Honey Brook Township Planning Commission

Regular Meeting
August 28, 2008
The Honey Brook Township Planning Commission held its monthly meeting on August 28, 2008 at 7:00 P.M.  Commissioners present:  Ray Henderson, Joann Guiseppe, Gary Walkowski, 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 minutes of the July 24, 2008 meeting was made by Ray Henderson, seconded by Joann Guiseppe.  All in favor.  The motion carried.

Subdivision/Land Development Applications

Pleasant View Welding Minor Land Development 
Jeff Burrell represented the applicant.  Since the last meeting on this application in June, the applicant has had McCrea conduct soils testing for Worsham soils, which are shown on the revised plans, and added overlay districts for the FH and RCC Districts on the plans showing relative positions to existing and proposed improvements.  Burrell questioned the need for imposing the requirements listed in the Township Engineer’s 8/19/2008 review letter per the FH District on the existing stormwater basin, since the proposal will not be disturbing the floodplain, and existing spillway is lower than the original floodplain elevation.  In addition, there is no longer water flowing through the eastern drainage ditch, which is dry most of the time.  The buildings were designed at 1 foot above flood elevation, and the FH District as shown on the eastern side of the property is only a carry through from previous plans.  Burrell further question the need to show the RCC District on the eastern drainage ditch, since it essentially is just a ditch.  
Mike Reinert stated that the problems Mr. Burrell is stating are not necessarily in dispute in theory, but that the ordinance regulations (all in Zoning) require that a designated and recorded floodplain needs to be maintained without disturbance from structures.  The Zoning Ordinance provides the following steps for relief: (1) a variance to Section 27-1302, (2) a floodplain study to challenged the floodplain designation, or (3) constructing a new stormwater basin somewhere else.  As for the RCC District, the “ditch” is a regulated Water of the Commonwealth, and though it may not have water flow most of the time it would still be considered an intermittent stream, so the RCC District is operative.  The RCC District as devised and regulated through the Zoning Ordinance also does not permit encroachment by permanent structures, as in the case on the western side of the property, according to the proposal.  
Mike France stated that the Planning Commission would probably take no position on a variance application, but Mr. Reinert and Mr. Eddy cautioned against taking a position on an as-of-now non-existent application.  The Planning Commission also delayed making any recommendations on requested waivers, although they stated that the Township Engineer and Planning Director expressed no objection to the requested waivers.
Honey Brook Estates Land Development

Heath Eddy stated that this is a follow-up to a court appeal won by the Township, that effectively overturned a decision by the Township ZHB and reestablished the legality of Ordinances #119 and #120 as of their effective date.  What this means is that this particular application no longer is entitled to the zoning under which the application was filed.  In that case, the Township was looking for a recommendation to the Supervisors to deny the land development application based on lack of zoning entitlement.  Gary Walkowski moved, seconded by Ray Henderson to recommend denial of the land development application based on the Township Engineer’s 8/19/2008 letter and specifically referencing lack of compliance with Sections 402, 403, 405, and 1201-1204 of the Township Zoning Ordinance.   All in favor. The motion carried.
Ruffini Tract Subdivision

Kirk Ruffini was present to discuss his proposed sketch plan.  Heath Eddy summarized the plan as a 2-lot subdivision which incorporates a strip owned by the County, which requested a trail easement in exchange for a transfer of land.  The County is also interested in a trail easement along the road frontage of the property.  Mr. Eddy noted that the proposed subdivision is possible only with purchase of 1 TDR in order to reduce the minimum lot area down to 1 acre.  The property has some steep slopes that are man-made (dating to the creation of the railroad line), but are regulated under the Steep Slope Conservation District.  The property also has some nonconformities (lot width, front setback) that will not impact this potential application.  Mr. Reinert stated that the review letter dated 8/26/2008 provides a basic list of items needed to be completed by the applicant’s engineer in order to file a complete application for a Minor Subdivision, including on-lot sewer soils testing, well locations, stormwater management, etc.  

The main issue is the location of the proposed access easement to Lot 2.  Under the definition of “Lot Area” the access easement would violate the contiguity requirement for all lots in a subdivision.  Mr. Ruffini has a few options available to him: (1) seek a variance from the ZHB for the Lot Area definition to permit the access easement as currently designed, (2) move the easement over to the former rail line location, or (3) use the designed flag access area for Lot 2 as the access driveway for Lot 2.  Alternatives (2) and (3) would result in a driveway crossing over the SCC District, which is permitted with limited disturbance, though from a site design perspective isn’t ideal due to disturbance.  The other issue, not for Mr. Ruffini but for the subdivision, is the potential dedication of right-of-way and the location of a trail easement within Township-owned and maintained right-of-way.  This would need to be worked out between the County Parks Department and the Township.  Mike France indicated that the variance issue would probably result in a “no position” by the Planning Commission if Mr. Ruffini were to take that approach.  There were otherwise no other issues for discussion.  
Zoning Hearing Board/Conditional Use Applications

No applications were received.

Pending Ordinances
Conservation Design Option – RC District Discussion (Mountainview II) – Ordinance #142
Heath Eddy noted that the Hankin Group brought forward a potential revision to the recorded Mountainview II subdivision plan using the new CDO allowed in the RC District.  The proposed change would result in a reduction of 3.1 acres in disturbance (including in the SCC and RCC Districts) and creation of 10.4 acres of open space.  The primary issue is that the Community Sewer multiplier doesn’t quite economically work.  The Township’s position is that adding a multiplier for a Public Sewer application would be minor relative to potential additional residential units created under the amendment.  The definition of “public sewage facility” also would need to be revised to include identification of the Caernarvon Township Sewer Authority as a public sewer entity.  Mike France indicated that the proposed change was what the Planning Commission was looking for in the first place.  Mr. France’s only question was whether this amendment would lead to demands for public sewer in the southern RC District, and Mr. Eddy stated that the NCCMA has no interest in sewering that area of the Township.  The Planning Commission agreed to forward the proposed Ordinance #142 to the Board of Supervisors to proceed with the public review process.
Other Business

Heath Eddy stated that the Planning Commission will need to officially conduct a public meeting to take any public comment on the proposed amendment to Chapter 4 of the Comprehensive Plan.  That is the only part of the Rocklyn Station project for which the Planning Commission is required to hold a separate meeting.  Members of the Planning Commission agreed that the Township Building would be adequate for this meeting, and also agreed to hold the public meeting at the next regular meeting of the Planning Commission, on September 25th. 

Also, the Planning Commission decided that there was nothing pressing to consider at the next scheduled workshop, so the workshop for September 11th was cancelled.  

Mr.  Eddy also stated that the tentative date for the public hearing on the Rocklyn Station project was going to be October 22nd at the Honey Brook Elementary Center, pending approval of the meeting by the school.

Correspondence of Interest
None received as of the meeting.

Future Meetings
Monday, September 1st – Labor Day (office closed)

Wednesday, September 10th - Regular Board of Supervisors Meeting (5:30 pm)
Thursday, September 25th – Planning Commission Regular Meeting (7:00 pm)

A motion was made to adjourn by Mike France, seconded by Ray Henderson.  All in favor.  The motion carried.  The meeting adjourned at 8:20 P.M.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning
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