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EAST BRANDYWINE TOWNSHIP PLANNING COMMISSION

REGULAR SESSION

Wednesday, April 4, 2007 – 7:30 P.M.
Those in Attendance:


Mr. Bruce Rawlings, Chairman
Mr. Stephen Cushman, Vice-Chairman
Mr. Charles Giordano, Member
Mrs. Deborah Marshman, Member

Mrs. Sandra Moser, Member

Mr. Mervin Thomas, Member

Mr. Scott T. Piersol, Township Manager

Mr. Al Giannantonio, Township Engineer

Mr. Michael Mayhew, Township Engineer

Mrs. Mary Beth Smedley, Township Secretary/Treasurer

Absent:

Mr. Michael Corbin, Member
Mr. Rawlings opened the meeting at 7:30 P.M.  There were eleven visitors present.
Planning Commission Minutes – March 7, 2007 
Mr. Rawlings asked if there were additions or corrections to the March 7, 2007 minutes. There were none.  Mrs. Marshman made a motion to approve the minutes as presented.  Mr. Giordano seconded the motion, with all voting Aye.  

Associated Wholesalers, Inc. (Cropper’s) Extension

Representatives from Associated Wholesalers, Inc. attended the December 6, 2006 Planning Commission meeting to discuss the proposed Cropper’s store improvements and to discuss the extension request which was granted until April 30, 2007.  At that meeting, the Planning Commission also discussed the Gambone project and suggested that the applicant contact Gambone to discuss a concept plan for how the store’s expansion might be possible.  

Based on this direction, the applicant has been coordinating with Gambone and discussing alternatives. According to the applicant’s attorney Deborah Shulski, Esq., there are still several issues that need to be resolved.  The applicant is requesting another four month extension of time from which the Board of Supervisors has to render a decision on the preliminary land development plans until August 31, 2007.

There was a concern about stormwater management.  According to the applicant’s engineer Adam Brower, he reviewed the stormwater plan for the site and it is his opinion that it should not be a problem.  

Ms. Shulski presented a concept plan that shows an extension of the Cropper’s store to the west of the existing building, along with additional parking on the Watters’ property.  There were 57 additional proposed parking spaces and 8 spaces in reserve.  Additional landscaping is proposed to buffer the view of the center.  Mr. Rawlings stated that the Planning Commission did not know the additional parking spaces were being proposed until last month when Gambone was discussing a zoning hearing application for the Watters’ property.  At that time the Planning Commission had asked Gambone to provide additional parking spaces for the proposed bank.  This may pose a problem because of the additional impervious surface.  The Planning Commission wasn’t certain that additional parking should be constructed in that area.  Ms. Shulski suggested that the area could be held in reserve for additional parking and that employees of the Cropper’s store could be directed to park in areas that are away from the store and less frequently used. Mr. Rawlings said that the Planning Commission wasn’t aware of AWI’s proposal until last month when Gambone Development appeared at the Planning Commission to discuss their zoning application.  At that time, Gambone was asked to provide additional parking spaces for the proposed bank.  Ms. Shulski said that maybe all of the proposed Cropper’s spaces to the west of the building should be held in reserve.  Ms. Shulski was asked if the portion of the building currently used by Rite-Aid could be used for additional parking. She said that major renovations would be needed on the existing building and that it has been determined it would not be an ideal location for parking.  Mr. Len Blair from Brandywine Village said that they are trying to schedule additional meetings with Gambone to discuss how an expansion of the Croppers’ store might be achieved.  It was noted that the concept plan shows 40 additional parking spaces.  The applicant would have to provide 45 additional spaces unless they applied for a variance from the zoning ordinance.  Mr. Giannantonio asked who would be responsible for snow removal and maintenance of the proposed additional parking spaces on the Gambone property.  Mr. Blair said that Brandywine Village would be responsible for maintenance.    

