Honey Brook Township Planning Commission

Regular Meeting

June 23, 2011

The Honey Brook Township Planning Commission held its monthly meeting on June 23, 2011 at 7:00 P.M.  Commissioners present:  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 May 26, 2011 meeting minutes was made by Stacie Popp-Young, seconded by  Greg Frederick.  All in favor.  The motion carried.

Subdivision/Land Development Applications
Village Green Final Plan Phase 1
Sam Nemroff of Penn Wynne Homes represented the application.  Mike Reinert noted from the Township Engineer’s letter dated 6/21/2011 that there were numerous minor clean up comments but nothing substantive.  All zoning issues are satisfied, while the SLDO issues are minor technical issues including coordination of review from outside agencies and the development of operations and maintenance requirements for common areas.  
There are three waivers requested regarding the temporary cul-de-sac turnaround, dealing with the minimum radius (Section 22-606.2), the requirement of a center island (Section 22-606.8) and curbing (Section 619.1).  Mike France asked if this would be another Knob Hill situation, and Mr. Reinert stated that normally he wouldn’t recommend supporting waivers of this type but the different is that these aren’t streets established with their own rights-of-way, and so the situation is actually more like Tel Hai with its system of shared drives.  As for the curbing in the cul-de-sac, Mr. Reinert stated that the stormwater flow from the street would flow off the end of the cul-de-sac and down toward the primary stormwater basin located on the south end of the property.  

Susan Lacy noted that some of the trees listed on the plan should be looked at and to consider alternate species that are more native and durable relative to insect infestations.  Mr. Nemroff stated that they would look at possible replacements with his consultants’ landscape architect.

Mike France asked what would happen if there is no further development of the site, regarding the curbing in the cul-de-sac.  Mr. Reinert stated that the proposed system would still be better than having to install a pipe through the area to get to the basin.
Motion by Greg Frederick, seconded by Susan Lacy, to recommend approval of waivers to Sections 22-606.2, 22-606.8, and 22-619.1, based on the findings in the Township Engineer’s review letter dated 6/21/2011.  All in favor.  The motion carried.
Motion by Susan Lacey, seconded by Stacie Popp-Young, to recommend conditional approval of the final plan phase 1 with attention to considering alternative tree species as noted, and with the condition that all outstanding issues in the 6/21/2011 Township Engineer’s review letter were addressed.  All in favor.  The motion carried.
This plan will be reviewed by the Board of Supervisors at their July 13, 2011 meeting.







BDB Properties (Family Dollar) Sketch Plan
Vic Kelly of Commonwealth Engineers represented the application, with Barry Buckley of BDB Properties, Tony Curcio of Brentwood Management, and the property owner, Vernon MacIntyre in attendance. The proposal was for a Family Dollar store on the property currently containing a single family residence rental.  The property also contains the stormwater basin for the Scarlett Oaks Subdivision, which accesses from Park Road (the property is part of that subdivision plan).  Mr. Kelly noted that the applicants are proposing an 8,400 square foot store building with parking bays in front of the building, and avoiding the constructed wetland located in the northeast corner of the property.  Per the DEP and CCCD, there are no issues with the proposed design around that wetland area.  

Mr. Kelly noted a couple of issues raised from current zoning regulations:

Parking – per the ordinance a minimum of 6 spaces per 1000 square feet GLA plus 1 space per employee is required.  There is a provision in the ordinance that allows for a reduction if the applicant can submit technical information establishing that lower parking levels are justified.  In this case, Family Dollar can justify a minimum number of 25-30 spaces, though the plan shows 45 spaces.  

