
Honey Brook Township Planning Commission  
Regular Meeting Approved Minutes 

October 28, 2021 
7:00 p.m. 

 

The Honey Brook Township Planning Commission held its regular monthly meeting on 
Thursday, October 28, 2021, at the Honey Brook Township Building. The meeting was called to 
order at 7:00 p.m. by Gary McEwen, Chairman.  Commissioners present were Susan Lacy, 
Melissa Needles, Erinne Hammell, Levi Kauffman, Terry Schmidt and Troy Stacey.  Township 
Engineer Jen Van Dyke was also present. 
 
Absent:    None 
 
Guests:    Daniel Stoltzfus, Ron Hershey, John Coldiron and one resident 
 
Minutes: 
Upon review of the September 23, 2021 Planning Commission meeting minutes, no changes 
were necessary.  With no further comments, a motion to approve the minutes was made by 
Melissa Needles, seconded by Levi Kauffman.  All in favor, none opposed, the motion carried. 
 
Subdivision/Land Development Applications: 
2021-10 Elmer Kauffman Subdivision, 1373 Beaver Dam Rd, 22-10-8 Final Plan Submission:  
Plan Dated 9/9/21; Review Letter dated 10/20/21 
 
John Coldiron was present to support this plan.  Jen Van Dyke indicated that the intention is to 
subdivide a 12 acre +/- flag lot off the existing 100 +/- acre parcel.  The 12 acre lot will be 
restricted from future subdivision and this subdivision itself requires approval from the party 
holding the conservation easement on the parent tract.  While no improvements are proposed, 
the new lot has had septic testing and a sewage planning module is under review for 
submission to PADEP.  The applicant will need to comply with all stormwater management 
requirements when the lot is to be developed.  The resulting lot configuration meets zoning 
requirements and the plan complies with the applicable SALDO requirements except for the two 
requested waivers: 

- Scale of the plans shall not exceed 1” = 100’ (1” = 200’ proposed) 
- To not require monumentation around the larger parent parcel as to not interfere with 

farming operations  
 
With no further discussion, a recommendation that the above-noted waivers be granted by the 
BOS was made by Terry Schmidt, seconded by Troy Stacey, all in favor, motion passed.  A 
motion was then made by Troy Stacey, seconded by Terry Schmidt to recommend to the BOS 
granting of conditional final plan approval of the minor subdivision plan based on the applicant 
complying with the comments in the Township Engineer’s review letter dated October 20, 2021.  All 
in favor, motion passed. 
 

2021-11 Elam & Linda Stoltzfus Lot Annexation Plan, 6360 Emery Road, TPN 22-6-19:  Plan 
Dated 9/21/21; Review Letter dated 10/7/21 
 
Ron Hershey described the plan indicating that Elam proposes to annex 11.7 acres of land on 
the south side of Emery Road to his existing 43+/- acres on the north side of the road to expand 
the farm.  The existing lot on the south side will still contain 10 acres of land, and all resulting 



lots meet Zoning Ordinance requirements.  Mr. Hershey indicated that they’ve revised the plans 
to address all review letter items and have resubmitted for review.  Jen Van Dyke told the 
planning commission that they can require riparian buffer landscaping as part of a lot 
annexation plan.  Mr. Hershey explained that the riparian area on the south side of the road is 
wooded and the stream on the lot north of Emery contains some trees but at least a 30’ 
meadow buffer on both sides of the stream.  The PC felt no additional riparian buffer plantings 
were needed given the existing buffer and that farming operations do not go right up to the 
stream and in addition, a conservation plan would be required as part of stormwater 
management for future development if one isn’t already in place.  No improvements are 
proposed as part of this plan so a non-building waiver for sewage planning has been submitted. 
 
