
 

 

 
Honey Brook Township 

Planning Commission Agenda 
Regular Meeting Approved Minutes 

March 28, 2019 
7:00 p.m. 

 
The Honey Brook Township Planning Commission held its regular monthly meeting on Thursday, 
February 28, 2019, at the Honey Brook Township Building.  The meeting was called to order at 
7:04 p.m. by Gary McEwen, Chairperson.  Commissioners present were Troy Stacey, Terry 
Schmidt, Bob Witters, and Melissa Needles.  Township Engineer, Jennifer Van Dyke, of Technicon 
Enterprises, Inc. (TEI), was also present. 
 
Absent:   Susan Lacy, Levi Kauffman 
 
Guests:   None 
 
Minutes: 
Upon review of the February 28, 2019 Planning Commission meeting minutes, there were no 
comments.  With no further discussion, the Chair called for a motion to approve the February 28, 
2019 Planning Commission meeting minutes.  The motion was made by Troy Stacey and 
seconded by Melissa Needles.  All in favor.  None opposed.  The motion carried.   
 
Subdivision/Land Development Applications 
 
#2019-5 John L. & Emma S. Stoltzfus Lot Annexation Plan (TPN 22-9-1.1 & 22-9-1) 
 
Ron Hershey, Hershey Surveying, was present to represent the applicant.  He described the 
proposed 2-acre annexation from a 21 +/- acre farm to an existing 3.1 +/- acre existing residential 
lot.  A portion of the lots lies within Salisbury Township, Lancaster County, who has approved a 
deferral of the plan review to Honey Brook Township.  Mr. Hershey indicated that the applicant can 
comply with all the review comments in Technicon’s review letter dated March 22, 2019 which 
were mostly additional plan notes, or minor drafting comments.  He also indicated that a Form B 
non-building waiver was submitted for sewage planning and is under review by the CCHD as 
Township SEO.  The PC asked what the purpose of the annexation was and Mr. Hershey indicated 
that the owner wanted to have some pasture area on his small lot for a couple animals.  With no 
further discussion, a motion was made by Bob Witters, seconded by Troy Stacey to recommend 
that the Board of Supervisors grant conditional final plan approval contingent upon compliance with 
Technicon’s March 22, 2019 letter and also to authorize the PC Chair to sign the Form B non-
building waiver upon approval of the CCHD.  All in favor, motion passed 
 
Zoning Hearing Board/Conditional Use Applications  
 
Mobile 3 Realty, LLC Conditional Use 2018-2 to expand the existing Manufactured Home Park 
(MHP).   
 
The applicant, Herb Fisher, was not present, however his design team including engineer Tim 
Brennan from Nave Newell, attorney Gregg Adelman, forester Mark Gallagher from Princeton 
Hydro and land use planner Dennis Gehringer were present.  Jennifer Van Dyke indicated that the 
variances with regards to woodland disturbance and steep slopes were granted by the Zoning 
Hearing Board on March 18th.  Tonight, the applicant’s team is present to discuss the Conditional 
Use application for the expansion of the park.  The Conditional Use hearing is scheduled for April 



 

 

10, 2019 at the regularly scheduled Board of Supervisors meeting.  The PC Chair indicated that 
the discussion should proceed by going through Technicon’s Conditional Use / Variance 
application review letter dated February 22, 2019 and discussing each point that related to the 
Conditional Use application. 
 

1. Sidewalks: Internal sidewalks are shown on both sides of the street extending down to 
Route 322 and to the lot lines, but not between the two entrances along Route 322.  The 
PC raised concerns over school bus loading/unloading and it was noted that there is some 
off-street parking near the western entrance.  After some discussion, it was determined that 
it may be best for the applicant to reach out to the school district transportation office to 
discuss plans / needs and noted that PennDOT may require acceleration/deceleration 
lanes as well.  The PC felt sidewalks along both sides of the street is necessary for the 
community and noted that while there’s no sidewalk along 322 now, that there may be a 
need in the future and would like a continual offer to install said sidewalk noted on the 
plans. 
 

2. With regards to the variances for woodland disturbance and in conjunction with the 
landscaping discussion, it was noted that the PC would prefer to see required landscaping 
kept on-site rather than a fee-in-lieu.  They feel buffering along Route 322 is important but 
acknowledged the existing gas line easement/row was noted as having to be maintained.  
The PC also indicated that buffering in areas along property lines where insufficient 
vegetation exists should be a priority and supported the proposed landscaping between lots 
to buffer each “backyard”. 

 
3. In terms of parking, the required number of spaces is provided but the PC noted that there 

may not be enough parking for guests and with narrow streets, the potential for guests to 
simply park along the street can cause traffic concerns.  The applicant indicated they would 
look for additional places to add parking around the site. 

 
4. It was noted that the layout complies with the lot area, lot setbacks, and impervious 

coverage and will comply with the accessory structure requirements (max 80 SF).  Units 
will be generally uniform in size.  Water and sewer would be public and it was indicated that 
the sanitary sewer lines would likely be dedicated to the Authority. 

 
5. In terms of open space and recreational facilities, the applicant indicated they plan to have 

passive trails through the woodlands.  While the woodlands will be fenced for deer 
protection, they will have gates to allow access to the trails and it was noted that on-site 
management could lock the gates at certain times.  The PC expressed a desire for active 
recreational facilities to be provided as required by Ordinance.  A tot-lot and a multi-
purpose sport court were recommended and there’s an open space lot that these could be 
placed on with nearby off-street parking.   
 

6. The Zoning Ordinance requires one trash collection area for every 15 units which results in 
8 collection units.  The applicant is proposing four.  The PC indicated that provided trash 
was picked up at regular intervals to avoid overflowing trash collection areas, they do not 
have a problem with only four areas.  The PC also noted that the Township has a recycling 
ordinance that must be complied with as part of the MHP operation. 

  



 

 

With no further discussion, the PC chair called for a motion on a recommendation to the BOS for 
the Conditional Use application.  A motion was made by Troy Stacey, seconded by Terry Schmidt 
to: 
 Recommend that the BOS grant the Conditional Use to expand the Manufactured Home 
Park with the following conditions: 
  

1. The applicant discusses with the school district transportation office plans for bus 
loading/unloading and provide sufficient sidewalks, loading areas, pull-offs etc. as 
necessary. 

2. The applicant provides active recreational facilities for the community on-site such as a 
tot lot and multi-purpose court in addition to the passive trails. 

3. Four trash collection areas are acceptable provided trash removal is conducted at a 
recurring interval necessary to avoid overflowing collection areas. 

 
All in favor, motion passed. 
 

Pending Ordinances - None 
 

Other Business - None 
 
Correspondence of Interest - None 
 
Upcoming Meetings - All dates subject to change 
- April 3rd  – Board of Supervisors Workshop, 7:00 pm 
- April 10th - Board of Supervisors Regular Meeting & Mobile 3 Conditional Use Hearing, 7:00 pm 
- April 11th  – Trail Study Committee Meeting, 7:00 pm  
- April 18th – Park and Recreation Board Regular Meeting, 6:30 pm 
- April 25th – 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 Melissa 
Needles, seconded by Bob Witters. All in favor. None opposed. The meeting was adjourned at 8:23 pm. 
 
The next Planning Commission meeting will be April 25, 2019. 
 
Respectfully Submitted, 
 
 
Jennifer Van Dyke 
Township Engineer 


