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EAST BRANDYWINE TOWNSHIP PLANNING COMMISSION

REGULAR SESSION

Wednesday, June 2, 2010- 7:30 P.M.

Those in Attendance:


Mr. Bruce Rawlings, Chairman

Mr. Stephen Cushman, Member

Mr. Charles Giordano, Member
Mr. Mervin Thomas, Member 

Mr. Carl Croft, Ex-Officio Member
Mr. Michael Wagoner, Ex-Officio Member

Mr. Scott Piersol, Township Manager
Mrs. Mary Beth Smedley, Secretary/Treasurer
Absent:


Mrs. Sandra Moser, Vice-Chairman

Mr. Michael Corbin, Member
Mr. Ray Crossan, Member

Mr. Michael Mayhew, Yerkes Associates, Inc.
Opening of Meeting

Mr. Rawlings opened the meeting at 7:30 P.M. with a Salute to the Flag.  There were five visitors present, along with MileMarker Editor George Holmes.  

Planning Commission Minutes – May 5, 2010
Mr. Rawlings asked if there were any additions or corrections to the above minutes.  Mr. Thomas noted that Mr. Croft is listed as absent when he actually attended the meeting.   With that revision, Mr. Rawlings made a motion to approve the May 5, 2010 minutes.  Mr. Giordano seconded the motion, with all voting Aye.

Guthriesville General Store

Mr. Thomas mentioned that last month’s minutes indicated Building Inspector Jeff Cantlin was hired by Weaver memorials to monitor paving work at the site.  He thought this might be a conflict of interest.  Mr. Piersol said that Mr. Cantlin would be monitoring the project for a private individual and the work was not part of a land development application.  Mr. Cantlin will not be inspecting his own work.  Mr. Rawlings said that the record should show that Mr. Thomas raised this concern and thinks this is a conflict of interest.
Grading, seeding and stormwater measures have taken place at the General Store and Weaver Memorial buildings over the past several weeks.  The stormwater BMP’s will be inspected by Mr. Mayhew and updated at the next Planning Commission meeting.  Mr. Rawlings said that there is still macadam that was to be removed according to the plan shown at the May Planning Commission meeting.  Mr. Piersol will look into on this.  Mr. Rawlings said that the site looked very good with the improvements made by Mr. DiGiamberardino and asked if there was going to be any landscape tree plantings for the rear parking lot, Mr. Piersol said no.  Weaver Memorial does have a landscape plan for the front of the property, but most of the improved areas for the both properties will be grass and macadam.  Pulte will be providing improvements and road 
widening to the intersection, but not for 18-months to 2 years.  They will coordinate these improvements with Weaver Memorial and the front of the General Store Building.  

Pulte Homes Walking Trail Issue

Mr. Piersol met with Mr. Mayhew, Mr. Buczala and Sam Carlo, Tom Blair and Bill Creeger from Pulte Homes on May 21st to discuss Mr Buczala’s concerns over the public walking trail located immediately along his property line.  The change in location occurred due to the County Conservation District and PADEP requiring Pulte to create an infiltration basin nearby. 

During the meeting, they discussed the possibility of shifting the trail further from the Buczala property line.  The primary concerns were privacy and two mature spruce trees and their root structure.  Mr. Creeger indicated the basin can be tweaked somewhat in the field, plus the trail and proposed landscaping can be flipped so the landscaping would be located between the property line and the new trail location.  This might move the trail location 8 to 10 feet, which is not out of the drip line of the trees of concern.  Pulte promised to take all reasonable measures to relocate the trail as far away as feasible from the Buczala property line, but they will not know how far that will be until the basin work is underway, which is scheduled to begin in early June.  
Mr. Rawlings said he thought the plan discussed by Mr. Piersol was a good compromise.  He asked if there would be any change in the size of the proposed basin.  Mr. Piersol said he didn’t think so since PADEP wants to maximize infiltration.  In addition, a change to the basin could be very expensive since it can’t be done as a field change, but would require newly engineered plans.  After review of the information presented, the Planning Commission unanimously supported the revised trail and landscape configuration. 

Reidinger Property Proposed Lot Line Changes
The property is located south of Hopewell Road and is accessed from Hopewell Road by a shared driveway.  The Reidinger Property is located in the R-1 Zoning District and currently contains a single family home with a deck, is mostly wooded, and contains some water of the U.S. & wetlands and some steep slopes.  The existing gross acreage is 2.511 acres and the existing net acreage is 2.039 acres.

