Honey Brook Township Planning Commission

Regular Meeting

October 28, 2010
The Honey Brook Township Planning Commission held its monthly meeting on October 28, 2010 at 7:00 P.M.  Commissioners present:  Gary Walkowski, Greg Frederick, Susan Lacy, Ray Henderson, and Chairman Mike France.  The Township Engineer, Mike Reinert, was present.  Heath Eddy, Director of Planning and Zoning, was present.  

Minutes

Mike France noted one minor correction to add a word but otherwise had no other changes.  A motion to approve the September 23, 2010 meeting minutes was made by Ray Henderson, seconded by Gary Walkowski.  All in favor.  The motion carried.

Subdivision/Land Development Applications
Tel Hai Retirement Community – Phases 2-5
Alex Piehl of RGS represented the applicant.  Mr. Piehl noted that stormwater comments in the Township Engineer’s review comments (in August and the latest letter dated October 22, 2010) have not been addressed pending receipt of DEP’s comments on the NPDES application.  RGS elected to wait on those comments as well as review comments on the E&S plan from the Chester County Conservation District prior to making those revisions.  

Proceeding with the discussion from the October 22, 2010 review letter, Mr. Piehl noted the following:

#1 – NPDES General Permit is in progress.

Forestry/Woodland Management 

#2 – A timber harvesting plan will be submitted to the Township for review.

#3 – Lloyd Casey was present to provide background on his forestry plan, which was approved by the state.  He noted that the Ordinance requires replacements at 2 1/2” caliper which is not favorable in a forestry condition, but that he recommends a combination of trees, seedlings, and native shrubs.  Mike France expressed concern about not replanting shrubs with native vegetation.  Mr. Casey expressed confidence that once invasives were removed that the native shrubs would come back.  In addition, there will need to be a plan for controlling the deer population because the woods now are not sustainable due to overgrazing and damage from previous timber harvests.  The recommendation would be bow hunting in the area as well as 4-foot high fences for the restored areas, which would be replanted in phases to improve regeneration.  

Gary Walkowski asked about the timeline for the forestry plan.  Mr. Piehl stated that the timber harvest and replanting would be in consecutive order, though the specific timeframe hasn’t been determined.  The current thinking was to start the process in spring 2011 with the plan for the replanting process to following while Phase 2 was under construction.  Mr. Piehl also noted that the majority of the woodland impact was along the proposed internal loop road, and that rehabilitation of the remaining woodlands would occur starting with Phase 2.
Ray Henderson inquired as to who would be responsible for supervision of the on-site forestry activity.  Mr. Piehl stated that Mr. Casey would supervise the harvest, though Tel Hai would be responsible for the planting.  Mr. Henderson stated that someone should be designated as “in charge” throughout the process.  Mr. Casey noted that this was a long-term plan over 10-year increments.  Mr. Piehl stated that the applicant would not leave the forestry plan half-completed, the condition of the site is critical for marketing.
Susan Lacy noted that the plan focuses on reforestation but it did not appear to address monitoring of invasive insects.  Mr. Casey stated that he is aware of several, including the Asian Bronze Ash Beetle which would impact the Ash tree stands and forms the recommendation to use White Pine, European Larch, and Aspen.  Mr. Casey also noted the Gypsy Moth, which hasn’t made it this far, but the cool weather in spring cut them down as well as an experimental treatment using a fungus.  

Mike Reinert asked the Planning Commission to provide recommendations on the proposed seedlings in lieu of 2 ½” caliper tree proposal.  Mr. France stated that he would prefer a combination of standard trees as well as seedlings and asked what the seedlings would be size-wise.  Mr. Casey stated they could use 5-gallon trees which come in pots rather than balled/burlaped because they handle the transplant process better.  Mr. France noted that the planting schedule, particularly watering, was most critical.  Mr. Piehl stated that seedlings are easier to maintain and that the applicant would also have standard landscaping to maintain.  Mr. Walkowski asked if 5-gallon trees are better in the long run, from a survivability perspective.  Mr. Casey stated that they were, due to transplant shock.  Mr. France stated that he would like the applicant to submit the State-approved forestry plan to the Planning Director and the Township Engineer.  Mr. Casey also stated that he would include a copy of the glossary for the plan.