With no further discussion, a motion was made by Melissa Needles, seconded by Erinne 
Hammell to authorize the PC Chair to sign the sewage planning non-building waiver that was 
approved by CCHD as SEO.  All in favor, motion passed.  A motion was then made by Terry 
Schmidt, seconded by Troy Stacey, to recommend to the BOS granting of conditional final plan 
approval of the final lot annexation plan based on the applicant complying with the comments in the 
Township Engineer’s review letter dated October 7, 2021.  All in favor, motion passed. 
 

2021-12 Daniel Stoltzfus Rural Occupation Land Development Plan, 155 Mount Pleasant Road 
TPN 22-6-54:  Plan Dated 7/9/21; Review Letter dated 10/22/21 
 
The applicant was present.  Jen Van Dyke indicated that the PC previously saw a zoning 
variance request for this development to allow a 6,000 SF rural occupation building which is 
larger than that allowable based on lot area.  The plan proposed a new rural occupation 
building, driveway, parking, and stormwater basin.  The applicant’s engineer had responded to 
the review letter via email indicating that he would revise the plans to comply with the letter 
(except for one stormwater waiver) and noting specifically that there is no outdoor storage 
proposed and the dumpster area would be relocated to behind the building.  The applicant 
indicated that it is a woodworking business that will be served by a holding tank and connect to 
an existing water line.   
 
Jennifer Van Dyke indicated that the PC needed to determine if this would be consider a minor 
land development like the recent Daniel Blank rural occupation plan or a major land 
development.  If a major land development then items such as a traffic study, full site 
landscaping, curbs/sidewalks, separate preliminary/final approvals etc would apply.  
Landscaping needs were discussed by the PC with the applicant noting that the properties to 
the west are agricultural and to the east, the northeast portion of the property line is heavily 
wooded and on the southeastern end closer to the road, there is a residential property with a 
tree line between the properties.  The PC determined that with the existing vegetation no further 
landscaping besides the proposed plantings along the front building & parking area to screen 
the view from the roadway is needed.  Based upon this and the limited number of employees, 
the PC deemed this plan a minor land development plan. 
 
The applicant’s engineer requested a stormwater waiver from the separation distance between 
bottom of infiltration bed and limiting zone due to existing conditions.  Jen Van Dyke had no 
objection to this waiver given the favorable infiltration test results. 
 
With no further discussion, a motion was made by Troy Stacey, seconded by Terry Schmidt, to 
recommend that the BOS grant the waiver from Stormwater Ordinance Section 20-306.I & J 
with regard to limiting zone separation distance for the stormwater infiltration basin.  All in favor, 
none opposed. 



 
A motion was then made by Terry Schmidt, seconded by Melissa Needles, to recommend that 
the BOS grant conditional final plan approval to the minor land development plan for Daniel 
Stoltzfus, contingent upon complying with the Township Engineer’s review letter dated 10/22/21.  
All in favor, motion passed. 
 
Zoning Hearing Board/Conditional Use Applications: 

None 

 

Other Business:  

It was noted that the November PC meeting is early, on the 11th due to Thanksgiving.  Three 

members have indicated that they cannot attend.  The remaining PC members were advised to 

immediately notify the Township / Jen Van Dyke if a conflict arises since that would result in a 

lack of quorum.  One plan regarding the extension of Westbrook Drive / industrial development 

was submitted ahead of the deadline for this meeting. 

 
Correspondence of Interest:  
 
None 
 
 
Upcoming Meetings - All dates subject to change 

- November 3 – Board of Supervisors Workshop (7:00 pm) 
- November 10 – Board of Supervisors Regular Meeting (7:00 pm) 
- November 11 – Planning Commission (7:00 pm) 
- November 16 – Land Preservation Committee Meeting (7:00 pm) 
- November 19 – Trail Study Committee / Recreation & Parks Board (7:00 pm)  

 
 

Adjournment 
With no further business, a motion to adjourn was made at 7:35 PM by Troy Stacey, seconded by 
Terry Schmidt. All in favor, none opposed, motion approved. 
 
Respectfully Submitted, 
 
 
Jen Van Dyke 
Township Engineer 
 


