
 

 

 
Honey Brook Township 

Planning Commission Agenda 
Regular Meeting Approved Minutes 

August 23, 2018 
7:00 p.m. 

 
The Honey Brook Township Planning Commission held its regular monthly meeting on Thursday, 
August 23, 2018, at the Honey Brook Township Building.  The meeting was called to order at 7:00 
p.m. by Susan Lacy, Chairperson.  Commissioners present were Gary McEwen, Troy Stacey, Bob 
Witters, and Terry Schmidt.  Township Engineer, Jennifer Van Dyke, of Technicon Enterprises, Inc. 
(TEI), was also present. 
 
Absent:   Melissa Needles, Levi Kauffman 
 
Guests:   None 
 
Minutes: 
Upon review of the July 26, 2018 Planning Commission meeting minutes, there were no 
comments.  With no further discussion, the Chair called for a motion to approve the July 26, 2018 
Planning Commission meeting minutes.  The motion was made by Bob Witters and seconded by 
Troy Stacey.  All in favor.  None opposed.  The motion carried.   
 
Subdivision/Land Development Applications 
#2018-1, Stevie F. Lapp subdivision plan (Tax Parcel Numbers 22-10-14.4, 22-10-14.3, 22-10-13) 
- TEI Review Letter dated August 16, 2018 
- Application dated June 27, 2018 
- Plan revision dated July 26, 2018 
 
Jennifer Van Dyke introduced the plan noted that this property is along the southern end of 
Compass Road near the West Caln border.  The applicant is proposing to annex parcels and 
ultimately create two lots out of three existing lots.  The design engineer, Kevin Witmier of Impact 
Engineering, had a color-coded plan to further explain the lot configurations.  It was noted that the 
resultant lots meet zoning requirements for lot area, setbacks, and woodland disturbance. Lot 1 
contains an existing dwelling and ag building.  In addition to the subdivision, a new dwelling and 
barn are proposed on Lot 2 along with an additional agricultural building on Lot 1.  The proposed 
development also meets all zoning requirements.  The review letter was discussed noting that 
administrative items including NPDES permit, sewage planning and cost estimate were in process 
and that the PennDOT for the new driveway is approved.  The Planning Commission indicated that 
there was no need for additional landscaping given the existing woodlands and proposed house 
location.  Mr. Witmier indicated that they would comply with all review letter comments and that 
electronic revisions were sent earlier that day to the Township Engineer.  With no further 
discussion, the PC Chair called for a motion on requested conditional plan approval: 

 
A motion was made by Troy Stacey and seconded by Bob Witters to recommend that the BOS 
grant conditional final plan approval contingent upon compliance with Technicon’s August 16, 2018 
review letter.  All in favor, motion carried. 
 
  



 

 

Zoning Hearing Board/Conditional Use Applications – 
ZHB 2018-8; application of John L. Stoltzfus, Mount Pleasant Road (TPN 22-9-1.1) to construct an 
ECHO (elder cottage housing opportunity) in excess of allowable square footage  
- Recommended motion dated <TBA> 
- Application dated August 1, 2018 
 
The applicant wishes to construct an ECHO unit on his property located at 713 Mt. Pleasant Road 
which requires a special exception from the Zoning Hearing Board.  In addition, the applicant is 
proposing a 1280 SF unit which exceeds the 1,000 SF permissible floor area and requires a 
variance.  A discussion ensured regarding the differences in definition and regulations for an 
ECHO unit (temporary only, for care of elderly, handicapped or disabled relative), accessory 
dwelling units, and accessory apartments, the latter two which are generally permanent in nature 
and have varying size, location and occupancy requirements.  It was noted that the zoning 
regulations for these uses are being modified by the draft Zoning Ordinance which is being 
considered for adoption later this year.  The applicant was present and noted that his in-laws 
wanted slightly more space than a unit meeting the 1000 SF footprint would provide.  Jennifer Van 
Dyke indicated that all setbacks and impervious cover requirements are met.  She also noted that 
the applicant, if granted the special exception to have the ECHO, will have to execute a temporary 
dwelling unit agreement with the Township requiring the removal of the unit when it is no longer 
utilized as permitted, as well as have to obtain the necessary approvals from the Chester County 
Health Department for septic approval.   
 
With no further discussion, the Chair called for a motion on the Special Exception application.  A 
motion was made by Gary McEwen and seconded by Bob Witters to support the special exception 
application for the ECHO unit. All in favor, motion passed.   
 
With no further discussion, the Chair called for a motion on the variance application for unit size.  A 
motion was made by Gary McEwen and seconded by Terry Schmidt to support the variance to 
allow a 1,280 SF ECHO unit.   

 
Pending Ordinances - None 
 
Other Business  
 
Draft Zoning Ordinance – It was noted that a review has been received from the Chester County 
Planning Commission.  Their letter indicated that the draft Zoning Ordinance is consistent with the 
Comprehensive Plan and other County planning documents.  There were two suggestions to 
reformat the landscaping list and to add illustrations for certain definitions.  The Planning 
Commission discussed the review letter noting that they did not see a reason to change the 
Ordinance to incorporate these items.  A question was asked whether the public hearing was 
scheduled.  Jennifer Van Dyke indicated she believes it is September 12th as part of the BOS 
meeting but will confirm.  It was also confirmed that the version that was emailed to the PC just 
prior to the June PC meeting is the version that was sent to the County for Act 247 review and will 
be the subject of the Ordinance hearing.  The Planning Commission also indicated that there 
should be a table of contents, page numbers and index for the Ordinance. 
 
With no further discussion, the Chair called for a motion to recommend approval of the Zoning 
Ordinance.  A motion was made by Bob Witters and seconded by Gary McEwen to recommend 
that the BOS adopt the draft Zoning Ordinance with the inclusion of a table of contents, index and 
page numbers but with no revisions based upon the “other comments” section of the CCPC letter.  
All in favor, motion carried. 
 



 

 

Invasive Species – Bob Witters mentioned the recent sightings of the Spotted Lanternfly in the 
area and others comments that the Emerald Ash Bore is also affecting trees.  It was noted that 
there’s tape and some sprays that are supposed to work on the lanterflies. 
 
Correspondence of Interest - None 
 
Upcoming Meetings - All dates subject to change 
- September 6 – Board of Supervisors Workshop Meeting (7:00 pm) 
- September 12 – Board of Supervisors Regular Meeting (7:00 pm)  
- September TBA – ZHB 2018-8 (John L. Stoltzfus) 
- September 13 – Trail Study Committee (7:00 pm) 
- September 18 – Land Preservation Committee (7:00 pm) 
- September 20 – Park & Recreation Board Regular Meeting (7:30 pm) 
- September 27 – Planning Commission Regular Meeting (7:00 pm) 
 
Adjournment 
With no further business, the Chair called for a motion to adjourn.  The motion was made by Gary 
McEwen and seconded by Terry Schmidt.  All in favor.  None opposed.  The meeting was 
adjourned at 7:45 pm. 
 
The next Planning Commission meeting will be September 27, 2018. 
 
 
Respectfully Submitted, 
  
 
Jennifer Van Dyke 
Township Engineer 
 


