Honey Brook Township Planning Commission

Regular Meeting

August 26, 2010
DRAFT
The Honey Brook Township Planning Commission held its monthly meeting on August 26, 2010 at 7:00 P.M.  Commissioners present:  Gary Walkowski, 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.  

Minutes

A motion to approve the July 29, 2010 meeting minutes was made by Greg Frederick, seconded by Gary Walkowski.  All in favor.  The motion carried.

Subdivision/Land Development Applications
Curtis & Joyce Reeves/Howard Brown Lot Line Adjustment
There was no one in attendance to represent the application.  Jennifer McConnell noted that there were no significant issues left since the amendment to the wetland margins was approved.  The applicant’s engineer stated that the monument would be set prior to recording of the plan so there was no financial security required.  The only other issue was whether the Planning Commission would want additional riparian plantings to be installed.  Mike France stated that from his numerous trips past the property, the area appeared to be well-maintained in grass and that there was no erosion problem, so he did not think additional plantings would be necessary.  No other members commented on the issue.
A motion to recommend conditional final approval per compliance with the outstanding comments in the Township Engineer’s 8/13/2010 review letter was made by Greg Frederick, seconded by Gary Walkowski.  All in favor.  The motion carried.

This application will be forwarded to the Board of Supervisors for final consideration at their September 8, 2010 regular meeting.
Aqua PA Water Facility Minor Land Development 
Alyson Zarro of Riley Riper Colagreco represented the applicant, along with Rebecca Serpe and Thomas Kiley, project engineers.  The applicant appeared before the Planning Commission last month related to a special exception application that will be heard by the Zoning Hearing Board on August 31st.  This application is a minor land development plan to replace the existing storage tank with a new, slightly larger one to increase storage.  The applicants are upgrading landscaping in the buffer areas with sightlines to the new tank location.
Jen McConnell noted that the Township Engineer’s review letter contains mostly minor comments.  The Planning Commission should determine the level of landscaping necessary for this plan.  Mike France asked what would be normally required.  Heath Eddy stated that he reviewed the landscaping plan and noted the amount of landscaping in each bufferyard and stated that he believed the plan represented an upgrade to the site aesthetically.  Mike France asked when the landscaping would be planted.  Rebecca Serpe stated that Aqua PA planned to construct the new tank in Spring 2011 and that landscaping would likely be planted next fall.  Jen McConnell noted that this consistent with most land developments.  
Jen McConnell noted there were waivers requested for the stormwater requirements, and noted that the small increase in stormwater from an additional 82 square feet would likely not result in much additional impact from this site.  Heath Eddy also noted that the waiver request included Sections 22-627.7 and 627.8, but approving the waivers for Section 22-627.4 would eliminate the need to waive these two subsections.

A motion to recommend approval of waivers to Sections 22-627.4.A, 627.4.B, and 627.4.C was made by Ray Henderson, seconded by Susan Lacy.  All in favor.  The motion carried.

A motion to recommend conditional approval per compliance with the outstanding comments in the Township Engineer’s 8/18/2010 review letter, and conditioned on special exception approval by the Zoning Hearing Board, was made by Gary Walkowski, seconded by Ray Henderson.  All in favor.  The motion carried.

The application will be forwarded to the Board of Supervisors for final consideration at their October 13, 2010 regular meeting.

