms. McConnell if there were other issues to address.  Ms. McConnell noted the following issues which were then discussed.

· The types of street signage required should be determined.  Per Planning Commission agreement, there will be a street sign, a stop sign, and a “no parking on one side of street” sign for the new cul-de-sac (#25).  

· Ms. McConnell noted that a waiver from the 10 year post to 2 year pre peak runoff rate was required (#44).  Although the basins are contained within West Caln Township the ultimate point of interest is in Honey Brook Township whereas the basins discharge into a tributary of Two Log Run.  Mr. France asked about the stormwater design standards for West Caln that the basins were designed under.  Ms. McConnell indicated that the post-development runoff rates are less than pre-development for each storm and that our review of the global stormwater design found the design to be acceptable.

· Ms. McConnell noted that the calculation of the number of units under the CDO would allow 17 units, more than was shown (#3) when adjusted for using public sewer and adjusting the net lot area on which the density is based.

· The SLDO requires street trees and the Planning Commission agreed that they would be required (#48).  Per the required bufferyard (#49), the Planning Commission concurred with the opinion that the woodland preservation would meet this requirement.  Per the required trees per lot (#50) Mr. Kelly stated that the applicant would provide the required trees, especially since the applicant would not need to do full tree replacement.  
· Finally, there are 6 lots divided by the Township border (#55).  The Planning Commission agreed with the Township Engineer’s recommendations.  Mr. Kelly stated that the applicant would move the proposed house on Lot 100 back into Honey Brook Township so that the new unit would not be split across the jurisdictions.  
All other comments are addressable and minor in nature.  Mr. Kelly stated that revisions to the plan would be made and returned for the next round of review.  No other action was taken on this plan.

Zoning Hearing Board/Conditional Use Applications

None for this meeting.
Pending Ordinances
None for this meeting.  
Other Business

Landscaping Ordinance Revisions
Heath Eddy discussed recommendations for amendments to the landscaping standards.  There are several recommended changes to the current requirements that would simplify them while providing a comprehensive approach.  The set of recommendations includes the following:
· Lack of general applicability – a tendency to “silo” requirements into specific components of a site without assessing the cumulative design of the site

· No linkage to Section 27-1306 (Woodland Conservation Standards).  The tree replacement requirement should be specifically incorporated into this, with some kind of “credit” applied to protection of woodland, even if it is required under zoning

· The bufferyard width requirement is inconsistent with setback requirements; the bufferyard width should vary depending on relative incompatibility of proposed development to surrounding uses. 

· Currently do not allow parking in bufferyard areas, which perhaps should be in zoning rather than SLDO.

· Bufferyards standards do not increase in a logical way.  These should be changed to increase in a more arithmetic approach for materials requirements, and incorporate what to do with agricultural operations from a buffer planting perspective (perhaps industrial).

· Incorporate specific screening of dumpsters, loading docks, pump stations, mechanical equipment, and the like.  Fencing should be required around dumpsters, and materials should be specified.

· Parking lot landscaping should be composed less of canopy trees (except interior to the lot) and more deciduous and evergreen shrubs to address the primary impacts:  heat generation from paved surfaces and glare from headlights and shiny surfaces.

· Required landscaping around buildings should be incorporated into bufferyards rather than to require a buffer area around buildings.  Also, tree requirements for single-family detached uses are not typically applied (one of the many waiver victims) and should be accounted for on sites with protected woodlands (see above on accounting for tree protection).  There should be extra incentive to protect existing mature species (specimen trees) as well as woodland areas.

· Rather than a bulk landscaping around stormwater basins, there should be a bioretention design standard for basins that integrates stormwater design with the rest of the site design process.

· Judging by the design for the riparian corridor for Tel Hai, the required standards are over-aggressive and should be revised downward.  Also, the riparian requirements should be more effectively implemented, either by requirement of the applicant or through a “tree bank” idea specifically as part of this process, so that other riparian areas can receive some of these banked tree funds for planting of species, with the agreement to maintain said trees.  

Mr. Eddy also suggested that the following be incorporated into the landscaping amendments:

· Provide a specific credit for preservation of existing tree species based on size of existing species;

· Base landscaping on the amount of impervious coverage for new development;  

· Provide a more expansive set of options for landscaping, incorporating fencing/walls in place of materials, and berms as alternatives to simple plant materials, particularly around parking areas;  

· Employ a simpler bufferyard matrix approach;  

· Include a calculation for parking lot landscaping based on impervious coverage;  
· Incorporate bioretention design or a low-impact development design requirement including graphics

Alternative Energy Standards
Mr. Eddy reported that the Board of Supervisors wants the Planning Commission to develop a set of regulations to address alternative energy facilities including solar and wind facilities as well as other types of facilities.  There are significant impacts to address, though some flexibility, as in the case of stand-alone solar arrays as these are impacted by solar access.  The larger facilities are the issue at hand.  Mr. France and Ms. Popp-Young noted that wind towers have a noise issue that causes problems and would require larger setbacks to reduce those impacts.  Mr. Eddy agreed that this is one of several issues to address now before we see any applications, though in the case of wind towers they are most likely on the Welsh Mountain.  Standards will need to be researched so that an intelligent approach can be taken.
Correspondence of Interest
No correspondence of interest at this time.
Future Meetings
Tuesday, March 9th – Land Preservation Committee (6:30 pm)

Wednesday, March 10th – Board of Supervisors Regular Meeting (5:30 pm)

Thursday, March 11th – Planning Commission Workshop (7:00 pm) - CANCELLED
Thursday, March 25th – Planning Commission Regular Meeting (7:00 pm)

A motion to adjourn was made by Stacie Popp-Young, seconded by Gary Walkowski.  All in favor.  The motion carried.  The meeting adjourned at 8:49 P.M.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning 
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