The Planning Commission suggested that the applicant schedule a meeting as soon as possible with representatives from Gambone to discuss outstanding issues with regard to expanding the Croppers’ store.

It was noted that the original store never had sprinklers installed.  Mr. Richard Blair stated that sprinklers would be installed when the building was expanded.

Mr. Rawlings made a motion to recommend the Board of Supervisors accept an extension to review this land development application until August 31, 2007.  Mr. Thomas seconded the motion, with all voting Aye.

Brandywine Ponds (DeCovny Parcel)

The plans depict a proposed 25-lot subdivision of an existing 89.211 acre parcel located on the north side of Dowlin Forge Road.  The parcel contains an existing farmhouse and farmstead buildings, wooded steep slopes, ponds, wetlands, and a tributary stream to the 
East Branch of the Brandywine Creek.  The parcel is situated within the R-1 Zoning District and each lot is to be served by on-site water supply and sewage disposal.  

At the request of the Planning Commission, a plan showing the trail system was sent to Mr. Tom Kummer for his review.  He and Mr. Brower then toured the property to determine exactly where the trail would be located.  Mr. Brower stated that there are two distinct terrains in the area of the road – woodlands and flat meadow/wetlands.  It is the applicant’s intention to install a split rail fence along the flat meadow area just outside the legal road right-of-way.  The fence will continue near the deceleration lane where the ground falls away.  Mr. Brower said there was a 4 ft. change in elevation.  He proposes to use landscaping as a barrier in that area.  It was noted that there are Norway spruce trees near the trail.  Mr. Brower said that the trail will be to the north of the spruce trees and they will be spared.  Mr. Brower will resubmit the new design for a final review by Mr. Kummer.  The design for the retaining wall that will be constructed by the trail has been submitted and is being reviewed by Yerkes.  The proposed fence will be showed on the detailed plan.  It will be maintained by the Township.
Mr. Kummer stated that the trail location is between the legal and ultimate right-of-way.  An easement may be needed where the trail is close to the road.  The trail is approximately 11 or 12 feet from the road.  The trail as shown will only be 5 feet from the deceleration lane.  Mr. Thomas felt that is too close to the road.  Mr. Brower said that if the trail were moved it might be on private property, may be too close to septic systems and may have a negative effect on certain lot sizes.  Mr. Kummer agreed that the trail should be farther back on the property.  Mr. Brower will try to do this.  He said he could have the trail staked out by next week and schedule a meeting with the Township and Planning Commission to review.
The plan shows quite a large area of woodlands with large specimen trees at the top of the hillside.  There are approximately 53 specimen trees in that area.  Mr. Brower said those trees would all be saved.  There is a section in the middle of the property that is considered woodland that Mr. Brower would like to be reconsidered.  He said that this area is essentially all new growth.  Mr. Kummer agreed that this area was new growth.  Mr. Brower said there is still an issue with replacement trees.  The count is over for deciduous trees and under for evergreens and evergreen shrubs.  Rather than try to add more evergreens, Mr. Brower would like to add more deciduous trees.  Mr. Kummer said that he couldn’t comment yet, but would review Mr. Brower’s plan.  He stated that possibly the applicant could use more native plants near the riparian corridor or add additional buffering near the streets.  Mr. Carl Walker stated that he thinks evergreen trees might be better since deer’s rut against the deciduous trees.  Mr. Rawlings said he would look into this.  

Hillendale

Southdown Homes is proposing the construction of a 149-lot single-family and 59-lot townhouse development known as Hillendale.  The site is located in the R-1 Residential District and MHP Mobile Home Park Zoning District.  The plans have been prepared in accordance with a Settlement Agreement signed on November 4, 2004.  The development is located adjacent to Creek Road.  Access to the site is proposed from both Township Road and Creek Road.  All roads are to be dedicated to the Township.  
The stormwater report indicated that the total post-development stormwater peak flow for the 10-year storm is below that of the 2-year pre-development stormwater peak flow.  All infiltration facilities have been designed to store the 100-year storm to their respective facilities and to infiltrate the difference in 2-year post-development stormwater volume and the 2 year pre-development stormwater volume.  Any stormwater management facility located within the public road rights-of-way shall be owned and maintained by East Brandywine Township; any facility located outside of the rights-of-way shall be owned and maintained by the Homeowners Association.
On-site wastewater collection and treatment is proposed as well as an on-site community drip irrigation system.  Two pumping stations and one proposed treatment facility are proposed.  The project is proposed to be served by public water.