Tel Hai Retirement Community Phases 2-5 Preliminary Plan
Jennifer McConnell reviewed the major items in the Township Engineer’s August 26, 2010 review letter:  a timber harvesting plan would need to be prepared and submitted to the Township; sewer planning is proposed to be done with each phase; the waivers requested thus far primarily address access drive layouts and problems with Township standards, which the Planning Commission knew about previously; and landscaping, which is covered in Comments #40-44, is a major issue for discussion, particularly with respect to replacements and the woodlands.  Ms. McConnell also noted that the stormwater review will be issued under separate cover.
Alex Piehl of RGS represented the applicant.  Also involved were Mark Hackenburg of RGS and Joe Swartz of Tel Hai.  Mr. Piehl noted that they were clarifying their calculations for the removal of woodlands on the property.  In regards to sewer planning, Tom Whitehill met with DEP and reviewed various on-site disposal locations, with the current thinking that on-site treatment and disposal were an option that was still in progress.  The proposed Phase 2 would be able to utilize the current plant capacity and a module will be submitted to the Township verifying that to be the case.  The module would then be submitted to DEP for review.  In terms of future phases, on-site effluent disposal concepts that are being considered include subsurface disposal and possibly irrigation within the woodland areas.  DEP was present for soil testing in those potential locations.  In terms of sewage treatment, the options include expanding the existing plant or constructing a second plant on the western portion of the site with disposal utilizing the unnamed tributary in the woodland area or irrigation in the woods.  With regard to proposed waivers, Tel Hai is requesting those to address access drive alignments and grades, some relief for geometrics in the small cottage courts turnaround areas, relief from the overall size of parking lots for the apartments phase, and potential consideration of the proposed recreational facilities by the Planning Commission.  With regard to the woodland area, Lloyd Casey submitted a stewardship plan for review by the Township, which would involve reestablishing and rehabilitating the woodlands that will remain and additional plantings of a variety of materials in order to restore healthy wooded areas.  
Stacie Popp-Young stated that she had reviewed the stewardship plan and had a few comments:  


(1) How is “even age management” defined? 


(2) With regard to timbering, the plan notes that maintained woodland would potentially be timbered but when would that be determined? 


(3) What is a “defective” tree? 


(4) Proposed deer fencing is listed as 4 feet high, but that is too short. 


(5) With regard to the riparian areas, what exactly is operation/maintenance – does that involve “no touch” areas or will it include removal of invasives?


(6) How will invasives be controlled?  We need details on this management plan. 


(7) How will the small areas of woodland (around 1 acre or less) be managed?  Will they be cleared of brush and mowed?
Joe Swartz suggested that Tel Hai could have Mr. Casey attend a future meeting and speak to these issues.  Ms. Popp-Young agreed to this.  Mr. Piehl stated that with respect to the smaller areas of woodlands, the objective was to removed problem species or “defects” and replace/rehabilitate using a program similar to that defined in the stewardship plan for the larger woodlands.

Mike France asked about when riparian plantings approved with Phase 1 would be planted.  Mr. Piehl believed that would occur this fall.  Mr. France also asked about the inspections conducted in Phase 1 thus far.  Ms. McConnell stated that several had been completed, including for the stormwater basins, the storm sewer, the walking path, the base course for Evergreen Drive extension, etc.  

Dick Reeder asked when the western access road would be constructed.  Mr. Piehl stated that it would be built with Phase 2, and directed the Planning Commission to an exhibit showing in color which areas would be constructed with Phases 3, 4, and 5.  Heath Eddy inquired as to future road construction phases beyond Phase 2, specifically the interior access loop drive.  Mr. Piehl stated that this drive would be constructed with each phase, with about 2/3s of it Phase 2 and the rest in subsequent phases.  Ms. McConnell noted that in discussions with Mr. Eddy it was mentioned that not finishing construction of the loop drive would lead to potential emergency access problems at the end of the area proposed in Phase 2, and that the Township would probably request that at the very least, a gravel bed on the future drive area be used to connected with the constructed portion of the loop drive to allow emergency access from that end, rather than having to go the “long” way.  
Ms. Popp-Young asked about what is considered a “hybrid” apartment.  Mr. Piehl stated that this was a multi-floor apartment with a smaller footprint and parking underneath.  The plan proposes 3 such buildings with 6 units each.  They are similar to a garden apartment.

Mr. France inquired as to when the HUD-subsidized apartments would be built.  Mr. Swartz stated that they would be built in Phase 5, though if grant funding came available they could be moved up.  

No decision was made at the meeting on this plan.  The applicants will review and revise plans per the Township Engineer’s August 26, 2010 review letter, which includes 51 comments.