At the southern portion of the tract, the applicant is proposing to move the eastern lot line outward and to move the western lot line inward. The amount of acreage that is gained and lost is equal (8,572 sq. ft.).  

The applicant is proposing to build a garage, not to exceed 20 feet in height, partially in the expanded area, that actually increases the minimum lot width and minimum side yard enough to change these values from non-compliant to compliant.  

The areas proposed to be gained and lost are with Hillendale Partners and appears to be a part of the proposed Hillendale subdivision, which is subject to a Settlement Agreement plan.
Mr. and Mrs. Reidinger and Mr. Adam Brower from E.B. Walsh and Associates attended the meeting to discuss the plan and the May 19, 2010 review letter.  
Mr. Brower explained that the existing house is in the corner, near the rear of the tract boundary and the Reidingers would like to construct a garage.  The only logical location for the garage is to the east of the house.  In order to do this and have the garage comply with zoning setbacks, the applicant is proposing an even land swap.
Mr. Rawlings asked that the building envelope be shown on the revised plan.  He also asked that a note be added to the plan that the basin will not be changed or filled in at any point in the future.  Mr. Brower said that he will add standard language to the plan.  

Section 350-40 – Driveways – Mr. Brower said that the area in front of the garage will be paved.  Mr. Mayhew suggested that a shared driveway maintenance agreement be created with the other property owners using the driveway.  Mr. Reidinger said that there isn’t a maintenance agreement, but a note will be added to the plan to clarify who maintains each portion of the driveway.  
Section 350-46.A – Monuments will be placed at such points in the perimeter boundary of the property being subdivided.

No development is proposed for Hillendale Parcel 30-3-67 with the lot line change.  Mr. Mayhew asked the applicant to indicate how the change will affect the Hillendale Settlement Agreement.  He is recommending that the Township Solicitor review any possible effects on the Settlement Agreement.  Mr. Brower will ask Mrs. Fuller to review this for the Township.  

The existing minimum lot width is listed as 145 feet on the Zoning Data Table, but it appears that this may be closer to 185 and should be reviewed for accuracy.  Mr. Thomas asked whether a small portion of the property should be considered front yard or side yard.  Mr. Piersol and Mr. Brower thought the area is question would be considered the side yard.  
Mr. Brower was asked whether water runoff from the Hillendale property might affect placement of the garage.  Mr. Brower said that it shouldn’t be a problem. Although a small amount of water comes off the Hillendale development, Mr. Reidinger also said that there wasn’t an issue with water flowing towards the area of the property where the garage will be located.  
Mr. Cushman asked Mr. Brower to clarify where the driveway is located.  He asked that the revised plan show where the nearest proposed improvements are to be located on the Hillendale property. 

Mr. Giordano, Mr. Croft and Mr. Wagner had no questions.  

Mr. Rawlings made a motion to recommend the  Board of Supervisors grant preliminary plan approval for the lot line change with the condition that the applicant comply with all comments in the May 19th Yerkes review letter and all representations in these minutes.  Mr. Cushman seconded the motion, with all voting Aye.  

Kling Property – Revised Sketch Plan Review
BR Partners, LLC proposes to convert an existing dwelling and dental office into a Montessori School.  It is now revised to anticipate that a maximum of 45 students will be attending the school. The revised plan now has a circular drive around the building, pick-up/drop-off areas, a fenced play area, and a stormwater infiltration bed located entirely outside of the parking area. 
The property is located on Horseshoe Pike, just north of an existing townhouse community driveway.  The property currently contains a two-story building, driveway access from Horseshoe Pike, lawn area and trees.
Mr. Jim Haigney from Commonwealth Engineers attended the meeting on behalf of the applicant to discuss the sketch plan and the Yerkes May 27, 2010 review letter.  Mr. Haigney said that the applicant will comply with most items in the review letter.
A dye test indicates that the property is tied to public sewer.  Mr. Alan Roth from Aqua Pennsylvania is requesting water bills from one of the existing schools owned by the applicant so that he can send a letter confirming that the property is tied into the public sewer and the existing sewer system can accept the additional anticipated sewage flow for the school. According to Mr. Haigney, the schools use average 148 gpd.  The existing well is located very close to the existing dwelling.  Mr. Haigney said that the applicant is investigating connection to public water.  
The sketch plan has been revised to show a one-way traffic circulation pattern that allows for ease of traffic flow through the site during peak pick-up and drop-off hours.  In addition, three drop-off spaces have been added to the site in addition to the fifteen parking spaces.  Since the number of students has been reduced from 60 students to 45 students, only ten parking spaces are required, however, fifteen parking spaces have been provided in addition to the three drop-off areas.  A trash receptacle and fenced outdoor play area have been added to the plan.   

