Honey Brook Township Planning Commission

Regular Meeting
October 23, 2008
The Honey Brook Township Planning Commission held its monthly meeting on October 23, 2008 at 7:00 P.M.  Commissioners present:  Ray Henderson, Joann Guiseppe,  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 September 25, 2008 meeting was made by Joann Guiseppe, seconded by Ray Henderson.  All in favor.  The motion carried.

Subdivision/Land Development Applications
John R. Stoltzfus & John S. Kauffman Minor Subdivision
No one was available to represent the application.  Mike Reinert noted that this subdivision is to transfer 1.37 acres from the larger property (owned by Mr. Stoltzfus) to the smaller lot (owned by Mr. Kauffman).  There is one waiver needed in this case, to Section 22-503.B.2 to clear the applicant of the need to identify and provide for riparian corridor and floodplain information on the plan; this has been waived previously for minor subdivisions such as this.  

A motion was made by Ray Henderson, seconded by Joann Guiseppe, to approve a waiver to Section 22-503.B.2.  All in favor.  The motion carried.
A motion was made to recommend final approval conditioned on compliance with the Township Engineer’s September 26, 2008 review letter.  The motion was made by Gary Walkowski, seconded by Ray Henderson.  All in favor.  The motion carried.

This application will be reviewed by the Board of Supervisors at their November 12, 2008 regular meeting.

Sweetwater Business Properties (Lyn Kemper) Land Development
Jeff Burrell represented the applicant, who also was in attendance.  The plan was submitted following approval of a front yard setback variance by the Zoning Hearing Board.  Burrell stated that most of the issues indicated on the Township Engineer’s review letter were being addressed.  A couple of the issues to focus on for comments are landscaping, requirement of a traffic impact study, and sidewalks.  The Planning Commission deemed the landscaping as shown to be sufficient for a Minor Land Development application.  The issue of sidewalks probably will not become an issue at this location.  As for the traffic study, the Planning Commission accepted the Township Engineer’s recommendation to forward the plan for review of circulation and access to a traffic consultant for review and comments.  

There was one additional waiver to request, to Section 22-604.2.A, which requires frontage and access from a roadway; the plan as designed has frontage but will derive access from a shared driveway with the Kemper building located immediately behind the development site.  Access will be maintained with a shared access and parking easement, which will allow for large truck parking on the Kemper site.  Drainage will also be addressed through a drainage easement across the Kemper site driveway.  
There are a series of waivers requested by the applicant that will be voted on in groups.  A motion was made by Gary Walkowski, seconded by Ray Henderson, to approve waivers to Sections 604.2.A, 615.3.C, 618.1, 619.1, 621, 626.1, 629.4, and 629.5 based on the findings in the Planning Director’s staff report and the comments in the Township Engineer’s October 17, 2008 review letter.  All in favor.  The motion carried.

A motion was made by Stacie Popp-Young, seconded by Gary Walkowski, to approve a waiver to Section 22-612, conditioned on the parameters stated by the Township Engineer’s October 17, 2008 review letter.  All in favor.  The motion carried.

No further action was possible until after conclusion of the traffic consultant’s review and response by the applicant’s engineer.

Timothy M. & Traci Sheldon Subdivision
Jeff Burrell represented the applicant, who was also in attendance.  Burrell noted that most of the issues from the previous review had been resolved.  The percolation tests for the proposed stormwater plan exceeded what was expected, so the plan was cleared by the Township Engineer.  The major comment from the Planning Director in May related to woodland disturbance.  The current plan is within the maximum allowed, so no replacement will be required.  

The primary remaining issue is the status of the road.  The applicant, Timothy Sheldon stated that he would prefer the roadway was public.  Mike France requested input.  Heath Eddy stated that the roadway as designed is according to public standards, so the Township would have little recourse to not accept it; the Township will need to negotiate compensation with West Brandywine Township to maintain the 220-foot extension of Barons Hill Road.  

Mike France also stated general opposition to waiving open space fees for the entire subdivision.  Since Mr. Sheldon will occupy Lot 1, Mr. France suggested the Planning Commission approve a waiver of the open space fee-in-lieu for Lot 1 only.  Mr. Sheldon was amenable to that approach.

A motion was made by Stacie Popp-Young, seconded by Ray Henderson, to approve a waiver to Sections 625.2.B and 625.3 for Lot 1 only.  All in favor.  The motion carried.  

A motion was made by Gary Walkowski, seconded by Ray Henderson, to approve waivers to Sections 502.D(1)(d), 618.1, 619.1, 620.1, 629.4 (with the condition an escrow shall be provided in the amount equal to the required number of street trees, with the final determination of requiring street trees on the site by made by the Township with the final inspection of improvements), 629.5, 629.7, 629.8, and 629.12.  All in favor.  The motion carried.

A motion was made by Ray Henderson, seconded by Joann Guiseppe, to recommend approval of the preliminary subdivision plan, based on plans drawn by Dunlap & Burrell, LLC, dated 3/10/2008, revision dated 10/8/2008, with the condition that the applicant shall comply with outstanding issues contained in the Township Engineer’s review letter dated October 17, 2008.  All in favor.  The motion carried.
This application will be reviewed by the Board of Supervisors at their November 12, 2008 regular meeting.

