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EAST BRANDYWINE TOWNSHIP PLANNING COMMISSION

REGULAR SESSION

Wednesday, October 4, 2006 – 7:30 P.M.
Those in Attendance:


Mr. Bruce Rawlings, Chairman

Mr. Stephen Cushman, Vice-Chairman
Mr. Michael Corbin, Member

Mr. Charles Giordano, Member
Mrs. Deborah Marshman, Member

Mrs. Sandra Moser, Member

Mr. Mervin Thomas, Member

Mr. Scott T. Piersol, Township Manager

Mr. Albert Giannantonio, Township Engineer

Mr. Michael Mayhew, Township Engineer

Mrs. Mary Beth Smedley, Township Secretary/Treasurer

Mr. Rawlings opened the meeting at 7:30 P.M.  
Planning Commission Minutes – September 6, 2006 
Mr. Rawlings asked if there were additions or corrections to the September 6, 2006 minutes as presented.  There were none.  Mr. Thomas made a motion to approve the minutes as presented.  Mrs. Marshman seconded the motion, with all voting Aye.  

Notices 

The Ward Zoning Hearing is scheduled for Thursday, October 5, 2006 at 7:30 P.M. at the East Brandywine Fire House, 2096 Bondsville Road, Guthriesville, Pa.
Applecross Development AKA Overlook Road Farm

Extension

The applicant is granting an extension to review this subdivision until November 3, 2006.  Mr. Rawlings made a motion to recommend the Board of Supervisors accept this extension.  Mr. Cushman seconded the motion, with all voting Aye.

AWI Croppers
Extension

The applicant is granting an extension to review this subdivision until November 30, 2006.  In correspondence dated October 2, 2006 from Debra Shulski, Esq. stated that the applicant had been investigating the possibility of expanding the Croppers store into the 

Rite Aide Pharmacy.  They have since found out that this plan isn’t feasible.  The applicant plans to have discussions with Gambone Development about the possible purchase of land so that the Croppers store can expand.  Mr. Cushman made a motion to recommend the Board of Supervisors accept this extension, but stated that if progress towards purchase of additional land hasn’t been made by the December Planning Commission meeting, the Commission would like the applicant to withdraw their application.  Mr. Thomas seconded the motion, with all voting Aye.

CMR Development Corporation
The property is owned by the Kutz Family Trust, Etal.  It is located on the east side of Corner Ketch Roads, south of Clover Lane and is within the R-1 Residential Zoning District.  The property is a flag lot with access via a 50 foot-foot access strip on the east side of Corner Ketch Road.  A second access shared and located partially on the adjacent farmlands also exists.  The existing gross property area is approximately 10.650 acres.  The tract is currently used as a farm and contains a dwelling, barn, paved driveway, fields, lawn areas, stream, steep slopes and woodland.  The plan proposes to subdivide the property into four new interior lots with access via a private street.  The lots propose on-site sewer, water and stormwater management.  Additional stormwater management is provided for the proposed private street.  Mr. Thomas McGrady discussed the Yerkes September 25, 2006 review letter.  He stated that he would revise the plan in accordance with the review letter, but did want clarification on certain issues.  

1. Section 399-13 – The FEMA Flood Insurance Rate Map shows both un-determined and determined floodplain elevations.  The floodplain elevations should be accurately mapped on the plan where they are provided for floodplain detailed study areas.  Floodplain limit designations should be added to the plan in accordance with this section.  Mr. Giannantonio stated that all comments concerning “Studies Flood Plain” (F-2 and F-3) have been addressed.  The F-1 line in legend should be labeled in accordance with line work and labeling depicted on sheet 2.

2. Section 399-14.D. (3)(b) – The plan proposes a road across steep slopes at the entrance and grading may be required to extend into the steep slope area of Station 4+00 of the proposed road.  A special exception for road work into the steep slopes will be required.  Mr. Giannantonio stated that the applicant has acknowledged the need for a special exception from the Zoning Hearing board and a note has been placed on the plans to that effect.  

Mr. McGrady asked if the Planning Commission could recommend that waivers be granted from these two sections of the Zoning Ordinance.  Mr. Giannantonio stated that these requirements were under the Zoning Ordinance and can’t be waived.  Mr. McGrady also stated that he believes the plans show the floodplain elevations.  Mr. Giannantonio will look into this.  
Plans have been submitted to the Chester County Conservation District for their review.  Mr. McGrady stated that geotechnical details will be submitted to the Township with the next submission.  Mr. Rawlings asked that the next submission note where tree clearing would be taking place on the property and that a note should be added that orange construction fence will be placed around those areas.  Mr. Corbin stated that it is the Planning Commission’s desire to preserve as many trees as possible.  Mr. McGrady stated that there would be some clearing of shrub, but most of the property was pasture. 