Mr. Tim Townes from J. Loew and Associates discussed the Yerkes March 2, 2007 and March 8, 2007 review letters.  He said they are working on obtaining agency approvals including the Chester County Conservation District.  Because the Conservation District requires a 50 foot buffer from wetlands Mr. Townes is proposing to relocate Lots 169 and 170.  The Planning Commission agreed on the location for Lot 169, but would like Mr. Townes to look at an alternative location for Lot 170 so it does not obstruct the viewshed.  It was suggested that Mr. Mayhew might help in relocating that lot and the new location will be reviewed by the Planning Commission.
Mr. Townes and Mr. Kummer have been working through the landscape plans.  According to Mr. Townes, the tree count was difficult to interpret.  The plans referred to in the Settlement Agreement had several errors.  Mr. Townes and Mr. Kummer agreed that the numbers should now be correct.  The Planning Commission wanted to know if changes in the number of plantings would affect the Settlement Agreement.  Although Mr. Piersol didn’t think there would be a problem he will discuss this with Township Solicitor Stacey Fuller, Esq.
Mrs. Moser entered the meeting at 8:35 P.M.

The Planning Commission has had ongoing concerns about the entrance off of Creek Road.  Traffic Planning and Design has been working on revising the traffic plans in response to comments raised by Township Traffic Consultant Andy Heinrich.  It was 
suggested that Mr. Heinrich do a field inspection of the proposed roadway after TPD revised the plans.  
Booster pumps on the property will be buffered with landscaping as requested by the Municipal Authority.  

The applicant will attend the next Board of Supervisors meeting to discuss a Main Extension Agreement to provide public water to the property.  
Extension

The applicant provided a letter granting an extension to review the land development application until May 31, 2007.  Mr. Rawlings made a motion to recommend the Board of Supervisors accept the extension.  Mr Thomas seconded the motion, with all voting Aye.

Gambone/Watters Tract – Zoning Variance Requests
The owner of the property is Beatrice S. Watters and Frank E. Watters Estate, ETAL and the equitable owner is Gambone Development Company.  The Zoning Exhibit plan shows a proposal for a land development of the MU-Mixed Use Commercial District portion of the Watters property.  A restaurant, pharmacy and bank with associated parking are proposed to the west of the Brandywine Village Shopping Center on Horseshoe Pike.

The plan also depicts a new public road beginning on Horseshoe Pike at the existing driveway entrance to the shopping center and continuing northeast to the R-3 Residential District lands on the Watters farm adjacent to the MU District.  The proposed road will provide access to the proposed buildings plus the existing shopping center.

After discussing the application with the Planning Commission the applicant has amended the application and is applying for four variances:

1. Section 399-46(E) to reduce the front yard setback for the bank from 50 to 35 feet.
2. Section 399-104(D) to exceed the 50% parking area limitation.

