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EAST BRANDYWINE TOWNSHIP PLANNING COMMISSION

REGULAR SESSION

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


Mr. Bruce Rawlings, Chairman

Mr. Michael Corbin, Member
Mr. Charles Giordano, 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. Stephen Cushman, Vice-Chairman
 Mrs. Deborah Marshman, 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 February 7, 2007 minutes. There were none.  Mr. Giordano made a motion to approve the minutes as presented.  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.  

A meeting was held with Township officials, Yerkes representatives and Adam Brower, P.E. to discuss the trail location and landscaping concerns.  An on-site inspection was conducted to examine the existing vegetation and trail relocation sites.

As a result of this meeting, the walking trail was moved from the center of the subdivision and across the 100-year flood plain along the eastern tract boundary to an alignment parallel to Dowlin Forge Road and approximately 10 feet away from the northern Dowlin Forge cartway edge.  
Mr. Adam Brower attended the meeting on behalf of the applicant to discuss the March 3, 2007 Yerkes review letter.
Mr. Brower stated that the plan has been resubmitted to show the reconfiguration of the trail.  In addition, curbing was removed from the road where there is less than a 5% grade.   The culvert still needs to be designed.  Mr. Brower said this would not change the road design.  
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. Thomas confirmed that this was the case.  Mr. Brower would like the Planning Commission to consider a waiver for the number of plantings needed for this area or for the area to be considered new growth.  Mr. Rawlings asked Mr. Brower if he had discussed this with landscape architect Tom Kummer.  Mrs. Moser suggested that rather than replacing the number of trees required for that area, the applicant might consider providing a better quality of tree or a larger caliper of tree.  Another option would be to provide plantings at off-site areas such as the Community Park.  Mr. Rawlings said that Mr. Kummer should review the plan and do a field inspection of the site in question before the Planning Commission gives an opinion as to whether the area should be considered woodland or new growth.  Mr. Brower expects to receive a landscaping review letter from Mr. Kummer shortly.

A plan showing the trial system will be sent to Mr. Kummer for his review.  The retaining wall design has been submitted and is being reviewed.  The trail construction cost estimate should be revised and submitted to the Township for review.  It was suggested that the applicant provide guide rails along the road near the trail system.  Mr. Brower said there would be a substantial cost to install guide rails and that PennDOT does not favor their use.  It was suggested that the applicant could install some sort of architectural fence as a barrier for pedestrians walking along the trail.  
Mrs. Moser asked if the Township has a list of plantings that will be used on the site.  Mr. Rawlings stated that we did have a copy of that.  He said that the applicant might consider using American Holly in the wetlands as an upgrade, as suggested by Mrs. Moser.  Mr. Rawlings also said that orange construction fencing should be installed in areas that are not to be disturbed and to protect specimen trees.  A note to that effect should be added to the plan.  

Mr. Brower stated that they are close to receiving all third party approvals including those from the Chester County Conservation District, PADEP and PennDOT.
Guthriesville Plaza 
The owner and applicant is Guthriesville Plaza Associates.  The plan proposes a subdivision of Parcel 30-5-70.4 into two separate lots.  The tract is located within the Village Commercial Zoning District and is situated between Horseshoe Pike and Hopewell Road.  Present access to the site is from Horseshoe Pike.  The site contains a strip commercial center, a parking lot, concrete walks, sheds, storm sewers and steep slopes.  No new improvements are proposed.  Adam Brower, P.E. discussed the Yerkes Associates March 1, 2007 review letter.
The applicant is proposing to access the newly created Lot #1 via Hopewell Road.  Mr. Brower said that this entrance would require a special exception.  The embankment along Hopewell Road is very steep and would need to be cut back.  Mr. Thomas asked how far the driveway will come in off Hopewell Road.  Mr. Brower said he wasn’t sure at this time. 
Mr. Brower has had discussions with Municipal Authority Engineer Joseph Boldaz regarding sewer allocation.  It was suggested that he attend a Municipal Authority meeting to discuss this.  Mr. Corbin suggested that when Mr. Brower attends an Authority meeting he must be realistic in the proposed use demand for sewage disposal.  At this point Mr. Brower doesn’t know how the property will be used after it is subdivided.

The Planning Commission asked that the applicant provide adequate buffering between the subject property and the McCarty property, which has a historic house on Horseshoe Pike.  Mr. Brower agreed to do that and a note will be added to the plan. 

Rouse/Chamberlin, LTD – Guthriesville Property Sketch Plan on Horseshoe Pike 
The owner of the property is Rouse Chamberlin.  The property is located on the north side of Horseshoe Pike in Guthriesville.  The property area is listed as 37,724.76 s.f. and is in the VC Commercial Zoning District.  The existing site is essentially vacant with the exception of one building and a driveway (not shown on the plan).  The site contains steep slopes.  The plan proposes a land development with a building, new driveway, parking and landscaping.   Mr. Doug Howe discussed the March 7, 2007 Yerkes review letter.  