Hillendale Development
Southdown Homes is proposing the construction of a 152-lot single-family and 59-lot townhouse development.  The site is located in the R-1 Residential District and MHP Mobile Home Park (Overlay) Zoning District.  The preliminary plans have been prepared in accordance with a settlement agreement signed on November 4, 2004.  The development is located adjacent to Creek Road (S.R. 282).  Access to the site is proposed from both Township Road and Creek Road.  All roads are to be dedicated to the Township and are residential streets, except road B, which is classified as a main collector.

The stormwater report indicates 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 in their respective facilities and to infiltrate the difference in 2-year post-development stormwater volume and the 2-year predevelopment 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 the rights-of-way shall be owned and maintained by the Homeowners’ Association.

An on-site wastewater collection and treatment system 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 Associates review letter of September 29, 2006.  Mr. Townes said that he planned to meet with the Township Engineer and work through the comments and then resubmit the plans.  
Mr. Rawlings asked Mr. Townes to make sure the trees will be protected with orange construction fencing during construction.  This is a large wooded lot with steep slopes.  Any erosion could affect the nearby Brandywine Creek.   
There is an old water treatment plant located on 7.2 acres that will be dedicated to the Township, per the Settlement Agreement.  Spring heads on the property will be closed off.  There are no current plans for the building located on this property; the Township will discuss this once they take ownership.  

Mr. Townes plans to attend the October 10th Municipal Authority meeting to discuss the size of the lines and how water will be delivered to the property.
Mrs. Moser stated that she remains concerned about access to the property from Creek Road.  One concern is for safety of children who will be waiting for school buses.  The other concern is that the area is very steep.  Once construction of the road begins, without strict erosion and sedimentation controls in place, dirt and debris could cause problems along Creek Road or in the Brandywine Creek.  Mr. Townes stated that he would obtain all required permits prior to beginning any earthmoving.  A large basin will also be constructed on the property.  He assured the Planning Commission that he would take care to make sure that washouts don’t happen.  
Watters/Spence Property
Ross Unruh, Esq. attorney for Gambone Development Company, Mr. Ted Kochen, Mr. Neal Camens, Mr. Angelo Capuzzi, and John Mahoney, Esq., attorney for the Watters family, discussed a sketch plan of the Watters Spence property.   The applicant expects to construct the property in two phases.  The first phase will be for commercial properties and may include a pharmacy, restaurant and a bank. The second phase will consist of 124 townhouses.  The properties will be served by public water and public sewer.  The plan shows a trail. It was asked that the trail be constructed so that it goes to the proposed restaurant.  There are two ponds that will remain on the property.
 There have been several revisions to the plan.  They include:
1. The addition of a 2.1 acre parcel directly to the west of the Watters property.

2. Realignment of the road to the residential units so it is directly across from Bollinger Road and the addition of a turning lane.

3. The addition of 9 residential units, increasing the total number from 115 to 124.

4. The addition of 30’ wide open space areas between building lots and adjoining properties.

5. The addition of a driveway from the rear of the existing shopping center to the proposed through road.

6. The inclusion of more detailed sewer disposal calculations

The plan shows a boulevard type road near the commercial property that will intersect with North Guthriesville Road.  It is anticipated that North Guthriesville Road will then be changed to a right-out only road onto Rt. 322.  The plan also shows a road directly across from Bollinger Road that will loop through the townhouse area and will then intersect with the boulevard road.  The boulevard road has a 14’ wide island, with two 12’ lanes   The Planning Commission asked that the lane widths be increased to 14’. The applicant agreed to this.  The applicant is proposing a right-out exit near the restaurant.  This will remove some of the interior traffic.  The exit is approximately 200’ to 250’ from the intersection and will be reviewed by PADOT to make sure its proximity to the intersection meets their requirements.
The former Spence home will be moved from its present location so that it is closer to North Guthriesville Road.  Mr. Kochen wasn’t certain if it will be sold, or if it will be 
used as a rental property.  If it is sold, the property would have to be subtracted from the open space calculations.  
Mrs. Moser stated that she would like the parking along Rt. 322 to be buffered, moved back, or preferably relocated to the back of the building.  This would allow for a much more attractive appearance along Rt. 322. It was noted that the commercial properties do meet the 45’ setback required by ordinance.  There may be some flexibility in moving the proposed pharmacy and restaurant farther back. Mr. Unruh stated he would discuss this with the owners, but ultimately it would be their decision.  