3. Section 399-46(a) for relief from the minimum gross tract area requirement of 10 acres because the road cuts the property in half, creating a subdivision.
The Planning Commission supports the Zoning Hearing Board granting these variance requests because the zoning relief is needed to construct the road between Rt. 322 and North Guthriesville Road.  Placement of this road was done at the Planning Commission’s request. 
The applicant is also requesting relief from Section 399-46(C) to reduce the bank site side yard setback from 50 feet to 17 feet to permit the drive thru canopy.  Again, the Planning 
Commission requested creation of the roadway connection to North Guthriesville Road, which creates the need for this relief.  Messrs. Rawlings, Cushman, Giordano, Thomas and Mrs. Marshman support the requested relief.  Mrs. Moser was undecided.  
Weaver Tract
The applicant is proposing to build 273 units (184 total 35’ wide units and 89 total 40’ wide units).  The subdivision is on a 140.458 acre lot located at the southeast corner of Bollinger Road and Horseshoe Pike.  The lot is being developed under the R-3 Zoning District requirements per a settlement agreement.  The Settlement Agreement with the Township was approved on November 2, 2006. The net tract acreage is 130.367 acres.  The lots will utilize public water via an 8-inch diameter CLDIP water main.  A Water Availability Letter was provided by Aqua Pennsylvania, dated December 1, 2005.
Sewage will be treated offsite in an SBR treatment plant and the treated effluent will either be disposed of on-site in subsurface systems or off-site where the sewage is treated.  Schoor DePalma, Engineers and Consultants, is reviewing the sanitary sewer design.  The applicant indicated that the completed package for the Sewage Facilities Planning Module was submitted on February 2, 2007.  The application package to the Chester County Conservation District was submitted under separate cover.  The size of the disposal fields was increased from 8.47 acres to 11.35 acres to provide sufficient capacity to accommodate a reduction in the application rates.  Consequently, 13 lots were eliminated along the site’s frontage of Bollinger Road, reducing the total to 273 proposed lots.  
Michael Macaninch, Esq. from K. Hovnanian reviewed the Yerkes March 29, 2007 letter and discussed the following issues.
11. On Sheet 1 of the Final Land Development Plan, a note was added to the effect that storm drainage pipe shall be RCP, smooth corrugated pipe (N-12) or an approval equal.  Currently, the East Brandywine Township Subdivision and Land Development Ordinance allows for:  (a) storm sewers to be reinforced concrete pipe or (b) aluminum corrugated or polymer-coated, galvanized steel corrugated pipe.  This item was not addressed in the Settlement Agreement.  The applicant should request a waiver.  The Township is in the process of changing the ordinance to allow RCP pipe to be used. The Planning Commission supports this waiver request.  
22. Mr. Mayhew stated that the proposed sanitary sewer line length between Sanitary MH #2C and Sanitary MH #2D of 400 feet exceeds the East Brandywine Township Municipal Authority maximum of 300 feet.  In review of the information, it was determined that 400 feet is allowed.  This item it resolved. 
Mr. Kummer met with the applicant regarding landscaping issues for the property.  They discussed screening around the edge of the property and the stream corridor spine.  Mr. Macaninch said they have hired a consultant to help refine the landscaping plan.
The two entrance roads and a portion of the loop road adjacent to the existing pond will be constructed in Phase 1 of the project. The rest of the loop road will be constructed in Phase 2.  The applicant will construct temporary cul-de-sacs until the roads are completed and this is shown on the plan.  A phasing plan will be submitted with the revised plan. The curbing will be constructed of Belgian block.  The community will not be gated.
K. Hovnanian and Pulte representatives have been in ongoing discussions about coordinating sewer issues.  They will obtain a pump and haul permit if sewage isn’t available when building permits are issued.  Sewer service will be extended from the K Hovnanian tract to 13 homes along Bollinger and East Reeceville Roads.  
Mr. Macaninch stated the applicant will provide a written response to Mr. Heinrich’s review letters of January 30th and March 27th.  A copy will be forwarded to the Township for review.  

The Planning Commission wanted to make sure Mr. Macaninch was aware that a loop road might be constructed through their property.  Mr. Macaninch acknowledged that road improvements might change the plan.  
Ordinance Task Force Items

Urban Planners was selected to assist with developing a master plan for the Village of Guthriesville.  One suggestion made during their interviews was to have the main road through Guthriesville be two lanes, and the proposed loop road be constructed with four lanes. Another area of concern was how to provide on-street parking in the Village.  
Applecross Landscaping Modifications
Mr. Kummer reported that the applicant is requesting to modify the caliper sizes of new plants and to install large size plantings.  Mr. Kummer is recommending that the applicant be permitted to install all tree plantings at a caliper size of 3 inches measured at 6 inches above grade in accordance with the American Standard for Nursery Stock per the American Association of Nurserymen, Inc.