Impervious Coverage – the current C-Commercial District limits impervious coverage on a lot to 40% by-right, with the possibility of up to 60% impervious with the purchase of TDRs.  Mr. Kelly noted that this is a very low level of impervious coverage, and that the TDR equivalent level for commercial impervious surface area is significantly lower than the similar conversion for residential impervious coverage.  The design as proposed would have an impervious coverage of just under 50%.
Mike France inquired about the truck turnaround as shown, suggesting that it did not appear to be a feasible design.  Mr. Kelly stated that the template utilizes the single unit tractor trailer and that the design met that requirement, using the turnaround area as the pull in.  Mr. France inquired about the parking proposed.  Mr. Kelly stated that the Family Dollar was comfortable with 30-35 spaces, though more are shown, but this minimum rate is equal to about 5 spaces per 1000 GLA.  
Mr. France stated that based on their requirements the site seemed to have too much development.  
Stacie Popp-Young stated that the TDR conversions were what they were and stated that she didn’t see any reason to change them, noting that residential impervious coverage is a matter of individual property owners rather than actually building it as a commercial use does.  

Susan Lacy asked if the demand for parking would require as much as is shown on the plan.  Mr. Buckley stated that Family Dollar has a need for a minimum of 25 spaces, though the total shown could be reconsidered.  Mr. Kelly noted that he suggested in discussions with Mr. Reinert and Mr. Eddy that some of the parking could be pervious though Mr. Reinert had expressed reservations with that as a means to reduce impervious coverage limits.  

Mr. France asked about stormwater design and how it would be handled.  Mr. Reinert stated that the previous discussions did not get into the specifics of the design, that there were issues with the soils in the area that limit infiltration, and that long-term maintenance concerns caused his caution about pervious parking, noting that some businesses with pervious parking subsequently sealed the surface thus negating the pervious utility.  He suggested that the parking could be addressed through additional information submitted by Family Dollar, or perhaps the use of a reserve area.  Mr. France noted that there were stormwater issues in the area particularly north of Horseshoe Pike and wanted to ensure that stormwater generated on this site would not impact downstream property owners.
Mr. France and Ms. Popp-Young agreed that the Planning Commission would support use of TDR but did not support changing the conversion rates.  

  













Zoning Hearing Board/Conditional Use Applications


None.



Pending Ordinances


Part 14 Sign Regulations – complete rewrite

Heath Eddy stated that this was the follow-up to Ordinance #158, which was intended to add standards for electronic reader boards.  The Board tabled that ordinance, and the expectation from that meeting was that the Planning Commission would redo the entire section to account for conflicts and other interpretation problems.  There is also pressure from a specific applicant to apply for and gain approval for an electronic sign and therefore the need for this rewrite.  Mr. Eddy apologized for the late arrival of the draft as he’d worked the previous 2 days nonstop to develop this amended section.  

The Planning Commission reviewed the draft, which reorganizes the existing ordinance and keeps many of the sections in that ordinance, but in 5 subsections now, based around general provisions applicable to all signs, including removal of signs, exempt and prohibited signs, and other design requirements; a new section for temporary signs; and reorganized sections for signs permitted in residential and agricultural districts and for commercial and industrial areas.  The exempt and prohibited sign subsections were reorganized around categories so that they were easier to read. The temporary signs subsection was largely pulled out the existing set of signs for the zoning districts, but get lost in the allowances for those districts, and provides for more uniformity.  The subsection for commercial signs allows for businesses to have both a freestanding sign and for a wall sign (current code allows only one).  The Planning Commission reviewed the draft, made a few minor edits and forwarded the draft to the Board.

Mike France stated that he maintained his belief that electronic signs should not be allowed in Honey Brook Township, which is a largely rural community.  Mr. Eddy asked if this was the opinion of the Planning Commission, and all were in agreement, so he asked if they wanted that opposition on the record.  They stated unanimous consent that the Board receives the draft revised Part 14 with their opposition to the proposed section on electronic changeable face signs.
Other Business

None.


Correspondence of Interest

No correspondence of interest at this time.

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

Tuesday, July 19th – Land Preservation Committee (6:30 pm)



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

The meeting adjourned at 9:07 pm.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  
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