
Honey Brook Township 
Planning Commission Agenda 

Regular Meeting Approved Minutes 
November 12, 2020 

7:00 p.m. 
 
The Honey Brook Township Planning Commission held its regular monthly meeting on Thursday, 
November 12, 2020, at the Honey Brook Township Building.  The meeting was called to order at 
7:00 p.m. by Melissa Needles, Vice-Chairperson.  Commissioners present were Terry Schmidt, 
Troy Stacey, Susan Lacy and Bob Witters.  Township Engineer, Jennifer Van Dyke, of Technicon 
Enterprises, Inc. (TEI), was also present. 
 
Absent:   Levi Kauffman, Gary McEwen 
 
Guests:   Keystone Court representatives, Victoria Wilson, Rich Vishneski (for Maple Inn property) 
 
Minutes: 
Upon review of the October 22, 2020 Planning Commission meeting minutes, no changes were 
necessary.  With no further comments, the Vice-Chair called for a motion to approve the minutes.  
A motion was made by Bob Witters and seconded by Troy Stacey.  All in favor.  None opposed.  
The motion carried.   
 
Subdivision/Land Development Applications  
 
#2020-3 Keystone Court Sketch Plan, 2140 Horseshoe Pike (TPN 22-8-85.1B) 
-Plan Dated 10/13/2020; Sketch Plan Review Letter dated 11/5/2020 
- The applicant, the park managers, the applicant’s attorney and their engineer were present.  
Keystone Court is looking to expand the existing 47-home MHP by 47 additional homes for a total 
of 94 units.  The development will be to the east and south of the current park area.  The site 
entrance/exit off Route 322 will remain in the same locations.  Other associated proposed 
improvements include a trail, tot lot, maintenance building and a new pump station.  The residents 
own the individual MH units and lease the “lot”. 
 
Jennifer Van Dyke noted from a Zoning standpoint, based upon the proposed sketch, density, 
property line setbacks and impervious coverage appears to be met, but variances would be 
required for:  

- Not providing individual lots for each unit (6,000 SF req’d for a single-wide unit) 
- Not providing a minimum lot width of 50’ (where units are situated with the short side 

facing the road, the average width is 35’) 
- Not providing a front yard setback of 25’ (setbacks will range from 5’ – 20’) 
- Not providing side yard setbacks of aggregate 30’, 5’ min one-side; 
- Not providing 30’ between units, 20’ proposed 
- Placement of more than 5 units parallel to each other 

 
The applicant indicated that the existing park does not have defined “lots” and does not plan to 
depict individual lots in the expansion area either for consistency.  The expanded area will have 
defined typical lot layouts that clearly depict the maximum unit size, setbacks from the street, 
distance between units, shed locations, etc.  Permanent driveways will also help delineate the 
“lots”.  They intend to comply with the maximum 80 SF shed size limit and placement 
requirements. 
 
Jennifer Van Dyke noted that parking calculations need to be provided to depict exactly how the 
2.25 spaces/unit are being provided and ensure that the required common parking area setbacks 



are met.  This parking requirement only applies to parking for the new units and new parking 
areas.  The applicant indicated they would provide this information and felt they could comply. 
 
In terms of open space, the Planning Commission felt a tot lot and trail was appropriate though the 
trail should be constructed of a durable material rather than mulch/wood chips.   It was noted that 
the SALDO recreational requirements may exceed what is provided and a waiver would be 
necessary.  They also noted that the trail should connect into the park at certain locations like 
parking areas / streets to avoid cutting through people’s yards or having to walk the entire trail.   
The PC felt there was no space for a community building and did not feel strongly that one should 
be provided.   
 
The applicant believes they can comply with the steep slope disturbance requirements and all 
riparian buffer/wetland margins.  In terms of woodlands, the applicant presented historical imagery 
from 50+ years ago showing that the expansion area was not previously woodlands and stated 
that the area cleaned out was mostly brush / trash.  Jennifer Van Dyke indicated that they need to 
provided detailed records of what vegetation (brush / trees) was removed from the expansion area 
in the last 3 years since the time of initial sketch plan application. 
 
It was noted that the SALDO contains other MHP requirements which the applicant will need to 
comply with and/or seek waivers including a delineated lot for each unit, 30’ separation between 
units, sidewalks and potentially parking of two vehicles at each lot.  Fire hydrants will need to be 
provided per Ordinance requirements.  Applicant indicated trash removal is unit by unit. 
 
The applicant will prepare their zoning hearing application and the PC will be given a chance to 
comment on the formal application.  No motions were made. 
 

Zoning Hearing Board/Conditional Use Applications  
 
Application 2020-7; Victoria Wilson; Grieson Road – special exception for limited-impact home 
occupation 
Ms. Wilson indicated that she was looking to seek a special exception to have a LIHO on the 
property within an accessory building on her property.  She is seeking her FFA license to be an 
importer of certain firearms for wholesale to dealers.  Firearms would be stored only for a short 
time between import and delivery to dealer.  She has security measures in place and there would 
be no visual indication of the business.  It was recommended that she consider an alternative 
storage location within the dwelling to be a no impact home occupation and/or alternative site 
because a special exception hearing requires public notice and direct notification of property 
owners within 500’.  The Planning Commission took a position of support, motioned by Troy 
Stacey, seconded by Terry Schmidt; Three in favor, one against, one abstain (Bob Witters). 
Application was formally withdrawn on 11/13/2020. 
 
Application 2020-8; Mike Reilly / JT & MR Properties LLC, 3125 Horseshoe Pike (22-8-1.6), 
special exception for multi-family dwellings in the MUR zoning district 
Mr. Vishneski, of D.L. Howell, was present to represent the plan.  The applicant plans to redevelop 
the current Maple Inn property into a 24-unit townhome community.  The applicant indicated that a 
sketch plan review by Technicon indicated the plan was in compliance with Zoning requirements 
except for the need for a special exception for the use itself, and that TDRs would be obtained to 
increase the allowable density to allow 24 units in lieu of the 16 allowed by right.  Sufficient parking 
spaces to meet Ordinance requirements are met but it is recommended that additional spaces be 
provided in order for one guest space per unit be provided.  The PC felt a tot lot was appropriate 
and indicated that a trail may not get much use given the limited size of the property.  The PC 
agreed with the recommendation that this be a major land development plan.  With no further 



discussion, the PC took a position of support for the SE application, motioned by Bob Witters, 
seconded by Melissa Needles; Four in favor, zero against, one abstain (Susan Lacy).   
 
Pending Ordinances - None 
 
Other Business –  
 West Caln: It was noted that the plan includes the use of horses for transportation.  The PC 
recommended that language be added regarding limiting use of horses during times of high 
temperatures and/or humidity.  No other comments were made. 
 
 Parks & Recreation Comprehensive Plan: Susan Lacy indicated that she previously 
provided comments but it doesn’t appear they were incorporated.  PC members had no other 
comments. 
 
Correspondence of Interest - None 
 
Upcoming Meetings - All dates subject to change 
- December 2– Board of Supervisors Workshop, 7:00 pm 
- December 9 - Board of Supervisors Regular Meeting, 7:00 pm 
- December 10 – Trail Study Committee Regular Meeting, 7:00 pm 
- TBD – Zoning Hearing #2020-7 (now withdrawn) 
- TBD – Zoning Hearing #2020-8 
 
Adjournment 
With no further business, a motion to adjourn was made at 8:30 PM by Bob Witters, seconded by Terry 
Schmidt. All in favor, motion approved. 
 
Respectfully Submitted, 
 
 
Jennifer L. Van Dyke, P.E. 
Township Engineer 