With regard to installing the very large caliper trees, Mr. Kummer recommended that the trees could be located at the entrances of Bollinger Road and East Reeceville Road, at the Golf Clubhouse, at the Community Center and at certain locations along the golf course.  
One difficulty in installing the trees as proposed is that the trees are not being sourced from an active nursery.  Large caliper nursery trees are normally root pruned and possibly top pruned to prepare for ultimate digging and relocation.  This may result in a higher than normal mortality rate.  The applicant should provide a plan to accommodate large caliper trees that died and should extend the guarantee or warranty period for these trees.  Additionally, the applicant will be given no additional credit for the larger caliper trees.
Lighting Issues at Hopewell Methodist Church

Mr. Piersol reported that PECO has installed parking lot lighting controls that extinguish at 11:15 P.M.  They are still working on security lights around the perimeter of the building.  Mr. Giordano said that the lights are still on at night.  Mr. Piersol will place a call to the Church to see when this item will be resolved.   
Smokehouse Farm Fire Protection Issues

Buoyancy, strap and bolt calculations have been reviewed by Yerkes for the water tank reservoir and are in satisfactory order.  Mr. Piersol will check to see if the tank is properly installed and working and report to the Planning Commission at the next meeting.

HeatherWynd Basin Issue

Mr. Mayhew stated that he is reviewing the applicant’s latest revised stormwater plan.  

Mr. Mayhew reviewed revisions to the stormwater management system SWM #4 on Lot #22 below the cul-de-sac of Butterworth Court.  The stormwater management has been revised from an underground detention and infiltration bed to an above ground detention basin as a result of underground springs, high water table and poor soil conditions that disallow the use of an underground stone detention and infiltration bed.  As part of the basin design an underground stone trench and piping has been provided to siphon and divert the spring flow to the outlet structure of the basin.  The revised plans are in the process of being reviewed by the Chester County Conservation District.

Due to stability concerns, Mr. Mayhew is recommending a longer warranty period for the trap and basin of 5 years.  Usually the warranty would last for 18 months after dedication.  The Planning Commission would like the warranty to be in place for 5 years after dedication.  Mr. Giannatonio will look into this and make a recommendation to the Planning Commission  
With regard to the dump remediation, East Brandywine Township has requested a letter outlining the proposed dump remediation construction schedule.  The letter should also indicate where the dump remediation construction should be inserted in the sequence of construction so that its progress can be monitored.  The construction scheduled will be reviewed by the Township for approval. 

Other Business

The Planning Commission would like to begin interviewing interested residents who would like to be considered for the ex-officio position on the Planning Commission.
Mr. Thomas said that a tractor trailer was unloading supplies directly in front of the Sunoco convenience store, rather than parking in the assigned loading area.  This occurred at approximately 2:00 P.M.  Mr. Piersol suggested that if residents see problems with circulation or loading at the Sunoco location they should call the Township immediately.  
The July 4, 2007 Planning Commission meeting will be moved to July 11, 2007 at 7:30 P.M. at the East Brandywine Township Municipal Complex.  

Additional Comments

Mr. Rawlings asked if there were further comments from the audience.  Mr. Walker mentioned the need for a sidewalk on the Gambone property because it is very dangerous to walk along North Guthriesville Road.  There were no further comments.  
Adjournment
There being no further business Mrs. Moser made a motion to adjourn the meeting.  Mr. Giordano seconded the motion, with all voting Aye.  The meeting was adjourned at 9:35 P.M.
Respectfully submitted,

Mary Beth Smedley

Secretary/Treasurer