The seepage bed location was moved.  Infiltration testing and a perc test were done. Results indicated that a seepage bed can be designed.  Mr. Haigney said that the applicant will comply with this at the time of land development.  
The impervious cover is currently at 15.9%.  With the proposed improvement the impervious will be at 29.6%, well above the 15% allowed in the R-3 Zoning District. According to Mr. Haigney, he will be able to capture the difference in water volume up to a 100-year storm.  Mr. Rawlings said that the applicant will have to request relief from the Zoning Hearing Board. This can be done at the same time as the hearing for a special exception for a school.  Mr. Rawlings said he thought there was to be a sidewalk between the house and the drop-off area.  Mr. Haigney said although it’s not shown on the plan, it was counted in the overall impervious cover.   
The playground is approximately 10 feet from the property line.  Mr. Haigney said that could probably be modified.  It will be buffered from neighboring properties with arborvitae.  Mr. Rawlings suggested that the applicant provide a buffer of at least 25 feet.  Mr. Haigney said he thought that would be possible.  Mr. Piersol said there might be a State requirement for the area needed for a playground.  Mr. Haigney replied that the students probably wouldn’t be outside at the same time, but rather would use the playground in shifts.    
Mr. Thomas said he thought he saw a memo which mentioned using a bull valve in connection with the sewer.  Mr. Haigney said he doesn’t recall that memo and does not intend to use that type of valve.
Mr. Wagner and Mr. Croft were both concerned with the amount of impervious on the property.  Mr. Croft said he was also concerned with the traffic and thought that the lot may be too small for what the applicant is proposing.  Mr. Haigney suggested that he may consider some sort of pervious paving.  The Township doesn’t normally support this use because of maintenance issues.  He also indicated that he may be able to reduce the number of parking spaces since the number of students has been reduced from 60 to 45.  
Mr. Cushman and Mr. Piersol both thought the traffic circulation pattern was improved from the previous sketch plan.  Mr. Piersol remains concerned with the proposed amount of impervious on the site.  Mr. Haigney said that he will need to discuss that with his client and his attorney.  

The Planning Commission remains concerned about the impervious coverage and did not support the increase impervious at this time.  They also questioned whether there is actually a hardship for allowing such a large increase.    Mr. Haigney will provide additional information for them to review, but did mention that the VC district allows for a much higher percentage of impervious coverage and since this area will be used as a school, not as a residence, the Zoning Hearing Board may take that into consideration.   
Ordinance Task Force 
Mr. Piersol reviewed the following agenda items that were discussed at the May 26th Ordinance Task Force Meeting:
1. The Comprehensive plan visual resources inventory and the Hadfield Road Bridge. 

2. The Vision Partnership grants update.  There will be two rounds per year instead of three and scoring for applications has changed with an emphasis on previous grant funded projects.
3. The Comprehensive Plan and development impacts.
4. Ordinance amendments to the MU change to the R-2 Village Extension Overlay is on hold pending discussions with the Plank Family.
5. Impervious percentage amendment increase from 12% to 15% under certain conditions.

6. The loop road corridor and official map.

7. The draft stormwater management Ordinance.

8. The DVRPC Rt. 3322 Corridor study.
9. Mr. VanLew’s letter to PennDOT requesting revisions to the existing westbound passing lane in the 1200 block of Horseshoe Pike.
10. Suggested Zoning Ordinance update regarding solar panels.
11. The Land Use code update.

12. Zoning Definitions.
13. The Giant Proposal that will be discussed at the June 3rd Board of Supervisors meeting and the July 7th Planning Commission meeting.

14. Pulte Homes and changes to the Guthriesville Section.
15. Comments on the Uwchlan Township Comprehensive Plan should be forwarded to Mr. Piersol by June 23rd.  

Zoning Hearing

The Caspar Zoning Hearing originally scheduled for Tuesday, March 2nd has been postponed to a later date.  
Comments from the Audience

Mr. Rawlings asked if there were additional comments from the audience.  There were no comments.  

Adjournment: There being no further business Mr. Rawlings made a motion to adjourn the meeting.  Mr. Cushman seconded the motion, with all voting Aye.  The meeting was adjourned at 9:05 P.M.
Respectfully submitted,

Mary Beth Smedley, 
Secretary/Treasurer
