Honey Brook Township Planning Commission

Regular Meeting

April 28, 2011

The Honey Brook Township Planning Commission held its monthly meeting on April 28, 2011 at 7:00 P.M.  Commissioners present:  Ray Henderson, Stacie Popp-Young, Greg Frederick, Susan Lacy, 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 March 24, 2011 meeting minutes was made by Greg Frederick, seconded by Stacie Popp-Young.  All in favor.  The motion carried.

Subdivision/Land Development Applications







Tel Hai Retirement Community – Final Plan Phase 2
Alex Piehl of RGS Associates represented the applicant.  He gave a brief description of the Phase 2 project incorporating 55 cottage units, the western access road, and the loop road.  He stated that the majority of the area in the expansion will not be cleared during Phase 2 but during later phases, so the tree-clearing will be phased as well.  The existing open area which is currently leased for crop farming will be utilized as the timber harvest landing, or staging areas. The clearing will be completed prior to the construction of units.  The current plan as shown does not indicate these changes will be provided on revised plans.

Mr. Piehl went through the Township Engineer’s review comments as follows:

#1-2 – The Township has contracted with a Certified Forester to review the forestry plans and timber harvest/replacement schedule and will present his finding separately.

#3 – will be updated later

#4 – the applicants are still awaiting comments from the Honey Brook Fire Company.

#7 – there will be an O&M Agreement for maintenance following DEP review.

#8 – Street names are still in progress, in coordination with County GIS/Emergency Services.

#9-11 – The plans will be clarified to address these comments.

#12-15 – will continue follow-up with the Township Engineer and other parties.

#16 – The applicant was looking for Planning Commission input on the buffering around the sewage pump station.  Heath Eddy noted that you almost can’t see the station for all the landscaping, which is a good indicator.  The Planning Commission considered the buffering to be appropriate.

#17 – Mr. Piehl noted that the bioretention facility was near the existing daycare facility, and would be adjusted to comply. 

#22-28 – are all technical stormwater comments that will be follow-up items as per the Stormwater Report.

Mike Reinert stated that the comments under the General section in the letter are for the purpose of including those details on the plan for the site contractor, which would make it easier for the contractor as well as for TEI during the inspections process.  

Mike France inquired about the required landscaping buffer as per the Settlement Agreement.  Mr. Piehl stated that the buffer would be installed in the Fall of 2011, which is in compliance with the Agreement.  

No vote was taken as the applicants want to make additional revisions. 

Jonas Fisher Minor Subdivision
Jonas Fisher was available for questions.  He stated that the application is a 2-lot subdivision of the lands owned by Joann and Joseph Guiseppe to create a lot for a new house/barn as well as on-lot well/septic.  He stated that the plan as shown included a raingarden but he was having second thoughts, preferring to provide a 23,000 gallon cistern to be located under the barn for his stormwater requirements.  He also noted that the plan would be revised to get under the 1 acre disturbance limit that triggers the NPDES review.  
Mike Reinert stated that there is still a requirement for overflow infiltration via a trench per the DEP.  He was concerned with perking on the site except uphill, which is probably why Mr. Fisher’s engineer went with the raingarden as the solution.  Mike France stated that a cistern under a barn was a concern due to long-term structural integrity.  Mr. Fisher stated that the cistern would be built with poured concrete walls, thought Mr. France stated that those could be subject to cracking.  

Mr. Reinert went through the Township Engineer’s review letter, and indicated that the primary issues were with perking of water on the site, and the limitations presented for the development of the site and with Mr. Fisher’s wishes to limit disturbance.  Most of the comments were related to stormwater, and would require coordination with the applicant’s engineer.  Mr. Reinert stated that revising the plan to replace the raingarden would still require some means to deal with overflow.  Mr. Reinert also noted comment #16 which requests Planning Commission input on landscaping.  It was noted that the site is heavily wooded, with only the location of the house and barn as the open area.  The Planning Commission indicated that there appeared to be no reason to require additional landscaping.

No vote was taken as the applicant wants to address concerns about how to comply with stormwater requirements and the disturbance limits of the NPDES review.  The applicants are interested in getting the plans back for review at the May meeting.
Village Greene Final Plan Phase I
Mike Reinert indicated that the applicants wanted to delay review of this application until additional revisions could be made.  However, in the interest of keeping the Planning Commission informed, he wanted to address some of the comments in the Township Engineer’s review letter to provide some context and to get input from the Planning Commission for potential waiver requests that could be forwarded to the applicant’s engineer to include in further revisions.
Mr. Reinert indicated that the waiver considerations were for comments # 9, 11, 13, 14, and 18, as follows:

#9 – the temporary cul-de-sac would be removed with future phasing, and the applicant are requesting a 50-foot radius as per the original development approval.

#11 – the cul-de-sac is required to include a center island, which the applicants would like to avoid doing for the temporary cul-de-sac.  Mr. Reinert stated that the internal roads would be private roads and would thus not be subject to public maintenance, but this was a temporary situation in any case.

#13 – the full development includes a full trail, while the applicants are proposing a partial trail around the phase to be constructed.  The Planning Commission indicated that as long as the trail was functional (i.e. connected individual units with recreational facilities to be built with this phase) they had no objections.

#14 – there is no curbing in the temporary cul-de-sac which would require a waiver. This is similar to comments #9 and 11.

#18 – There was no buffer landscaping proposed anywhere other than near the phase.  Mr. Reinert asked for Planning Commission input.  There was general agreement that there should be a buffer included for the open area adjacent to Gregory Court, which is approximately 120 feet from the Horseshoe Pike right-of-way south along the property line.  
Mr. Reinert further indicated that there would be additional revisions to the Stormwater Report to reflect changes in the way stormwater is managed.

  











Zoning Hearing Board/Conditional Use Applications


Mr. Eddy stated that the Zoning Hearing Board heard the applicants for the Plewa and Jonas King variances on April 25, 2011, with both applications being approved.  The Plewa approval means there would be a subdivision application filed with the Planning Commission sometime in the near future.  Mr. Eddy also stated that the Jerome Gerald variance application was withdrawn because the applicant couldn’t get alternate access for a second dwelling unit on the property.



Pending Ordinances

Ordinance #158-2011 – Electronic Reader Board Signs
Heath Eddy indicated that this Ordinance was requested by the Board of Supervisors, in response to a request by Zook’s Molasses.  Mr. Eddy stated that this amendment represents the smallest change necessary to meet the needs of the request.  Mr. France indicated that from his perspective this type of sign isn’t consistent with the Township’s overall atmosphere, but that at minimum this type of sign should not be used for political or other noncommercial messages, and that he hoped for no flashing.  Mr. Eddy stated that the standards included did not allow for flashing and that the message would not “scroll” but would be held in place for 30 seconds.    
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

Brandywine-Struble Greenway Initiative – Workshop and Public Forum 
Saturday, April 30, 2011, 9am-12pm (Workshop) 1-2pm (Public Forum)
Heath Eddy indicated that Mike France and Lew Wertley were going to attend this workshop, but invited any other Planning Commission members to attend if they so chose.



Correspondence of Interest

No correspondence of interest at this time.

Future Meetings
Wednesday, May 18th – Board of Supervisors Meeting (5:30 pm)


Tuesday, May 24th – Land Preservation Committee (6:30 pm) NOTE: this meeting was subsequently moved to May 18th at 6:30 pm, following the Board of Supervisors regular meeting.

Thursday, May 26th – Planning Commission Regular Meeting (7:00 pm)

Motion by Mike France, seconded by Ray Henderson, to adjourn.  All in favor. The motion carried.  The meeting adjourned at 8:33 pm.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  
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