Honey Brook Township Planning Commission

Regular Meeting

October 27, 2011
The Honey Brook Township Planning Commission held its monthly meeting on October 27, 2011 at 7:00 P.M.  Commissioners present:  Gary Walkowski, Leslie Siebert, Susan Lacy, Stacie Popp-Young, Ray Henderson, and Chairman Mike France.  The Township Engineer, Mike Reinert, was present.  Heath Eddy, Director of Planning and Zoning, was present.  Also present was Lew Wertley, Township Supervisor.
Minutes

A motion to approve the September 22, 2011 meeting minutes was made by Susan Lacy, seconded by Stacie Popp-Young.  All in favor.  The motion carried.

Subdivision/Land Development Applications
Plewa Minor Subdivision
Since there was no one present to represent the application, the Planning Commission agreed to defer discussion to the November meeting.  Mike Reinert noted that the review letter indicated some issues that the applicant’s engineer can resolve in time for the next meeting.
Burkholder Manufacturing Minor Land Development 
Vic Kelly of Commonwealth Engineers represented the application.  Mike Reinert noted that there were stormwater design changes to include inlet boxes to more efficiently get runoff into the system of trenches, and the seepage bed for the building was moved back.  The resulting changes eliminated some waivers in the October 13, 2011 review letter.  Mr. Reinert stated that the concept of the design but there were some clean-up issues.  Mr. Kelly stated that they agreed to the review letter comments and would incorporate them into the design plans.  

Mike France asked who the owner of the property was.  Mr. Kelly stated that Mr. Burkholder was either the current owner or was under agreement of sale with the owner as an equitable owner.  

Mr. Reinert also noted the waivers already recommended for approval, including the scale, the driveway location and curbing, and the mulch trail along the road frontage in place of sidewalk.

Heath Eddy noted that the applicant’s list of waivers requested includes a new one for Section 22-621.6, for the projection system used in the survey.  Mr. Reinert stated that this waiver is a request to go with a different projection that is more universal than the one in the SLDO, and the Township probably should amend the standard to reflect this.  Mr. Reinert stated that he had no objection to this waiver request.

Motion by Stacie Popp-Young, seconded by Gary Walkowski, to recommend approval of a waiver to Section 22-621.6 per the applicant’s letter dated 10/27/2011 and the Township Engineer’s recommendation.  All in favor, the motion carries.

Motion by Susan Lacy, seconded by Ray Henderson, to recommend approval of a waiver to Sections 22-627.C(2) based on the Township Engineer’s 10/13/2011 review letter.  All in favor, the motion carries.

Motion by Stacie Popp-Young, seconded by Ray Henderson, to recommend conditional approval of the minor land development plan per the Township Engineer’s 10/13/2011 review letter, the acceptance of the final stormwater design plan by the Township Engineer, and the documentation of ownership by the applicant.  All in favor, the motion carries.

Lew Wertley asked whether the Board could approve a plan for an applicant who was not the owner.  Mike Reinert stated that the MPC allows for approvals wherein an applicant was under agreement of sale or a contract of sale.  

This application will be reviewed by the Board of Supervisors at their November 9th regular meeting.
Tabas Tract Sketch Plan
Jon Tresslar of Boucher & James represented the applicants, Poplar Realty LP.  Mr. Tresslar provided a background to the previous work on the site development, which included several sketch designs and a failed attempt to provide for community sewage on the site due to a high water table.  The current design reflects NPDES stormwater guidance including infiltration as well as volume rate control, with a design that includes significant berming.  The designs uses the Township’s conservation design option and includes about 69% open space and a density calculation that allows for 117 units, as shown.  The lots are designed with a minimum of 10,000 square feet many that open up to open space.  The plan also calls for 2 access drives onto Grieson Road and 1 drive access to Chestnut Tree Road.  

Mr. Tresslar inquired about the use of TDRs in the Township.  Heath Eddy stated that the Township had 2 developments that utilized TDRs, Village Greene (which is soon to begin construction) and the expansion of the RPC Wiko industrial use on the north end of the Township.  Mr. Tresslar stated that the applicants were interested in utilizing TDRs to increase the number of units.  
Gary Walkowski inquired about the size of the proposed dwellings.  Mr. Tresslar stated that the footprint would be around 55’ x 55’. Stacie Popp-Young inquired about parking, and Mr. Tresslar stated that parking would be designed to be located on each lot.  

Mike France stated that the development should consider recreational options including a walking path.  The Rocklyn Station plan was to create a walkable community so as to not have to use vehicles.  Mr. Tresslar stated that the applicants were open to either a fee-in-lieu or to some sort of on-site facilities, though he noted that people like walking paths but generally not near their houses, and should be located away from the individual lots.  Mr. France stated that the pathway should be designed to integrate with the Township’s proposed larger network access heading south.  Mr. Tresslar stated that the adjacent neighborhood also has open space and therefore the trail could be located closer to the westerly property line but not into the wetland area, which is largely overgrown scrub.  Mr. France also indicated that perhaps there should be some tot lots or small recreational areas for children in what should be anticipated to be a young family neighborhood.  
Mr. France inquired about sewage, because the site isn’t in the sewage service area.  Mr. Eddy stated that the Township’s soon-to-be approved Sewage Facilities Plan includes this property in the service area.  

