Honey Brook Township Planning Commission

Regular Meeting

September 22, 2011
The Honey Brook Township Planning Commission held its monthly meeting on September 22, 2011 at 7:00 P.M.  Commissioners present:  Gary Walkowski, Greg Frederick, Leslie Siebert, 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 August 25, 2011 meeting minutes was made by Gary Walkowski, seconded by Susan Lacy.  All in favor.  The motion carried.

Subdivision/Land Development Applications
Burkholder Manufacturing Minor Land Development 
Vic Kelly of Commonwealth Engineers represented the application.  Also present were Mike Burkholder (owner) and Richard Hoover (building contractor).  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.  Mr. Kelly stated that there were several waiver requests.  Mike France asked Mike Reinert to go over the Township Engineer’s review letter dated 9/20/2011.  
Mr. Reinert stated that the Planning Commission should provide input on #3 concerning the sidewalk/pathway connection required along Horseshoe Pike.  Per #4, the applicant would move a parking space behind the building to comply with the parking front setback.  Per #7 & 8, the loading area is to be located in the front and along the side of the building, in an area that serves multiple functions, and the applicant would add a dumpster location to the plan.  Mr. France asked Mr. Burkholder about the location as a new facility from the current location. Mr. Burkholder stated that the new building was actually smaller than their current location and there would be less parking.  Mr. France asked about how the trailers would be hauled onto and off the site, noting the location, and the potential need for deceleration lanes to get into the site from Horseshoe Pike.  Mr. Kelly stated that there would be a new intersection design constructed per another application in West Nantmeal Township that would address some of these issues, and provide some added width at the intersection, which would incorporate the proposed entrance to this site, subject to PennDOT approval.  Mr. France stated that coordination with the West Nantmeal development would be the preferred option.

Mr. Reinert stated that the waivers as requested were generally minor.  Per comment #4, the scale of the plan is higher than normal due to the size of the site so a waiver is supported.  Per #5, the proposed entrance is too close to the existing Chestnut Tree Road intersection but this will be temporary so a waiver is supported.  Per #7, the parking area will be paved but most of the site will be in some sort of gravel condition, and the Planning Commission should provide input on this.  Per comments #9 both e. and f. the applicant and the Township Engineer need to meet to work out the details so the proposed waivers should be tabled for now.  Per #11, the applicant is proposing a narrower buffer area of 10 feet (rather than the required 25 feet) and the landscaping includes protection of existing buffers that are significantly not located on the site.  The site is otherwise surround by industrial or commercial “like” uses, and the featured landscaping is 7 street trees added to the property.  The Planning Commission should provide input.  Mr. Frederick expressed some concern with the trees and whether they would be a sight problem at the entrance.  Mr. Eddy stated that actually the landscaping using taller elements was preferred.  Mr. France stated that he liked the idea of the street trees as a nice element along the roadway.  Mr. Kelly also stated that the applicants would add a few more landscaping elements per the building façade landscaping requirement.

Mr. Reinert asked for input about the sidewalk requirement.  Mr. Kelly asked if this was required.  Mr. Eddy stated that it is in the zoning and would be required.  Mr. France noted that Mr. Risbon was in the audience and asked what they required for his sidewalk.  Mr. Risbon indicated, and Mr. Kelly agreed, that they required a woodchip trail.  Mr. France indicated that they should do so here to be consistent, although he thought that the Village Greene project probably had sidewalk required.  Mr. Reinert asked about the use of gravel for the non-travel areas, and the Planning Commission expressed no objection to the proposed surfacing.  Mr. Kelly also noted that they would need a waiver to the curbing requirement at the entrance.  Mr. Frederick asked if this would pose a problem to storm drainage and Mr. Reinert replied that curbing for this site would actually pose more of a drainage problem than no curbing.  
Mr. France asked if waivers should be recommended at this meeting and Mr. Reinert stated that was possible, except for the stormwater requests as stated earlier.

Motion by Stacie Popp-Young, seconded by Susan Lacy, to recommend approval of a waiver to Section 22-503.C.1 to allow a site plan scale of 1”=20” rather than 1”=50’, as per the Township Engineer’s 9/20/2011 review letter.  All in favor, the motion carries.

Motion by Greg Frederick, seconded by Gary Walkowski, to recommend approval of waivers to Sections 22-615.3.A(1) and 22-615.3.C based on the Township Engineer’s 9/20/2011 review letter.  All in favor, the motion carries.

