Honey Brook Township Planning Commission

Regular Meeting

August 25, 2011
The Honey Brook Township Planning Commission held its monthly meeting on August 25, 2011 at 7:00 P.M.  Commissioners present:  Gary Walkowski, Greg Frederick, Leslie Siebert, Ray Henderson, Susan Lacy, Stacie Popp-Young 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 July 28, 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 updated the status of the site design.  The driveway was moved because the U.S. Army Corps of Engineers would have required more complex permitting, including mitigation, to run the driveway through a designated wetland, so the driveway was rerouted through the wetland margin and out of the wetland itself.  The previous stormwater design was changed to include a basin, given the site’s difficult soils for infiltration.  Comments on the stormwater design are minor in nature, and may increase site infiltration as much as can be.  Jeff Burrell changed the basin outlet pipe to utilize HDPE pipe over the standard concrete pipe with rubber gaskets.  This modification has been utilized for other land developments and Mr. Reinert stated that it was supportable in this case.  

In terms of landscaping recommendations, Jacob King stated that he and his father would be seeking approval of a second driveway to the Pleasant View Welding site and request that the trees proposed to be located along the former property line (but not planted) be moved to a strip along the second driveway, which would access Reservoir Road.  Mr. King stated that he would like to continue to farm the area between the industrial site and the homestead for hay or other crops.  Mike France stated that this was a supportable change, as did Stacie Popp-Young.  Mr. France also suggested that there should be some type of buffer landscaping around the house or on the property to buffer against industrial uses to the east across Reservoir Road, perhaps as street trees along the road frontage.  Mr. King stated that he thought that was acceptable.  The frontage would be approximately the width of the new development site, or about 4 street trees in total.  That would satisfy the landscaping requirements from the perspective of the Planning Commission.

Motion by Stacie Popp-Young, seconded by Ray Henderson, to recommend approval of a modification to Section 22-627.7.C to substitute HDPE pipe for RCP concrete pipe, per the recommendation of the Township Engineer.  All in favor.  The motion carried.
Motion by Ray Henderson, seconded by Stacie Popp-Young, to recommend conditional final approval of the Minor Land Development Plan for Jacob and Anna King, subject to compliance with the outstanding items in the Township Engineer’s review letter dated 8/19/2011, and with the recommendations to move the existing landscaping buffer to a strip along the proposed second driveway and the addition of the 4 street trees.  All in favor.  The motion carried.

This plan will be reviewed by the Board of Supervisors at their September 14, 2011 meeting.

Heatherwood Retirement Community – Request Waiver of Land Development

The request was represented by Robert Gabriel (architect for the project).  Also present on behalf of Heatherwood were Rich Shoemaker and Susan Capaccio.  The proposal is for a 36’ x 27’ maintenance building addition to the existing common building.  Mike France stated that this looks like a minor addition to the site.  Mike Reinert indicated that this would be a minor change to the site but the request would require a waiver of land development.  Heath Eddy stated that this situation allowed for the Planning Commission to see the request since most of these requests went directly to the Board of Supervisors, though in this case the proposal was significant enough to warrant a review by the Planning Commission.  

Motion by Stacie Popp-Young, seconded by Ray Henderson, to recommend approval of a waiver of land development for this proposal as presented.  All in favor.  The motion carried.  

This request will be reviewed by the Board of Supervisors at their September 14, 2011 meeting.

Burkholder Manufacturing Sketch Plan

Allen Zimmerman of Commonwealth Engineers represented the application.  The proposal is for a 3,200 square foot retail and repair facility to be located at the east end of the Township across from Chestnut Tree Road.  The proposal would incorporate underground stormwater detention, with potable sewer handled using an existing sand mound, at least until public sewer lines were extended this far (currently more than 500 feet west of the site).  
Heath Eddy noted that there is a proposed industrial development in West Nantmeal Township that would result in the modification of the Chestnut Tree Road intersection with Horseshoe Pike across from the proposed entrance to this site.  Mike France inquired about a traffic signal.  Mike Reinert stated that there would eventually be one, tied to the phasing of development in West Nantmeal. Mr. Zimmerman stated that it would likely be the 2nd or 3rd new building constructed.  Gary Walkowski asked about the existing conditions in the area with traffic and accident problems.  Mr. France stated that his primary concern was that there be turning lanes to get into the site, or at least extra space, noting that the Birdell Road intersection has many accidents from this problem of traffic passing turning vehicles.  Mr. Zimmerman stated that the realigned intersection will include a turning lane and deceleration lanes, though the traffic signal will also aid this.  

Stacie Popp-Young asked about the number of trees to be removed from the site.  Mr. Eddy noted that most of the trees that would be removed are a scrub quality of tree, and the bulk of the buffering area trees would be retained.  