Zoning Hearing Board/Conditional Use Applications

None
Pending Ordinances

None
Other Business

Township Act 537 Plan 
Mike Reinert reviewed his review letter of the proposed Sewage Facilities Plan for the Township, which was submitted on August 6, 2010.  Mr. Reinert briefly discussed the objectives of the plan were primarily to revise the sewage service areas, plan for future sewage needs, provide for service in areas of on-lot treatment failures, and that this plan is an update to the 1995 Township Act 537 Plan, rather than a new planning effort.  
Mr. Reinert noted that the review comments were listed separately in the letter.  Proposed service extension to West Nantmeal Township needs to be clarified in the written narrative because it isn’t clear what benefit there is to allowing the service extension there.  There is a “gap” in service area between the Borough area and Knob Hill Farms which is consistent with zoning but about which DEP may raise a concern.  The Township facilities are both currently receiving public sewer service and should be included in the sewer service area.  The plan includes a proposed onlot management ordinance and program requirement, but the program hasn’t been fully fleshed out, including staffing and cost, funding, or what type of requirement would be adopted.  The plan includes a preliminary cost estimated for the expansion of the existing treatment plant that is quite high and that the costs should be itemized so that the Township can see how the alternatives would compare.  The estimated costs also do not consider additional conveyance facilities, upgrades of existing infrastructure, reuse of treated wastewater and the required storage facilities, all of which would greatly affect the total cost of the project.  In addition the plan doesn’t appear to consider land application as an alternative, nor is there adequate discussion of locations for disposal of treated effluent.  Finally, the plan does not consider an optional mechanical upgrade of the existing plant to increase treatment capacity while meeting the new effluent discharge standards imposed by EPA/DEP.  There were also a couple of minor corrections to the plan.
Mr. France stated that he had concerns with extending sewer service to the landfill, and thought there should be a second treatment plant west of the Borough to provide relief to the existing plant.  Mr. France noted that society generally uses too much water.  Mr. Reinert noted that there are water conservation devices available and could be recommended but there is no requirement at present.  Ms. Popp-Young noted that there are DEP grants for education to promote use of water conservation systems.

Mr. Eddy noted that HRG requested response from the Planning Commission by August 27th.  He stated that his preference was to put a cover letter from the Planning Commission on to the letter submitted by Mr. Reinert, and send that to HRG.  The Planning Commission agreed with that approach, and Mr. France would stop by the Township office to sign the cover letter.

Revisit Tel Hai Plan Proposal Phases 2-5 – Re Traffic Impact Study    

Mr. France inquired about the Traffic Impact Study submitted for the new plan.  Ms. McConnell noted that the plan was submitted by TPD on behalf of Tel Hai and it noted that the proposed plan would not diminish service to an unacceptable level at any of the intersections studied, though she noted that under the SLDO the intersection of Horseshoe Pike (Route 322) at Birdell Road was not studied.  TEI asked their traffic consultant, Rettew, whether the Township could compel the applicant to study this intersection.  Rettew indicated that based on the Ordinance and lack of PennDOT involvement in the project (Beaver Dam is a Township Rd), it would be difficult to require.  
Mr. France noted that the current intersection service is terrible at 322/Birdell Road.  Mr. Reinert indicated that the Township could request the applicant study this intersection to determine its present level of service and the impacts associated with the development.  Ms. McConnell noted that PennDOT has warrants that are required to be met in order to install a signal at 322 and Birdell Road and the Township cannot simply require this.  Any intersection modifications would require PennDOT’s approval.  Mr. France wondered whether Tel Hai would be civic-minded enough to consider contributions to intersection improvements.  
Correspondence of Interest

No correspondence of interest at this time.

Future Meetings
Wednesday, September 8th – Board of Supervisors Regular Meeting (5:30 pm) 
Thursday, September 9th – Planning Commission Workshop (7:00 pm) – cancelled 
Tuesday, September 21st – Land Preservation Committee (6:30 pm)

Thursday, September 23rd – 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 9:06 P.M.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  
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