Ms. Lacy asked if there would be a replanting of those plants that did not survive.  Mr. Casey stated that they would up to a point but that there are other issues including some stump sprouting as well as deer control.  Mr. Walkowski asked when would the deer control start and who would be responsible for the program.  Mr. Casey stated that to a certain extent that was already occurring but the recommendation was a more formalized process, though the actual program had yet to be determined.  Mr. France expressed concern about conflicts of deer control with future residents in that area of the expansion.  Mr. Casey stated that they would use bowhunting and there would be a safety zone.  Mr. Henderson guessed that there would be some sort of restriction and a reduction in the population.  Mr. Casey stated that Upper Makefield Township started a bowhunting program 3 years ago and the population was reduced significantly.  

Mr. Piehl stated that the consultants would come back with clarifications on the open points as well as long-term commitments.   

#4 – no comment
#5 – A turning movement template was submitted with the revised plans and would be submitted to the Honey Brook Fire Company for review.
#6 – no comment

#7 – no comment

Sewage Planning

#8 – Mr. Piehl stated that the applicant was asking for a partial waiver of the requirement to have sewer service planned for the development prior to approval of the preliminary plan.  He noted that the legal agreement with the Township held harmless the Township from any responsibility for providing sewer service to Tel Hai.  Tom Whitehill, the consultant preparing the sewer planning for Tel Hai, noted that they are proceeding with sewage module for development of Phase 2 using existing capacity at the treatment facility since there is capacity under the existing permit for the plant.  For Phases 3-5, they are request an increase in flow to Two Log Run so that DEP will provide them with their TMDL (Total Maximum Daily Load) limits for the stream.  Soil testing indicated there are 3 areas where subsurface disposal beds could be placed with a capacity of 12-15,000 gallons per day of treated effluent.  In addition, there are approximately 4 acres of soils in the protected woodland which would be used for a seasonal spray irrigation system of up to 5,000 gallons per day in winter and 25,000 gallons per day in summer.  They would be requesting the mailer from DEP for the formal application and then would do additional testing to verify earlier soil tests.  Mr. France asked Mr. Reinert for comments, and Mr. Reinert stated that the concept for the process made sense.   Mr. Piehl asked about the relative comfort level with the waiver request.  Mr. France stated that he felt the Planning Commission would need more time to contemplate review comments and recommendations from the Township Solicitor.  
#9 – A partial waiver request was made by the applicant to have the wetland jurisdictional determination be completed by a private consultant and submitted rather than having the JD conducted by the U.S. Army Corps of Engineers.  Mr. France asked Mr. Reinert for input.  Mr. Reinert stated that he agreed with the submitted report in lieu of the US ACE JD.  
A motion to recommend approval of the partial waiver request to Section 22-502.D(1)(b) based on the recommendation of the Township Engineer, was made by Ray Henderson, seconded by Greg Frederick.  All in favor.  The motion carried.

#10 – so noted (especially for the Township Planning Director)

#11-#13 – There are several requests for technical relief to roadway standards even though the roads in Tel Hai will remain private.  
A motion to recommend approval of waivers to Sections 22-606.2, 22-608.2 & 608.3, 22-609.2 & 609.3, 615.1.C, 615.1.F & 617.1.L, and a partial waiver to Section 22-609.5 as it relates to designated Courts A, B, and C, based on the recommendations of the Township Engineer, was made by Ray Henderson, seconded by Greg Frederick.  All in favor.  The motion carried.

Bob Witters asked if the food service vehicle delivery process was being addressed via turn radii.  Mr. Piehl noted that a turning movement study was conducted and revisions were made to the original design to accommodate food service delivery in the expansion.  

#14 – no comment
#15 – no comment

#16 – water supply will be accommodated with existing infrastructure.  Plans will be completed with the final plan submittal.
#17 – The Planning Commission only noted that the location of the community garden may be in conflict with the proposed location of a subsurface disposal bed.  Mr. Piehl stated that the community garden may be moved to accommodate this.  Mark Hackenburg of RGS noted that it was also possible to include community gardens with the landscaping around community buildings, noting that this was increasingly popular in “green” design.
#18 – review of stormwater design is pending DEP comments on the NPDES permit application.
#19 – Mr. Piehl noted that the applicants are requesting a partial waiver given the existing tree stands proposed along some of the access drives.  Ms. Lacy stated that she was not comfortable granting a waiver, given the previous requests on forestry.  Mr. France stated that he preferred some kind of “fail safe” banking of funds for tree replacements or for container trees in lieu of street trees, especially when existing trees start dying off.  Mr. Piehl stated that they will consult with Joe Swartz regarding the proposed bank.