Mr. France stated that this sketch review was also about whether this plan should be reviewed as a major land development or a minor land development.  He stated that he could go either way.  Mr. Reinert stated that he and Mr. Eddy had met with the engineers for the project to review the issues and that this project could be considered a minor land development; it removes a step in the review process but is still subject to the same standards, and the Planning Commission has the recommendation on landscaping.  The Planning Commission determined that a minor land development review was appropriate in this case.  

Mr. France asked about turnarounds on the site given the types of trailers involved.  Mr. Reinert stated that this will be an issue they will review with the plan submission, as well as the coordination of parking on the site.  Greg Frederick also noted that the landscaping along the road frontage should not be intrusive to sight distance along Horseshoe Pike given the traffic situation.  

Sweetwater Business Properties (Diner) – Request Modification of Approved Landscaping Plan

No one was available to represent the request.  Heath Eddy stated that the request to the Planning Commission was to modify the approved landscaping plan to substitute the “as-built” drawing the Planning Commission received for the actual approval, which was shown on the overhead screen.  Mike France stated that he visited the site to look at the landscaping as planted and that he felt there needed to be more planted in front, and that he was not inclined to change anything.  Greg Frederick and Susan Lacy also stated that they felt the plan as approved should be installed.  Gary Walkowski stated that in defense of the owner the driveway to the site is difficult to see.  Heath Eddy stated that part of the problem is that there is no directional signage at the driveway indicating that this shared driveway was the entrance, so most customers drive past the site looking at the building rather than the driveway.  

This request will be reviewed by the Board of Supervisors at their September 14, 2011 meeting.

Zoning Hearing Board/Conditional Use Applications

None.
Pending Ordinances

Ordinance #161 Large Animal Composting
Heath Eddy reviewed the letter from John Good dated August 22, 2011 identifying the key issues to trying to regulate this type of use.  Essentially, Mr. Good states that the Township could create standards that are not more aggressive than what is currently done by the State but that there is no enforcement capacity, though we could have the ability to inspect the site at reasonable hours with regulations adopted at the local level.
The Planning Commission indicated that the regulatory aspect would be beneficial if it improved enforcement of this type of activity.  
Other Business

Agricultural Security Area 7-Year Review

Heath Eddy stated that the 7-year review should have been done in 2009, and that it was too late in the year to do it this year.  We could put this on the work program for 2012 but that Kim Gordon at the County Open Space Preservation Department indicated that there is no legal enforcement and the Township could wait to do the review until 2016.  Mr. Eddy did note, however, that the only time to remove properties from the ASA was during the formal 7-Year Review, and that there are a few properties (including 2 Tel Hai properties that are in their expansion area) that should be removed.  The Planning Commission agreed that the review should be considered for 2012.
Implementation Projects for Remainder 2011 and Year 2012
Heath Eddy reviewed the August 16, 2011 memo concerning items for the work program through 2012.  Of note:

· The Board should consider funding for an Act 209 Traffic Impact Study, provided it leads to improvements such as traffic signals.
· A TMDL implementation program will be created with coordination from the CCCD and BVA.

· The Brandywine-Struble Greenway Plan will be in review by the Planning Commission next year. 

· Alternative energy standards – the Township is participating in a U.S. Department of Energy “Rooftop Solar Initiative” grant application through the DVRPC.  If awarded, the Township will have funding for a consultant to review and merge permit and use requirements for rooftop solar installations for residential and small commercial uses.

· Act 167 Countywide Stormwater Management Plan and Ordinance – the WRA has begun Phase II of this project, which will involve finalizing changes to the model stormwater regulations that the Township will then need to review and adopt, perhaps before the end of next year.
The Planning Commission added the following to the list:

· Attempt to start a Farmers Market in the Township – either at the Township building or another site.  This will require coordination with local farmers but there should be interest.

· Rails/trails? 

· Coordination with the Land Preservation Commission – Gary Walkowski noted that the Planning Commission should at least be aware of what they are doing in terms of planning.  Heath Eddy stated that he would try to get a copy of the plan documents to the Planning Commission for review.

DAR Revisited

Lew Wertley arrived at the end of the meeting and stated that his discussions with John Good led him to believe the Township can adopt regulations and conduct inspections on the site.  Heath Eddy noted that the regulations could not be enforced retroactively to an already existing operation.  Mr. Wertley indicated that perhaps Mr. Good could draft the appropriate standards to comply with the State requirements.  
Correspondence of Interest

Brandywine-Struble Greenway Initiative Partners Meeting on September 29th from 9 am-4:30 pm.  Heath Eddy will make a presentation on the land preservation program in the Township.
Future Meetings
Thursday, September 8th – Planning Commission Work Session (7:00 pm) – as necessary
Wednesday, September 14th – Board of Supervisors Meeting (5:30 pm) 
Tuesday, September 20th – Land Preservation Committee (6:30 pm)
Thursday, September 22nd – Planning Commission Regular Meeting (7:00 pm)

A motion to adjourn the meeting was made by Gary Walkowski, seconded by Stacie Popp-Young.  All in favor. The motion carried.  The meeting adjourned at 8:55 pm.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  
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