Mr. Howell is proposing to build a 14,000 s.f. professional office building.  The building will be made of brick and glass and will have three entrances.  Most of the parking will be to the east or in the back of the building with several parking stalls in front of the building that may be used as handicapped spaces.  Mr. Howe was asked if he planned to construct a retaining wall in back of the rear parking area.  He said he doesn’t think that will be necessary.  The Planning Commission liked the idea of most of the parking being situated behind the building.  The plan shows fifty-three stalls for parking, which Mr. Howell feels is adequate for the size of the building proposed.  The Planning Commission 
thought it would be difficult to determine how many spaces are needed without knowing how the building would be used.  Mr. Giannantonio said that there is a water line under the parking lot and a sewer line adjacent to it, and he would like to know how deep these are.  Mr. Thomas commented that the proposed building might be too large for the lot.
The plan shows two unloading areas.  The Planning Commission would like to see a traffic impact study completed.  Mr. Howe was told that Rt. 322 may be widened at some point in front of the property. 
It was noted that the building is close to the Agway building.  Mr. Piersol said that a variance was granted to allow the former Cropper’s Market to encroach on the required side-yard setback.  It was suggested that Mr. Howell provide buffering between the two properties.  The Planning Commission suggested that Mr. Howell consider stormwater management for the property since they feel it will be challenging to do.  
Mr. Howe was asked to consider a sidewalk or trail that will connect his property to the Agway and Guthriesville Plaza.  There is a trail system from the Hopewell development to his property.  

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.

The applicant is seeking a hearing to apply for the six variances.  The hearing is scheduled for Tuesday, April 10, 2007 at 7:30 P.M. at the Township Municipal Complex, 1214 Horseshoe Pike, Downingtown, Pa.  Mr. Ted Kochen from Gambone Development and Neal Camens from Chester Valley Engineers attended the meeting to discus this application.  
Most of the requests are needed because of the placement of the proposed road, which was done at the Planning Commission’s request.  

1. The applicant is seeking a variance from Section 399-46(C) which states that no building shall be situated less than 85 feet from the front lot line.  The Rite Aid Pharmacy site’s proposed front yard facing the proposed public road is seventy 
(70) feet.  The applicant requests a variance to have a smaller front yard by fifteen (15) feet.
2. The applicant seeks a variance from Section 399-46(C) which states that no building shall be situated less than 85 feet from the front lot line.  The bank site’s proposed front yard facing the proposed public road is fifty (50) feet.  The applicant requests a variance to have a smaller front yard by thirty-five feet.
3. The applicant seeks a variance from Section 399-108(B)(3) which states that for banks one parking space should be provided per 75 square feet of floor area devoted to customer service and related circulation, plus parking for the balance of the facility for office purposes at a ratio of one parking space per 225 square 

feet of gross leasable area.  Calculations indicate the section requires twenty-four parking spaces for the bank site.  The proposed bank site has eighteen parking spaces, in accordance with Section 399-108(C) and Section 399-111(A).  The applicant seeks a variance to have six less parking spaces than required under Section 399-108(B) (3).  
4. The applicant seeks a variance from Section 399-46(E) which stated that no building shall be situated less than 75 feet from the rear lot line.  The bank site’s proposed rear yard is fifty feet.  The applicant requests a variance to have a smaller rear yard by twenty-five feet between the bank property and the adjacent shopping center property.

5. The applicant seeks a variance from Section 399-104 (D) which states “Areas devoted to surface parking may occupy no more than 50% of any required front, side, or rear yard.”  The applicant seeks a variance to exceed the 50% requirement for the proposed Rite Aid Pharmacy site and the proposed bank site along the proposed public road frontage.  

6. The applicant seeks a variance from Section 399-46(A) which states a minimum gross tract area of 10 acres shall be required for any use of combination of uses permitted in the MU District.  A minimum of 10,000 square feet of net tract area shall be required per individual use, but the tract shall remain as one parcel and shall not be subject to further subdivision.”  The applicant seeks a variance from the requirement that the tract shall remain as one parcel.
In his review letter of February 19, 2007 Mr. Giannantonio commented that based on the proposed plan arrangement, the variances that have been requested would be required.  However, there appears to be adequate property available for a plan layout that would not require all of the requested variances.  If the restaurant and pharmacy were moved to the west, the front yard variance requested for the pharmacy adjacent to the new road might not be required.  Mr. Giannantonio stated he could not recommend approval of the variances unless it can be demonstrated that no other alternative layouts are available that could eliminate the variance or reduce the degree of the variances requested.  
In review of the plan it was noted that the applicant still shows parking spaces in front of the proposed restaurant and Rite-Aid Pharmacy.  The Planning Commission had hoped to move all of the parking spaces to the rear of the commercial property so that the center had a more attractive appearance and less strip mall oriented.  Mr. Kochen stated that the applicant was willing to provide landscaping that would screen the parking lot, but felt that from a marketing standpoint, some of the parking spaces should be in the front of the buildings.  In addition the elevation of the proposed parking lot will help buffer it from Rt. 322 since it will be lower than the road.  Mr. Camens said it has been his experience that a shopping center that is too heavily landscaped is not very successful. 