Ms. Popp-Young noted the stone rows and suggested that they should be maintained as the current sketch plan shows one row cutting through 3 proposed lots.  Ms. Popp-Young noted the sensitive habitat area potential on the site, and Mr. Tresslar stated that the proposed design was to stay away from habitat areas entirely.  Mr. Tresslar inquired about a potential waiver of the SLDO requirement to identify tree species noting that most of the wooded areas are outside of the proposed development area.  The Planning Commission noted that this is a common request and would be applicable here.
Mr. Walkowski inquired about light pollution, and concern with excessive lighting.  Is the applicant aware of local regulations for light fixtures.  Mr. Tresslar stated that the applicants only want to do the minimum lighting necessary.  Mr. Walkowski noted that most of the developments in the Township have no lights.  

Mr. France inquired as to how many TDRs the applicants were considering.  Mr. Tresslar stated that they wanted to try to get back up to the previous design with 127 units.  Mr. France also inquired about the traffic impact.  He stated that the Chestnut Tree Road/Route 322 intersection was being modified per a West Nantmeal industrial subdivision and would have a signal as part of that development.  Mr. France indicated that this development could generate significant traffic through that area.  Mr. Reinert stated that the Chestnut Tree Road intersection would require a PennDOT HOP and that this would probably trigger a traffic impact study which would determine the nature of the need along the roadway and at that intersection with Route 322.  

Mr. Tresslar inquired if the Planning Commission would also like to see a general purpose type of recreational field, and the members agreed that would be a good amenity.
Zoning Hearing Board/Conditional Use Applications

John S. Kauffman – Variance to Setbacks for Rural Occupation
Heath Eddy reviewed the application which is a request for relief from the 100-foot setback requirement, as well as the size of the building (limit of 3,000 sq.ft.) for new buildings associated with a rural occupation.  Mr. Eddy noted that the applicant doesn’t have hardship as defined by the Zoning Ordinance, and the applicant’s request wouldn’t meet the “de minimis” legal standard that the Zoning Hearing Board would sometimes use in response to some variance requests.  However, Mr. Eddy suggested that this is the type of application that the Township probably doesn’t need to take a position on considering the property is surrounded by farmland and the impact appears to be minimal whether the request is approved or not.
Motion by Gary Walkowski, seconded by Leslie Siebert, 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 November 9th regular meeting.
Pending Ordinances

Ordinance #161 Dead Animal Recovery Ordinance (new Chapter 10, Part 2)
Heath Eddy described the ordinance.  Gary Walkowski asked if the ordinance should refer to large animals of be more generic.  Mr. Eddy stated that the ordinance would properly identify dead animal recovery operations.
Mike France stated a preference for more design standards and bigger setbacks.  Mr. Walkowski stated that he believed that more specific design requirements would be a good idea but legally this ordinance as drafted is probably want we can do.  

Lew Wertley stated that there were coordination meetings with the DEP and CCCD and that under State law the Township can only retain the right to access a site for inspections.  If there are violations the Township can file an official complaint with DEP which is then required to follow-up with a review.  The biggest concern is that the DEP is not located locally and therefore inspections would take time.  The Township can get out to inspect if there are problems more quickly, though we can’t enforce.  The agricultural industry needs this type of use because the rendering plants were shut down, and the industry is well-organized at the State level.    
Mr. France stated that the landfill would be the perfect place for this activity, and Mr. Wertley agreed but the reality is the Solid Waste Authority doesn’t want it and so the Township needs to respond to complaints as it stands now.  Mr. France asked why they couldn’t include design standards.  Mr. Wertley stated that he would like to include them but there isn’t any enforcement so they wouldn’t be implemented, and that the Nutrient Management Act provides for the Township to inspect a site.  

With respect to the specific site, DEP has an outstanding violation that the operator has failed to address per DEP’s own comments.  The DEP has established a deadline for compliance, after which they can seek to decertify the operation.  However, there really is unknown territory here with a political background that raises uncertainty as to the outcome.  

Mr. Walkowski asked if this ordinance was recommended for approval to the Supervisors, then what is the next step.  Mr. Wertley stated that the Township would advertise the ordinance for a public hearing in November.

Motion by Gary Walkowski, seconded by Stacie Popp-Young, to recommend approval of Ordinance #161 as amended by the Planning Commission.  All in favor, the motion carries.    
Other Business

Brandywine-Struble Greenway Update
Heath Eddy noted that the municipal coordination meeting held on September 29th in Downingtown, that there was a sketch design for the proposed greenway and draft goals as well.  The Planning Commission should anticipate seeing a full draft for review in early 2012.
Correspondence of Interest

None
Future Meetings
Wednesday, November 9th – Regular Board Meeting (5:30 pm)

Tuesday, November 15th – Land Preservation Committee (6:30 pm)

Thursday, November 17th – Planning Commission Regular Meeting (7:00 pm)*
*Date change due to holiday.
A motion to adjourn the meeting was made by Stacie Popp-Young, seconded by Ray Henderson.  All in favor. The motion carried.  The meeting adjourned at 8:54 pm.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  
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