The applicants will return with revised plans per comments at this meeting and in follow-up coordination with the Township Engineer.
Zoning Hearing Board/Conditional Use Applications

Benuel K. Riehl – Variance to Front/Rear Yard Setbacks and Impervious Coverage
Heath Eddy stated that the applicant was requesting variances to replace an existing mobile home with a new single family dwelling on the property at 2875 Cambridge Road.  The problem is the property is only about 100 feet deep and the combined front and rear yard setbacks are 110 feet.  Mike France expressed concern with having the dwelling located too close to the street.  Mr. Eddy stated that the home would be positioned at a distance equal to that of the other two buildings on the property.  In addition to setbacks, Mr. Eddy also stated that the applicant would need a variance from the 15% maximum impervious coverage due to the slight increase in the impervious surface area of the proposed house versus the existing mobile home.  Mr. Eddy stated that this request would probably be considered a “de minimus” variance by the Zoning Hearing Board since there is relatively little harm to the district to allow it, but the Planning Commission should recommend a “take no position” stance.
Motion by Gary Walkowski, seconded by Stacie Popp-Young, to recommend a position of “take no position” to the Board of Supervisors.  All in favor, the motion carries.

This application will be reviewed by the Board of Supervisors at their October 12th regular meeting.
Pending Ordinances

Ordinance #161 Large Animal Composting
Heath Eddy reported that there was no major update here.  He forwarded his previous draft to the Township Solicitor for review and comment and would forward the revisions to the Planning Commission for review.  He noted that per the requirements to apply the standards to existing operations, the standards were not placed in Zoning Chapter 27 but in Chapter 10 of the Township Code.  
Other Business

Honey Brook Lions Club – Waiver of Chapter 20 Stormwater Requirements
Scott Risbon represented the Lions Club.  He stated that the not-for-profit group didn’t want to defer money from the charity to use for compliance with the strict standards of the Chapter 20 stormwater requirements and stated that the proposed 960 square foot pavilion represented a minor change and shouldn’t have much impact.  Heath Eddy stated that the Township Engineer issued a memo dated 9/19/2011 which indicated that the Township could modify the requirements to allow for the reclassification of the proposal as a Category II Activity that would require the Lions Club to install infiltration trenches along the roofline of the proposed pavilion.  This would save the money that would be spent on engineering and allow the Lions Club to simply install the required stormwater facilities with the construction of the pavilion.  Mr. Risbon asked if the Planning Commission would consider recommending a waiver on the fees for the escrow since the group is a not-for-profit.  Mike France asked for comments and, noting none, stated that there was no objection.  
Motion by Greg Frederick, seconded by Leslie Siebert, to recommend reclassification of the proposed pavilion as a Category II Activity and to recommend installation of the required infiltration trench, as per the Township Engineer’s 9/19/2011 memo.  All in favor, the motion carries.

Motion by Gary Walkowski, seconded by Greg Frederick, to recommend waiver of the escrow as required by the fee schedule.  All in favor, the motion carries.

This request will be heard by the Board of Supervisors at their October 12th regular meeting.

Umble Park Tot Lot Design Recommendations
Heath Eddy requested opinions from the Planning Commission for the existing tot lot, which is located next to the pavilion.  This tot lot was placed in regard to parties using the pavilion as a location for young children to play, but the secluded location lent itself to vandalism by teenagers and there have been complaints.  Mike France stated that this is a problem going back decades.

Mr. Eddy suggested that the Planning Commission could recommend several things, including moving the tot lot (or constructing another one); security measures; trimming the trees that act to “hide” activities in the pavilion area from direct view; or other measures.  Mike France indicated that he felt the tot lot could be relocated to the area where the volleyball court is located.  Mr. Eddy noted that this area was in a flood hazard area and could be subject to flooding.  Mr. France indicated that this would only a temporary condition and the tot lot would be better located there.  Stacie Popp-Young noted that trees in the stream area were not trimmed up to allow for visibility and that would improve the condition.  Mr. Eddy asked about cameras, although they would need to be located so as to avoid being vandalized as well.  The Planning Commission generally preferred to have the tot lot relocated, though Gary Walkowski suggested that a new tot lot should be built so that the current one could continue to be used.

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
Monday, October 3rd – Land Preservation Committee (6:30 pm) – Note: meeting added after Planning Commission meeting already held.
Wednesday, October 12th – Board of Supervisors Meeting (5:30 pm) 
Thursday, October 13th – Planning Commission Work Session (7:00 pm) – as necessary
Thursday, October 27th – Planning Commission Regular Meeting (7:00 pm)

A motion to adjourn the meeting was made by Stacie Popp-Young, seconded by Gary Walkowski.  All in favor. The motion carried.  The meeting adjourned at 8:28 pm.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  
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