Honey Brook Township Planning Commission

Regular Meeting

March 24, 2011

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

A motion to approve the February 24, 2011 meeting minutes was made by Ray Henderson, seconded by Stacie Popp-Young.  All in favor.  The motion carried.

Subdivision/Land Development Applications







D. Weston Darby Subdivision/Lot Line Adjustment
David Biedeman represented the applicant, Wes Darby, who was also present.  The request for the approval was originally drawn using the old zoning regulations and the new regulations changed the plan somewhat.  The flag for Lot 2 will be split up between Lots 1 and 3 and the remainder of Lot 2 will be incorporated by deed into the neighbor’s property.  
Mike Reinert stated that the plan revisions were submitted after the review letter had been written but that he had examined the revisions and that they met with the requirements for nonconforming lots, which is that a lot cannot be made more nonconforming per current regulations; the revisions meet this provision.  

Mr. Biedeman stated that the applicant requests a waiver to Section 22-503.B(2) as it relates to the neighbor’s property, since it isn’t fully shown on this plan.  Mike Reinert stated that the typically all lots included as part of a subdivision procedure are shown on the plan, but in this case the requirement for adequate access for Lot 2 is demonstrated by annexation to the neighbor’s property, which is verified by parcel records.  He saw no problem supporting the waiver.

Motion by Ray Henderson, seconded by Stacie Popp-Young, to recommend approval of a waiver to Section 22-503.B(2), based on the recommendations of the Township Engineer in his review letter dated 3/17/2011.  All in favor.  The motion carried.


Motion by Greg Frederick, seconded by Stacie Popp-Young, to recommend conditional approval of the minor plan subject to recommendations in the 3/17/2011 TEI review letter and as shown on the plans as revised dated 3/23/2011.  All in favor.  The motion carried.

Village Green Final Plan Phase I
Mike Reinert gave the Planning Commission a summary of the history of this project, and the reason for the current plan approval process to allow phasing of the previously approved final plan.  This review is based on the need to make sure the planned development can stand on it’s own as a partially developed project, including sewer, stormwater management, roads, water supply, etc.  The project was originally approved in 2005 but the conditions of the approval have not been completed. 

Sam Nemroff of Penn Wynne Homes was present to address a couple of questions regarding the review for this phase.  First, he wanted to address the requirement for landscaping in a temporary cul-de-sac, which would be installed for Phase 1 but would be eliminated as the projected was developed after Phase 1.  A previous waiver for landscaping in the cul-de-sac had been approved and he was hoping such a waiver would occur again.  Mike Reinert stated that the requested waivers would be to Sections 22-606.2 and 606.8.  

Mr. Nemroff asked if the Township would support moving the 50-foot access easement to the west rather than to the east, from the southernmost internal roadway to a point on the midway end on the main loop roadway.  Mr. Reinert and Mr. Eddy both stated that this would be a supportable change in the plan.  Mr. Nemroff also asked if he could delay installation of some of the required recreation elements until later phases.  He proposed installing the tot lot and the walking trail connection to Horseshoe Pike and the internal drive but delaying installation of other elements.  After some discussion, the Planning Commission further suggested including the at least a graded flat grass area where the recreation field would be located, at least at a state where residents and children could use it informally.  
Mr. Nemroff stated that his engineer was working on incorporating revisions and the plans from the previous engineer into a composite whole for the next submission of Phase 1, which he anticipated would be for the April Planning Commission meeting.
   











Zoning Hearing Board/Conditional Use Applications

Jacob S. and Anna M. King Variance (Section 27-1002.1 Permitted Uses in I-Industrial District)
Heath Eddy explained that the applicants are requesting a use variance to allow them to construct a new dwelling and barn on the northern half of the property owned by Aaron King and the location of Pleasant View Welding.  Mr. Eddy noted that the I-Industrial District is the location for all types of industries and is also the district that allows the Township to meet it’s “non-exclusionary zoning” requirement as per case law directives of the State.  Stacie Popp-Young asked if the driveway was in a wetland, since it looked unclear.  Mr. Eddy stated that it was possible but that was just a sketch drawing and the wetland was locational relative to the old railroad.  Lew Wertley stated that he was concerned that certain industries can’t be within a certain X distance of residences and also that “adult” businesses were only allowed in the I-Industrial District, so would the Township be creating a future problem for new businesses.  Mike France stated that from his perspective that was a problem for future businesses rather than the current applicant. 

Motion by Ray Henderson, seconded by Greg Frederick, 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 April 13th regular meeting.




Pending Ordinances

Large Animal Composting Regulations
Heath Eddy presented a basic listing of standards and plan requirements to be amended into the Zoning Ordinance.  The DEP has a manual for use with mushroom farms and substrate processors and much of the material here was drawn from that source.  Mike France requested that the setback requirement be made uniform for all distances, including from streams.  Mr. Eddy also noted that the procedural requirement for an Environmental Enforcement Plan would hold the particular permittee to a set of requirements that would need to be fulfilled and maintained.  
With no additional comments, Mr. Eddy stated that he would prepare the draft standards into an Ordinance for review.  He would email the draft out to Planning Commission members in advance of the next meeting.  
Other Business

Tel Hai 
Susan Lacy stated that she had met with Lloyd Casey to discuss the tree replacement plan and she said Mr. Casey indicated that it would be possible to provide up to 200 2 1/2” caliper trees into the replacement plan in lieu of some of the seedlings.  However, she has not heard back from him since he needed to gain the agreement of Tel Hai for this proposal.  Mike France offered the thanks of the Planning Commission for her efforts beyond the normal review process.


Correspondence of Interest

No correspondence of interest at this time.

Future Meetings
Wednesday, April 13th – Board of Supervisors Meeting (5:30 pm)

Thursday, April 14th – Planning Commission Workshop (7:00 pm) – CANCELLED
Tuesday, April 19th – Land Preservation Committee (6:30 pm) – MEETING WAS SUBSEQUENTLY MOVED TO APRIL 12th at 6:30 PM

Thursday, April 28th – Planning Commission Regular Meeting (7:00 pm)

Motion by Stacie Popp-Young, seconded by Gary Walkowski, to adjourn.  All in favor. The motion carried.  The meeting adjourned at 8:18 pm.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  
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