Mr. Kochen stated that Gambone has been in discussions with the owners of Croppers grocery store.  They are actively talking about a plan where Croppers might be able to expand their store to the west. 
The Planning Commission would like to see sidewalks or a trail system so that residents can walk to the commercial area from the Brandywine Village Shopping Center and other nearby areas.

Although Mr. Giannantonio suggested moving the commercial buildings 15 feet to the west, Mr. Kochen stated the reason the buildings were placed as shown was to keep them away from the property that will be retained by the Watters family.  In order to minimize the number of variances, the Planning Commission asked that the applicant move the buildings 15 feet to the west.

Recommendations 

1. Variance request from Section 399-46(C) – Since the applicant has agreed to move the building 15 feet to the west relief from this Section is no longer needed.  This item is resolved.
2. Variance request from Section 399-46(C) - The reason that the bank site does not meet the eighty-five foot setback requirement is because of the placement and creation of the proposed road, which was done at the Planning Commission’s request.  Mr. Rawlings made a motion to support this variance request.  Mrs. Moser seconded the motion, with all voting Aye.

3. Variance request from Section 388-108(B)(3) - The applicant proposed to provide 18 parking spaces for the bank.  At the Planning Commission’s request Mr. Kochen will provide six additional parking spaces for employees to use to the north of the proposed bank.  Since there will be a roadway between the bank and additional parking spaces the road will be marked for pedestrian crossing.  Because the applicant is providing additional parking spaces, a variance from this Section of the Ordinance is no longer needed.  This item is resolved. The Planning Commission asked that a note be added to the plan restricting the bank property to a single principle use.  Mr. Kochen agreed to add a note to the plan.   
4. Section 399-46(E) – Again, this request may be needed because of the placement of the proposed road done at the Planning Commission’s request.  Mr. Rawlings made a motion to support this request if needed.  Mrs. Moser seconded the motion, with all voting Aye.  After review, Mr. Giannantonio stated he didn’t think a variance was needed.  
5. Section 399-46(E) – The parking plan shows more than 50% of the front yard as surface parking, but parking does not exceed 50% of the front, side and rear yards.  Mr. Rawlings made motion to support this variance request.  Mr. Corbin seconded the motion, with all voting Aye.

6. Section 399-46(A) – Since the minimum tract size does not meet the minimum gross tract area of 10 acres because of the creation of the new road Mr. Rawlings made a motion to support this variance request.  Mr. Giordano seconded the motion with all voting Aye.

With regard to comment #2 of Mr. Giannantonio’s February 9, 2007 review letter, the applicant does not plan to have a fast-food or drive through restaurant, so a Conditional Use Hearing is not needed.  
The plan shows a trash receptacle to the north of the proposed restaurant and pharmacy that is placed in such a way that trash vehicles would have to go around the entire property to empty it.  The receptacle is also in a location that is not convenient for either of the businesses to use.  The applicant will look into moving this receptacle to a more convenient location.   

HeatherWynd Basin Issue

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

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. 

Toth Property

Mr. Toth sent a letter to the Board of Supervisors acknowledging the notice sent to him on December 7, 2006 about his unsafe building on Highspire Road.  He stated that he would like to demolish the building.  Mr. Piersol sent Mr. Toth a letter explaining the demolition permit process as well as fees to demolish a historic structure.  This is an enforcement issue that is being handled by the Township Zoning Officer.

Smokehouse Farm Fire Protection Issues

The fire protection reservoir tank has been delivered to the site, but four water-tight plugs are needed for the tank.  They have been ordered and should be installed next week.
Lighting Issues at Hopewell Methodist Church

Mr. Giordano has been contacted by a member of the Church to discuss issues with the parking lot lighting.  They have agreed that PECO will install timers on the parking lot lights so they are turned off by 11:00 P.M.  This issue is revolved.  

Hillendale Extension

The applicant is granted an extension to review this subdivision application until April 30, 2007.  Mr. Rawlings made a motion to recommend the Board of Supervisors accept this extension.  Mr. Thomas seconded the motion, with voting Aye.

Rothman Extension

The applicant is granting an extension to review this subdivision application until May 31, 2007.  Mr. Rawlings made a motion to recommend the Board of Supervisors accept this extension.  Mr. Giordano seconded the motion, with all voting Aye.
Ordinance Task Force Items

Interviews are scheduled on March 16th at 9:45 A.M. with two consultants to assist with developing a master plan for the Village of Guthriesville.
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 he was concerned with traffic circulation at the Sunoco Convenience Store.  He is particularly concerned about landscaping trucks entering and exiting the property.  The Planning Commission remains very concerned about the traffic circulation at Sunoco and agreed they need to be very careful in the future when approving traffic plans for commercial properties.
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.  There were none.  
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 9:50 P.M.
Respectfully submitted,

Mary Beth Smedley

Secretary/Treasurer