John Omar Stoltzfus, Jr. Minor Subdivision
Larry Leisey represented the applicant.  The application is essentially to create a lot (Lot 2) out of an existing farm site that essentially is two parcels separated by the Todd Road right-of-way.  The two larger tracts, indicated as Lots 1 and 3, will be restricted to agricultural use.  The other part of the subdivision is to transfer a 2,721-square foot triangular piece of land that is currently maintained by Ms. Lynn Pidge, who owns a half-acre parcel off of James Street in the Borough.  This parcel will be attached to the parcel owned by Ms. Pidge.  The applicant also needs the Borough to clear the review of the subdivision to proceed with approval and recording, as there is about ¼ acre of the property in the Borough (located off of Twin County Road).  

With respect to landscaping along the stream corridor, the Planning Commission suggested that a set of landscaped plantings be incorporated as part of a program that shares such landscaping across the Township.  

A motion was made by Ray Henderson, seconded by Gary Walkowski, to approve waivers to Sections 503.D, 503.E, and 627, given the limitations of the minor subdivision, and that there is no additional development for the property.  All in favor.  The motion carried.  A motion was made by Stacie Popp-Young, seconded by Joann Guiseppe, to recommend approval of the subdivision conditioned on compliance with the requirements indicated in the Township Engineer’s October 17, 2008 review letter.  All in favor.  The motion carried.

This application will be reviewed by the Board of Supervisors at their November 12, 2008 regular meeting.

William A. & Lorraine M. Roche Minor Subdivision

The applicant authorized an extension of time to January 31, 2009.

Pleasant View Welding Minor Land Development

The applicant approved an extension of time to December 31, 2008.  The applicant received approval on 4 variances related to the riparian and flood hazard overlay requirements, and will be submitting revised plans for review at the November meeting.

Zoning Hearing Board/Conditional Use Applications

Swampy Hollow Manufacturing/Levi Stoltzfus Variance Application
The applicant withdrew his application.
Pending Ordinances
Sign Ordinance Amendment
This topic was to be addressed at the Planning Commission workshop on October 9th but there was no quorum.  The amendment is to allow institutional uses to have more than 1 sign, provided the total square footage of sign was to remain at 15 square feet for ground signs and 10 square feet for wall signs.  There were no objections to the proposed amendment.  A motion was made by Gary Walkowski, seconded by Ray Henderson, to forward the amendment to the Board of Supervisors to take action.  All in favor.  The motion carried.
Other Business

In RE Chambers Subdivision

Scott Risbon requested comments from the Planning Commission.  He was looking to buy the proposed Lot 1 of the Chambers Subdivision to which he would move his landscaping business.  The property is 22 acres gross (8.8 acres net) and was approved for landscaping business by the Zoning Hearing Board in June 2006.  The Township Zoning Officer interpreted the findings of that Zoning Order and determined that Mr. Risbon’s request could not be met without further relief.  Heath Eddy, as the Zoning Officer, noted that the applicant’s business includes 93-96 employees, whereas the applicant involved in the ZHB approval indicated a total of 4 employees and a maximum of 1 acre of property use for the business.  Section 27-2004.4 of the Zoning Ordinance also indicates that without permit applications or building construction commencing within 1 year of approval, the Zoning Order would expire, which occurred in this case.  Mr. Risbon believes that his background with the neighbors would lead to support of his request.  Mr. France indicated that the scale of the request was way too large for the area, with at least 20 trucks leaving and entering the site every day, and that the Commercial or Industrial districts would be more appropriate for this use.  Mr. Henderson and Ms Guiseppe indicated that they believed this use would have no major impact on the location.  Ms. Popp-Young indicated the magnitude of the request was too large.  Mr. Walkowski expressed opposition to request on similar grounds.  Mr. Risbon stated that the site could resume as a campground under these circumstances, and Mr. France stated that that was permissible under existing zoning.  

Correspondence of Interest
Heath Eddy handed out materials discussion proposed amendments to home occupation and rural occupation regulations.  These will be discussed at the November 13th Planning Commission workshop.
The Planning Commission agreed to have their November and December meetings on the third Thursday of the month, or November 20th and December 18th, to work around Thanksgiving and Christmas.  
Heath Eddy also reported that the Zoning Hearing Board issued a Zoning Order on the RV Industries application authorizing construction of a proposed building addition, provided the applicant also remove the gravel staging area that encroaches on the delineated wetland.  The Planning Commission should expect a land development application in the near future.  

Future Meetings
Wednesday, November 12th - Regular Board of Supervisors Meeting (5:30 pm)
Thursday, November 13th – Planning Commission Workshop (7:00 pm)

Thursday, November 20th – Planning Commission Regular Meeting (7:00 pm)

A motion was made to adjourn by Stacie Popp-Young, seconded by Gary Walkowski.  All in favor.  The motion carried.  The meeting adjourned at 8:25 P.M.

Respectfully Submitted,

Heath Eddy, AICP

Director of Planning and Zoning

PAGE  
5