Dick Reeder asked if they intended to install trees along the cottages adjacent to the west access drive.  Mr. Piehl stated that they were already doing so but the plan for the next phases includes a buffering plan also including the walking trail which is now extended up to the Phase 1 expansion.
#20 – The Planning Commission supported the buffer planting plans as provided by the applicant.  Additional input on the site element screening requirements will be made with final plans review.
#21 – Parking lot landscaping was reviewed by the Planning Commission.  It was noted that perhaps the applicant should consider Northern Cypress in addition for protection from deer instead of spruce, otherwise the Planning Commission supported the proposed plans.

#22 – The Planning Commission supported the proposed riparian planting/management scheme.
#23 – no additional comment
#24-#29 – Of the additional comments, it was only commented that the applicant should make it clear that emergency access should be clearly marked.

Traffic Impact 
Mr. France raised the issue of traffic impact, noting the additional impacts of traffic from the site must have some level of impact in the area.  Steve Galt of TPD, the applicant’s traffic consultant, was in conversation with Rettew, the Township’s traffic engineering consultant, regarding these issues.  The traffic study included several intersections from Beaver Dam Road @ South Birdell Road all the way to Beaver Dam Road @ Compass Road (Route 10).  The study indicated that the proposed expansion would not negatively impact the level of service of any of the intersections along Beaver Dam Road.  With regard to the intersection of Birdell Road @ Horseshoe Pike (Route 322), in consultation with Rettew, it was also determined that the impact would not be such as to change the existing condition.  Mr. France stated that his concern with traffic was westbound from 322 left turn to South Birdell, and asked if there was anything Tel Hai could provide, noting that they are under no legal requirement to do so.  Mr. Piehl noted that the problem is that both roads are State-maintained roads, and would require approval from PennDOT in order to make changes.  Mr. Reinert stated that Rettew’s analysis stated that the level of volume increase would not meet warrants for a signalization of the intersection.  
Ms. Lacy stated that there was also a problem with Beaver Dam Road itself which is not addressed in the traffic study, which is that the roadway is too narrow with hilly conditions, and that pass-through traffic was traveling too fast for conditions, especially with a high volume of Amish buggies.  Mr. France agreed that Beaver Dam Road was generally inadequate, and it also may be that some of the traffic is trying to avoid the intersection of Routes 10 and 322 in the Borough.
Mr. Hackenburg stated that the applicant was will to work with the Township to try to address the existing deficiencies of the roads but the Township is still responsible for the issues of the local road system.  

Ms. Lacy asked when the counts were done for the study.  Mr. Galt stated that they were peak hour counts on a single day in March.  Ms. Lacy felt this was inadequate and that the conditions during some periods were such as to make the road unusable. 

Mr. Hackenburg state that the applicant could help to address some of the road geometry issues.  Heath Eddy stated that the other key issue is speed enforcement, at least to reduce the speed of pass-through traffic with speed traps.  

No additional actions were taken on this application.  Follow-up will continue with Tel Hai and RGS.

Zoning Hearing Board/Conditional Use Applications

None
Pending Ordinances

RC District and Steep Slope Conservation District Zoning Amendment
Mr. Eddy noted that changes were made following the PC Workshop meeting, to finalize amendments to the RC and SSC districts, as provided.  The Planning Commission agreed to the changes as presented and to forward them to the Board of Supervisors for the public review process.
Airport Zoning Amendment
Mr. Eddy noted that following a webinar on the requirement for airport zoning, additional coordination would be needed and therefore there were no recommendations to consider at this time.

Other Business

None
Correspondence of Interest

No correspondence of interest at this time.

Future Meetings
Wednesday, November 10th – Board of Supervisors Regular Meeting (5:30 pm) 
Thursday, November 11th – Planning Commission Workshop (7:00 pm) - CANCELLED
Tuesday, November 16th – Land Preservation Committee (6:30 pm)

Thursday, November 18th – Planning Commission Regular Meeting (7:00 pm)

A motion was made to adjourn the meeting by Ray Henderson, seconded by Gary Walkowski.  All in favor.  Motion carried.  The meeting adjourned at 9:49 P.M.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning  

PAGE  
5