The sewage disposal area will eventually be phased out once the properties connect to the Applecross Sewage Treatment Plant.  The applicant was asked if they might develop the portion of the property where the treatment plant is located at some time in the future.  The applicant would not commit one way or the other, but Mr. Capuzzi did say there might be limits in developing the parcel because of impervious cover regulations.
The Planning Commission asked about the loading area for the pharmacy.  Mr. Kochen stated he thought most of the deliveries would be done by straight body trucks, rather than tractor trailers.  The loading pattern will be shown on the land development plan.

There were questions about on-street parking in the townhouse portion of the property.  This phase hasn’t been designed yet, but the applicant’s engineer will look at this.  Since there were five additional townhouses shown on this plan, the engineer said they will show additional vegetative buffering on the formal submission.

Mr. Carl Walker stated that he had two concerns.  The first is the crest of the hill on North Guthriesville Road which is a problem because motorists can’t always see pedestrians walking along the road.  He provided pictures to illustrate his point.  He would like to see a side-walk or trail constructed so people were not walking in the street.  There is a trail shown on the plan, but Mr. Walker thinks it would take residents out of the way and they would more likely walk along the road.  The applicant will look into this.  Mr. Walker’s other concern is how the aquifer will be affected by the development of the property.  The applicant will be conducting a hydrogeologic study of the property and Mr. Walker can review the study once it is submitted.    
Mrs. Kate Okie and Mr. Dennis McCool attended the meeting on behalf of the Open Space Committee.  They would like to see as much of the viewshed protected from North Guthriesville Road as possible.  One suggestion was to recess the loop road so that it is less visible from North Guthriesville Road.  There were no street lights proposed for the roads except for at intersections for safety reasons.  Mrs. Okie asked if there was any other way to construct the road, rather than to have the loop road.  Mr. Unruh explained that the loop road wasn’t shown on the initial plan; this was done at the Township’s and PADOT’s request to help with daily traffic flow and for access by emergency vehicles.
Dilworth Tract – Discussion of Rouse-Chamberlin’s Conditional Use Application for Public Water
The East Brandywine Township Board of Supervisors will hold a public hearing on Thursday, November 2, 2006 at 9:00 A.M. at the East Brandywine Fire House, 2096 Bondsville Road, to consider the application by Rouse-Chamberlin Homes for a conditional use under Section 399-25.B.10(b) of the Zoning Ordinance to seek approval for service by public water for the Dilworth Tract, a 38 lot development, west of Dilworth Road.  The Planning Commission will offer their comments to the Board this evening and the Municipal Authority will comment on the application at their October 10th meeting at 7:30 A.M.  Mr. Stephen Gallo and Mr. Jonathan Penders attended the meeting on behalf of the applicant.  

Mr. Gallo explained that a public water system exists in the neighborhoods to the west and north of the property.  The applicant proposes to extend the existing water mains in Evergreen and Elmwood Drives and loop them through the proposed 38-lot development on the Dilworth Tract.  Mr. Gallo stated that the water system extension would provide both public drinking water and enhanced fire protection for the new home development. In order to provide public water to this property the applicant needs to request additional franchise territory from the Public Utility Commission.  Fire protection would be provided by three fire hydrants in the development.  Since the development is approximately 1,000 ft. from Dilworth Road the water lines would not be constructed so they could provide water to other properties.  Aqua Pennsylvania provided a letter to the applicant stating that they have an adequate water supply for this proposed development provided that East Brandywine Township approves it and that a Main Extension and Service Agreement is executed.  Aqua Pennsylvania plans to provide the water from their U.G.S. North System or from water purchased from the Downingtown Municipal Water Authority.  According to Mr. Gallo, Aqua Pennsylvania has indicated that they would not need a new water supply to serve this development.  Aqua Pennsylvania stated that they would not need an additional well to provide this water.  
Mr. Gallo was asked how the water balance would be affected.  He stated that there would be a net positive effect on the water since water would be added to the site.  There will be an additional 8,500 gpd entering the ground.  Mr. Carl Walker commented that a net positive water balance could either be positive or negative, depending whether there were dry periods or wet periods.  Mr. Giannantonio stated that the difference for the entire site would be miniscule.  

The applicant has dug test wells, but not deep wells.  The yield data indicates that there is more than adequate water supply to serve the development with on-lot wells.  Mr. Gallo recalled that the average gallon per minute was between 2 to 16 gpm.  

If the property were served by on-lot wells the applicant would need to install three fire reservoir tanks.  Mr. Gallo stated that the cost for this including the tanks, installation and 
other ancillary equipment could be over $50,000 per tank.  Mr. Corbin stated his investigation of costs indicated that the tanks could be purchased for $10,000 to $15,000, 
not including installation.  Mr. Giannantonio noted that the costs estimated by Mr. Gallo were similar to cost estimates discussed in other townships.  

