Honey Brook Township Planning Commission

Regular Meeting

July 28, 2011

The Honey Brook Township Planning Commission held its monthly meeting on July 28, 2011 at 7:00 P.M.  Commissioners present:  Greg Frederick, Leslie Siebert, Ray Henderson, 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 June 23, 2011 meeting minutes was made by Greg Frederick, seconded by Ray Henderson.  All in favor.  The motion carried.

Subdivision/Land Development Applications
Jacob S. & Anna K. King – Minor Land Development
Jacob King represented the application.  Mike Reinert stated that this was a minor land development to construct a new residence and barn on the northern end of the lot currently containing Pleasant View Welding.  The last application for the site was an expansion of the office building on the site, and there was also a minor subdivision/land annexation involving lands from McConnell Park to the west of the subject property.  The area of the lot in question is restricted due to a riparian corridor on the west end and wetlands along the middle of the site, so that the location of the house and barn are essentially the only place available for such use.  
Mr. Reinert noted that several of the comments in the July 27, 2011 review letter are moot since a follow-up discussion with Mr. Burrell, the applicant’s engineer, indicated that the stormwater design would be revised to incorporate a detention basin to be located south of the paved area proposed for the site with a discharge to the southeast.  This would apply to comments #22-28 of the review letter.  In regard to comment #5 (wetlands delineation) Mr. McCrea was enlisted to conduct a delineation and would get the report to the Township, though there is a wetland crossing that would require DEP approval.  In regard to comment #7, the driveway would be designed to intersect Reservoir Road at a tighter angle than is normally permitted, but this would be a waiver condition.  The intersection would also require a culvert.  There are additional technical issues to resolve including grading of the driveway, the stop distance issue, and landscaping.  The Planning Commission should provide comment on the landscaping issue.
Jacob King noted that the previous land development approval for the welding shop expansion included landscaping along the then-northern lot line that was never installed.  He suggested that those could be planted with a few additional trees.  Mike France stated that the trees from the older land development approval should be installed, but aside from this there should be appropriate screening against industrial uses.  Mr. Reinert noted that there is already an existing natural buffer area along the northern and western property lines, so the main issue is against the other lot lines.  Greg Frederick stated that there needed to be a buffer for a residential use in this context.  Heath Eddy suggested that the main issue should be appropriate buffering along the eastern lot line adjacent Reservoir Road to screen the trucking uses across the street, and perhaps a few additional landscaping elements along the southern area adjacent the former property line to effectively screen against the welding shop.

This plan will be revised and come back to the Planning Commission for additional review.  






















Zoning Hearing Board/Conditional Use Applications


None.



Pending Ordinances


Proposed Change to Section 27-903.2.F(1) (Impervious Coverage Limit in the C-Commercial District) and Section 27-1708 (Access and Traffic Control)
Heath Eddy stated that there is increasing interest in some commercial development in the C-Commercial District but the existing maximum impervious coverage limit of 40% was causing problems. In addition to the Family Dollar site plan reviewed in June Mr. Eddy and Mr. Reinert reviewed a potential design for Burkholder Manufacturing to have a retail outlet on the east end of the Township, but the main issue of the impervious coverage limit is causing problems with that site as well.  Staff proposes the idea of changing the limit to 50%, retaining the TDR option to raise it to 60%, which would be consistent with the I-Industrial District limits.  Mike France noted that this is the way it should be and wondered how it got reduced to 40% at all.
Mr. Eddy also noted an issue that concerns the Jacob King development plan which is the driveway access.  As currently written, Section 27-1708 would prevent the proposed access without approval of a variance.  This design standard was left in because staff previously believed it should be left in the Zoning Ordinance, but it turns out the standard for single family dwellings on lots of record is addressed through Section 21-104, which is in the Township Code Chapter on Streets and Sidewalks.  Therefore, staff is proposing the removal of the design standards in Section 1708 and cross-referencing Section 21-104 and Section 22-615.  
The Planning Commission informally approved both amendments.  They will go to the Board of Supervisors to start the Act 247 Review process in August.
Other Business

Review of Comprehensive Plan Implementation to date

Heath Eddy reviewed the status of each of the categories of implementation by timeframe, noting that the Plan front-loaded several of the implementation recommendations in the early periods (within 3 years of adoption) and noting the progress made.  

Of note:

· Areas north of the Borough should retain existing zoning rather than switch to MR-Mixed Residential.  Mike France stated that he believes some of the Rocklyn Station area should also be downzoned to accommodate the expansion at Tel Hai.
· Mike Reinert noted that the only effective way to protect historic buildings is through a HARB, which can strictly regulate the types of materials used as well as how buildings are added to.  Mr. Eddy suggested that the Township should explore the issue with local developers that cater more to historic preservation, including Wes Darby.

· Mr. Eddy noted comments from the former Township Manager about natural-based nonstructural stormwater management and suggested that a Low Impact Development type approach could work but requires more research.

· Mr. Eddy noted that the Township had originally adopted a 100-foot streamside buffer in its 1966 Zoning Ordinance.

· The Planning Commission indicated that reducing impervious coverage was not going to happen, as they were already low enough.

· Mr. Reinert would be tasked with (eventually) reviewing the recommendations for road design and other transportation issues.

· In re a new Fire Company site, noting the former Township Manager’s comments, it was suggested additional coordination with Bill Ford regarding EMS would be necessary.

Additional coordination with the Planning Commission on the appropriate prioritization of tasks would occur in follow-up meetings.
Mr. France also questioned the expansion of the Landfill, and thought it was understood no further expansion would occur.  Mr. Eddy noted that there has been no expansion in the Township, though additional expansion is occurring in Caernarvon-Lancaster.  


Correspondence of Interest

No correspondence of interest at this time.

Future Meetings
Wednesday, August 10th – Board of Supervisors Meeting (5:30 pm) and Land Preservation Committee (6:30 pm)


Thursday, August 25th – Planning Commission Regular Meeting (7:00 pm)

A motion to adjourn the meeting was made by Ray Henderson, seconded by Greg Frederick.  All in favor. The motion carried.  The meeting adjourned at 9:17 pm.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  
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