Honey Brook Township Planning Commission

Regular Meeting

December 15, 2011
The Honey Brook Township Planning Commission held its monthly meeting on December 15, 2011 at 7:00 P.M.  Commissioners present:  Leslie Siebert, Stacie Popp-Young, Ray Henderson, Greg Frederick 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 November 17, 2011 meeting minutes was made by Greg Frederick, seconded by Ray Henderson.  All in favor.  The motion carried.

Subdivision/Land Development Applications
September Farm Cheese Land Development Sketch Plan
Vic Kelly of Commonwealth Engineering and Richard Hoover of Hoover Builders were present to discuss this proposed land development along Route 322 west of the Borough.  The property is one of the vacant lots created as part of the McConnell Park Phase II Subdivision and is within the Industrial zoning district.  The proposal consists of an 8,300 square foot building and associated parking with stormwater management improvements to handle the additional runoff.  The building will be utilized for onsite production with a retail/café component in the front for customers.  The use is currently located on Mill Road and the owners wish to relocate and expand to enhance their business potential.  Public sewer and water will be utilized.

The Planning Commission offered general comments for the applicant including the use of BMP’s for stormwater management and a full landscaping plan for the site.  The general consensus of the Planning Commission was supportive of the project.  Mr. Kelly requested whether the application could be considered a minor land development.  Mr. Reinert indicated that other than a traffic study/analysis being conducted, the application could be considered minor.  Mr. Kelly agreed with that condition as did the Planning Commission.   No further action was taken and the applicant will submit a formal application at a future date.
BDB Properties – Family Dollar Land Development Sketch Plan

Vic Kelly of Commonwealth Engineers represented the application, with Tony Curcio of Brentwood Management, and the property owner, Vernon MacIntyre in attendance. This proposal was previously before the Planning Commission for a Family Dollar store on the property currently containing a single family residence rental.  The property also contains the stormwater basin for the Scarlett Oaks Subdivision, which accesses from Park Road (the property is part of that subdivision plan).  Mr. Kelly noted that the applicants are proposing an 8,400 square foot store building with parking bays in front of the building, and avoiding the constructed wetland located in the northeast corner of the property.  Per the DEP and CCCD, there are no issues with the proposed design around that wetland area.  
Mr. Kelly noted a couple of changes from the previous sketch plan:

Parking – per the ordinance a minimum of 6 spaces per 1000 square feet GLA plus 1 space per employee is required.  There is a provision in the ordinance that allows for a reduction if the applicant can submit technical information establishing that lower parking levels are justified.  To satisfy this issue, Family Dollar wrote a letter indicating the number of spaces that a store of this size requires.  A copy of the letter was provided to the Planning Commission, which stated that 15-25 spaces are needed for the store. 

Impervious Coverage – The design as proposed would have an impervious coverage of just under 50%, which would comply with the Zoning Ordinance based on the recent amendment.  Mr. France reiterated his previous concerns about the truck turnaround as shown, suggesting that it did not appear to be a feasible design and that the site appears very congested with impervious surface.  It was suggested that the applicant consider other properties in the area as alternatives to this site.  Mr. Curcio indicated that they had analyzed other properties in the area, however the Industrial zoning did not permit this type of use.  

Mr. France asked about stormwater design and how it would be handled, citing existing problems with runoff during the past years rain events.  Mr. Kelly stated that he is aware of the problems and appropriate controls will be proposed to address the runoff.  He also mentioned that there are ways the new design can overcompensate for existing problems.  Mr. Reinert stated that the runoff issues will be considered during the review of the overall stormwater management plan and there is a requirement within the SALDO to request additional control in existing problem areas, which will be exercised in this case.  Mr. & Mrs. Herb were present as concerned citizens and requested that the Township consider additional means of controlling runoff from this property.  The Herbs are located opposite of the subject property and they claim to have received additional runoff from the property since the Scarlett Oaks development was constructed.  Mr. Reinert indicated that subsurface drainage may be part of the problem, however the existing conditions would be analyzed during the stormwater review as not to negatively impact any adjacent landowners.
Ms. Popp-Young had concerns about the historical significance of the existing dwelling and requested that this issue be investigated during the planning stage.  Mr. France & Ms. Popp-Young suggested researching other property alternatives such as the Rocklyn Station overlay area or possibly a zoning change to permit this type of use in the Industrial district.  Mr. Eddy stated that the specific use is not currently permitted in the Industrial district, however retail uses in excess of 25,000 square feet are permitted by conditional use.  There is no use regulations for retail uses less than 25,000 square feet, therefore an amendment may be possible if the Planning Commission wanted to pursue this issue further.  No further action was taken with this plan.
Zoning Hearing Board/Conditional Use Applications

Daniel E. Stoltzfus – 800 Mt. Pleasant Road - Setbacks
Heath Eddy reviewed the application which is a request for setback relief in order to place an accessory structure within Honey Brook Township only.  The property is bisected by the municipal boundary with Salisbury Township, Lancaster County, and their officials have requested the structure be located within one municipality only for ease of assessment.
Motion by Stacie Popp-Young, seconded by Greg Frederick, 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 January regular meeting.
Pending Ordinances

Mike France requested that the issue of the Dead Animal Recovery ordinance be revisited with the new Board in January.  Mr. Eddy suggested that this topic could be discussed at a future workshop meeting.
Other Business

None
Correspondence of Interest

None
Future Meetings
Tuesday, January 3rd – Reorganization/Regular Board Meeting (5:30 pm)

Wednesday, January 17th - Land Preservation Committee (8:30 am)

Thursday, January 26th – Planning Commission Regular Meeting (7:00 pm)

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 8:24 pm.

Respectfully Submitted,

Michael L. Reinert, P.E.
Technicon Enterprises Inc. II

Township Engineer
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