Mr. Gallo was asked if he knew how old the water lines were in the Cross Keys Development.  He wasn’t sure, but Mr. Piersol estimated they were 20+ years old.  The water main going through the development is a six inch line.     
Mr. Corbin asked if a fire hydrant could be placed at the end of the Dilworth property so that fire protection could be provided from that hydrant, while potable water was provided by on-lot wells.  Mr. Gallo stated that a fire hydrant at the end of the property could not provide fire protection to the entire development. Another option that was discussed was to provide fire protection to a portion of the development via a fire hydrant, while a portion of the development would be protected by the fire reservoir tanks.  Mr. Gallo was asked to consider these options.  
It was noted that in a letter dated November 15, 2004, Aqua Pennsylvania indicated they could provide sufficient water to East Brandywine Township with the assumption that only 50% of East Brandywine’s growth would be served by public water.  There are concerns from members of the Planning Commission that providing public water to this property would take the Township very close, or even over that 50% assumption.  If that is the case, it may open the door to Aqua Pennsylvania requesting additional wells. 

Mrs. Moser stated that she found Rouse-Chamberlin’s request for public water very disturbing since they had originally proposed to provide water to the development via on-lot wells.  She doesn’t see any compelling reason to support public water for this property and opposes the application.  Messrs. Thomas, Giordano and Mrs. Marshman agreed with Mrs. Moser.  Mr. Cushman stated that he thought that the issue of allowing developments to be served with public water should be revisited with the Board of Supervisors.  Mr. Corbin stated he would be very reluctant to support providing water outside the franchise area.  

Mr. Piersol, Township Manager and Fire Marshall, stated that he would like to see a water supply close by.  The reservoir tanks hold 10,000 gallons of water. These tanks provide adequate fire protection for most fires.  

The applicant will consider the comments provided by the Planning Commission.  Mr. Gallo stated he expects to attend the November Planning Commission meeting to provide additional information for the Commission to consider.   
Ordinance Task Force Items

Revised Draft – Historic Resource Protection Standards

Mr. Piersol stated that the Ordinance Task Force has reviewed the Historic Resource Protection Standards that have been revised per the suggested changes by the Chester County Planning Commission.  Mrs. Moser recommended that the Board of Supervisors forward the revised Historic Resource Protection Standards to the County Planning Commission for this Act 247 review in anticipation of adoption by the Board of Supervisors.  Mr. Rawlings seconded the motion, with all voting Aye.  
Dates for future meetings

The November Ordinance Task Force meeting has been moved to November 29th.  There will be no December Task Force meeting, but there will be two meetings in January, the first being Tuesday, January 9th and the second on Wednesday, January 31st.  
National Lands Trust suggested Ordinance Changes

The Ordinance Task Force discussed suggested changes to the Ordinance as recommended by Anne Hutchinson of National Lands Trust.  Mr. Sweet will put together a proposal for these suggested changes and will discuss this at the October Task Force Meeting.  

HeatherWynd Development

Mr. Mayhew from Yerkes provided a letter dated September 15th that discussed the revised stormwater management for basin No. 4.  Mr. Mayhew commented that Basin #1 was holding up well and that he was generally satisfied with basin #4.  He did say that the applicant needed to clean out a couple of silt traps.  
Other Business   
Parking 
Mrs. Moser stated that she had provided a sample ordinance regarding parking for the Ordinance Task Force to review.  The sample ordinance suggested putting parking spaces in back of commercial buildings so the properties have a more attractive appearance from the road.  Mr. Piersol has a copy of this ordinance and will place discussion of this on the October Ordinance Task Force Agenda.
Rothman Tract
Mrs. Marshman started that a large part of the house on the Rothman Tract collapsed this morning.  The applicant will need to secure this.  
Zoning Hearing Comments

Mr. Thomas suggested rather than taking “no position” on zoning hearing issues, that after the Planning Commission discusses applications the Planning Commission should poll each member for a vote.  The Planning Commission agreed that they would take votes on zoning issues in the future.
Toth Property
The house on the Toth property on Highspire Road, a Class II historic structure, appears to be in danger of “demolition by neglect”.  The house isn’t inhabited and may pose a dangerous situation.  Mr. Piersol asked that Mr. Giannantonio investigate this.  

Comments from the Audience
Mr. Rawlings asked if there were further comments from the audience.  There were none.  

Adjournment
There being no further business Mr. Thomas made a motion to adjourn the meeting.  Mr. Giordano seconded the motion, with all voting Aye.  The meeting was adjourned at 9:30 P.M.
Respectfully submitted,

Mary Beth Smedley

Secretary/Treasurer

