Honey Brook Township Planning Commission

Regular Meeting
September 25, 2008
The Honey Brook Township Planning Commission held its monthly meeting on September 25, 2008 at 7:00 P.M.  Commissioners present:  Ray Henderson, Joann Guiseppe, Gideon Stoltzfus, Stacie Popp-Young, 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 August 28, 2008 meeting was made by Joann Guiseppe, seconded by Ray Henderson.  All in favor.  The motion carried.

Comprehensive Plan Amendment Public Meeting – Rocklyn Station 
Mike France opened the public meeting at 7:10 pm.  Heath Eddy provided a short synopsis of the proposed amendment to replace existing Chapter 4 in the Township Comprehensive Plan with revised text and a new map showing the proposed overlay district as created by the Township Planning Commission.  Mike France then opened the meeting to public comments.

Zoning Hearing Board/Conditional Use Applications

Pleasant View Welding/Aaron King Variance 
No one was present to represent the application.  This application is a continuation of the discussion in August concerning the location of the stormwater basin, improvements to it, and the location of the proposed building in the RCC Zone 2.  As stated in the Planning Director’s report, most of the variance requests have justification, with the exception of the building encroachment, but the Planning Commission will need to decide what they will allow or support.  Mike Reinert noted that the applicant believes the location of the proposed building would avoid interior circulation problems that could come up if the building were moved.  Mike France stated that the location is probably not going to result in harm to the stream area, and that the existing building also encroaches on the RCC Zone 2.
A motion was made by Ray Henderson, seconded by Gary Walkowski, to forward to the Board of Supervisors a recommendation of “take no position” on all 4 variances requested.  All in favor.  The motion carried.
Subdivision/Land Development Applications

Edge of the Brook Sketch Plan
Marty Dwyer was present to represent the applicant, Lew Frame (who was also present) and Ruth Frame.  Marty Dwyer used a PowerPoint presentation to identify the key features of the proposed development for the Frame property, located on the 67 acre farm site that is bordered by Compass Road/Route 10, Walnut Street, and Park Street/Road and split between the Borough and Township.  The first proposal for this site was for 356 units plus commercial back in 2004.  This proposal is for 214 age-restricted residential units, including single family detached, duplex, and triplex units, with an additional 6 units to be developed later.  The proposal is designed around the existing manor house, and the focal point for future residents will be the clubhouse facility.  The proposal is designed to respond to the Township and Borough Comprehensive Plans in terms of policy direction.
The presentation including specific information about the proposal, including details of the types of architecture to be used, landscaping, private roads and narrower widths, and the need for zoning revisions in order to implement the proposal as designed.  Mr. Dwyer identified the main considerations for the proposal was the impact on schools, traffic, and design of the community.  The zoning revisions would include allowing triplexes in the C-Commercial District and revisions to the area and bulk regulations to reduce lot sizes and setbacks.  

Stacie Popp-Young agreed that the proposal meets the general concept of the Comprehensive Plan, though the emphasis in the Township plan was the Rocklyn Station area.  Ms. Popp-Young also mentioned that the Township was interested in establishing “buggy lanes” along Route 10 for Amish traffic; expressed concern for the appearance of the Borough’s “gateway” with backyards facing Route 10; inquired as to whether the proposed development would utilize green building techniques, including native and local materials and supplies, and LEED standards; discussed including connectivity of trails and sidewalks to the Borough; expressed concern about development too close to the creek on the site; and expressed concern for traffic impacts.  
Marty Dwyer stated that Route 10 is the proposal’s marketing window, and want effective landscaping and irrigation to maintain plantings long-term; that green building is good policy but must be balanced with affordability; and indicated that geothermal was an important technique that should not impact well water supplies.  
Ray Henderson stated that the plan looks great, and could be attractive based on what he saw in the presentation.  
Mike France expressed with the appearance of the development, and what looks like “jamming in” of units; wanted the Brandywine Conservancy to review this proposal, consistent with the previous proposal review; indicated that affordability was very important and wanted to make sure that people who are already here are provided for; and wanted to make sure that commuter problems weren’t exacerbated.  

Marty Dwyer stated that the proposal is market-based, and that simple changes to the units make little difference in terms of cost.  Mr. Dwyer also stated concern regarding the impact a Brandywine Conservancy review of the project would have on this proposal.  He stated that the project requires significant up-front costs including the clubhouse and some of the other improvements.  
Mr. Dwyer indicated that the applicant’s would be available to provide a tour of similar developments to provide on-the-ground context.  There are examples in Bethlehem, Easton, and a new one in Harrisburg.  

The Planning Commission supported the idea of having the proposal reviewed by the Brandywine Conservancy.  Marty Dwyer indicated that the applicants would wait for the results of the Conservancy’s plan review.   [Note: This review was declined by the Township Manager; a more thorough review of the proposal would be taken up by the Director of Planning & Zoning, based on the Brandywine Conservancy’s 2004 proposal review.]

Other Business

Martin Shea, representing the Knob Hill Farm HOA, requested an amendment to the Zoning Ordinance regarding identification signs for residential developments.  Heath Eddy noted that the current regulations limit the size and number of signs to 1 sign of 15 square feet.  The Knob Hill project is not requesting more than 12 square feet total but the limitation on the number of signs means one development entrance has no signage, which tends to lead to confusion for new visitors.  Mike France noted that this seemed to be an overly restrictive standard, which was a shared opinion of Planning Commission members.  The Commission agreed to consider an amendment to the sign regulations, to be drafted by Mr. Eddy.  This will be done at the Planning Commission workshop on October 9.  
Correspondence of Interest
Heath Eddy noted that the Zoning Hearing Board conducted a public hearing on the RV Industries request concerning impervious surface coverage, and that it was his opinion that the request was likely to be approved.  Mr. Eddy noted that the Board appeared to be concerned about the location of gravel in a delineated wetland, and that they may include a condition to remove this impervious surface area.  If that is the case, Mr. Eddy and Mike Reinert would work to implement wetland restoration requirements when the project comes in for land development.  
Mike France also inquired as to the rumored settlement of the Tel Hai case.  Heath Eddy responded that the Board agreed to allow expansion of Tel Hai including up to 350 units, most of which are north of the water tower and in the woods on the expanded site.  Planning Commission members expressed extreme frustration with this agreement, as it undermined their position taken during the course of developing the Comprehensive Plan, and that it reflected poorly on the Township’s ability to manage growth (including the location of such growth) within its own borders.  

Future Meetings
Wednesday, October 8th - Regular Board of Supervisors Meeting (5:30 pm)
Thursday, October 9th – Planning Commission Workshop (7:00 pm)

Tuesday, October 21st – Land Preservation Committee (6:30 pm*)

Thursday, October 23rd – Planning Commission Regular Meeting (7:00 pm)

* The agenda noted the start time as 7:00 pm; shown is the corrected meeting time. 

A motion was made to adjourn by Mike France, seconded by Ray Henderson.  All in favor.  The motion carried.  The meeting adjourned at 9:30 P.M.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning
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