Honey Brook Township Planning Commission

Regular Meeting
March 25, 2010
The Honey Brook Township Planning Commission held its monthly meeting on March 25, 2010 at 7:00 P.M.  Commissioners present:  Leslie Siebert, Greg Frederick, Susan Lacy, Stacie Popp-Young, Ray Henderson, and Chairman Mike France.  The Township Engineers, Mike Reinert and Jennifer McConnell, were present.  Heath Eddy, Director of Planning and Zoning, was present.  Also present was Lew Wertley, chairman of the Township Board of Supervisors.
Minutes

A motion to approve the March 4, 2010 meeting minutes was made by Ray Henderson, seconded by Greg Frederick.  All in favor.  The motion carried.

Subdivision/Land Development Applications
Vernon Stoltzfus – S.T.B.I.  (request for consideration)
Jeff Burrell represented the applicant.  Mr. Burrell stated that the primary issue for consideration was that the applicant filed application with PennDOT to change the intersection of Poplar Road at Horseshoe Pike, by widening the access point for large trucks turning right onto Horseshoe Pike.  PennDOT’s response was to require a left-turn lane on Horseshoe Pike.  
Burrell stated that PennDOT’s review was based on truck traffic entering the site from Poplar Road.  However, the applicant has now made it clear that he intends to limit truck traffic through the development site to one-way, with trucks turning onto Reservoir Road and entering the site from there, then exiting onto Poplar Road.  This proposal would reduce the project’s impact on the Horseshoe Pike / Poplar Road intersection to only exiting traffic, making the left-turn lane potentially unnecessary.  Burrell was requesting the Township’s support, in the form of a letter to PennDOT, that the proposed development does not impact the turning movements from Horseshoe Pike onto Poplar Road.
Mike France stated that he felt the project should have required a left-turn lane from the beginning, considering the Whitehorse Glen residential project across from the intersection and the presence of additional large trucks in the area.  He indicated that the problem would just be shifted from Poplar down to Reservoir Road with the proposed one-way traffic.  He asked Mike Reinert for his input.  Mike Reinert noted that the letter from PennDOT was based on the assumption of additional two-way truck traffic at Poplar as a result of this project, which was also assumed by Mr. Burrell.  A change to one-way movement on the site, which would require signage and enforcement by the applicant, may not warrant the left-turn lane, in his opinion.

Jennifer McConnell asked if Reservoir Road was included in the traffic study.  Both Mr. Burrell and Mr. Reinert stated yes.

Ray Henderson stated that he did not see the impact to Horseshoe Pike based on the revised plan.  Mike France stated that it was not clear whether or to what degree there would be impact because the traffic study was also based on the two-way premise, and suggested that the traffic study should be redone with this changed condition including the potential impact of the residential development across the highway.  Mr. France stated that his position was that the Township should not take a position on this absent the corrected traffic study, and that in any case this was an issue between the applicant and PennDOT.

Greg Frederick noted that his experience with Reservoir Road was that there was significant levels of traffic stacked up from the intersection with Horseshoe Pike back when trucks entered the area, and that they should re-examine this area.

Mr. Burrell stated that he is not asking about not putting in the left-turn lane, but rather that the Township support the applicant’s position of no impact on Poplar Road.  He stated further that they will still need to redo the study with Rettew Associates, the traffic engineer to comply with PennDOT’s letter and reflect the revised traffic pattern. Burrell stated that the initial traffic study did not show a left-turn warrant, but PennDOT has determined it necessary based upon revised growth factors.  He also stated that PennDOT’s review program factors in new development square footage and type of use to generate their traffic numbers, which he does not understand.  
Mr. France reiterated his position that the Planning Commission should take a position of “no position” and would rather have a revised traffic study that demonstrates the applicant’s position to be presented to PennDOT rather than have the Township get involved.  Stacie Popp-Young agreed that more information was necessary.

Based on the ongoing discussion, a motion was made by Stacie Popp-Young, seconded by Greg Frederick, to recommend the Township take no position on this issue, since information supporting the position of the applicant is not available.  All in favor.  The motion carried.

Zoning Hearing Board/Conditional Use Applications

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

Landscaping Ordinance Revisions
Mr. Eddy referred to a partial draft of amendments to Section 22-629 regarding various changes to be made as per previous discussions.  Thus far amendments have been drafted through Buffer Landscaping (current 22-629.5).  The various changes proposed include:
· Modifying 629.2 Protection of Existing Vegetation to “bulletize” the paragraphs to make it clear there are procedures listed to be implemented on a development site post-approval;

· Adding a new 629.4 called “Placement of Landscape Materials” which is a general set of standards for landscaping around easements, underground and overhead utility lines, and to aid in maintaining visual clearance and for energy conservation.

· Providing major revisions to bufferyard requirements in keeping with recommendations provided via Monroe County, Indiana’s model regulations.  This means deleting the existing buffers and replacing with a “step” type system of increasing bufferyard distances and materials based on adjacent, existing uses.  

These first draft standards are partially completed.  Mr. Eddy noted that additional standards for bioretention landscaping design would hopefully be included in a future draft, which he expected would be provided to the Planning Commission in April.  

SLDO Technical Revisions

Mr. Eddy referred to a set of recommended amendments provided to each member, which were provided by Ms. McConnell, concerning changes to the Subdivision and Land Development Ordinance, including changes to plan submission requirements, roadway paving requirements, and post-development as-built requirements.  The Planning Commission reviewed those changes, and agreed that the changes should be forwarded to the Board of Supervisors for the public review process and adoption.  This was done by acclamation rather than a motion.  
Correspondence of Interest
No correspondence of interest at this time.
Future Meetings
Thursday, April 8th – Planning Commission Workshop (7:00 pm) - CANCELLED
Wednesday, April 14th – Board of Supervisors Regular Meeting (5:30 pm)

Thursday, April 22nd – Planning Commission Regular Meeting (7:00 pm)

A motion to adjourn was made by Ray Henderson, seconded by Stacie Popp-Young.  All in favor.  The motion carried.  The meeting adjourned at 8:14 P.M.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning 
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