Planning Commission

January 6, 2015

Marshall Township
Planning Commission
525 Pleasant Hill Road
Wexford, PA  15090
January 6, 2015 - 7:00 PM

Present:
Ron Baling, Elaine Hatfield, Todd Shaffer, Kim Herbert, Larry Payne, Bob Edwards
Absent:

Jeff Davison
Planning Director/

     Zoning Officer:

Nicole Zimsky 
Engineer:


Art Gazdik
Secretary:


Marianne Salzman
Solicitor:


Blaine Lucas (not present)
Others:


Mrs. Zimsky called the meeting to order at 7:00 p.m.

REORGANIZATION

· Nominations for Chair and Vice Chair

Mrs. Zimsky, acting as temporary Chair, asked for a nomination for Commission Chair.  Mr. Baling moved to nominate Mr. Davison.  Mr. Payne seconded the nomination.  The vote in favor was unanimous.  [6-0]

Mrs. Zimsky asked for a nomination for Commission Vice Chair.   Ms. Hatfield moved to nominate Mr. Baling.  Ms. Herbert seconded the nomination.  The vote in favor was unanimous. [6-0]. 

· Nominations for Planning Module Administrator

Ms. Zimsky asked for nominations for Planning Module Administrator.  Ms. Herbert nominated Ms. Hatfield.  The nomination was seconded by Mr. Baling.  There were no other nominations.  The vote in favor of the nomination was unanimous. [6-0]                                                                                             
· Monthly Meetings

Regular Meetings:  1st Tuesday, 7:00 p.m.

Continued Meetings:  3rd Monday, 7:00 p.m.

During the months of June, July, August, September and December, there will only be one meeting, which will be held on the first Tuesday of the month.   The Commission approved the Planning Commission meeting schedule as proposed.
Mr. Shaffer moved to adopt the meeting schedule as proposed.  Ms. Hatfield seconded the nomination.  The vote in favor was unanimous.  [6-0]

Minutes

· Approval of the December 2, 2014 Meeting Minutes.  

Mr. Baling moved to approve the Minutes as presented.   Mr. Shaffer seconded the motion.  Vote in favor of the motion was unanimous [6-0].
Plan(s)
· RIDC Parcel 25 & 62 Consolidation; SUB-FIN14-28; Thorn Hill Road,  plans dated 12/15/2014;  deadline:  4/06/2015
Mr. Jonathan Garczewski from Gateway Engineers presented the plan.   The consolidation is required for the Paragon Foods Land Development plan.  The purpose of the plan is consolidated parcel 25 and 62.

Ms. Zimsky reviewed the joint comment letter with Art Gazdik:

I. SUB-FIN 14-28:  RIDC Parcel 25 and 62 Consolidation Plan – Subdivision Plan:

This plan involves the consolidation of Parcels 25 and 62 in the Thorn Hill Industrial Park.  This Lot Consolidation will facilitate the Paragon Food Land Development Plans.   The property, zoned Planned Industrial Park (PIP), is located on Thorn Hill Road in the Thorn Hill Industrial Park.       

II.
Subdivision Review Comments
1. Section 174-206.B.2.  The names and address of the owner of Record.

COMMENT:  Please add this information to the plans.

2. Section 174-206.B.6.  Tabulation of site data, total acreage of land to be subdivided, the number of lots, the acreage of individual lots, the acreage of the subdivision and the acreage of proposed open space and recreation areas.

COMMENT:  Please add this information to the plans

3. Section 174-206.B.11.  The layout of lots (showing scaled dimensions), lot numbers in sequence, together with lot areas in both acreage and square feet.

COMMENT:  Please add this information to the plans.

4. Section 174-206.B.12.  All existing streets on or adjoining the tract, with names, rights-of-way and paved cartway.    

COMMENT:  Please provide the right-of-way for Thorn Hill Road.

5. Section 174-206.B.23.  Location, Width, bearings and purpose of existing and proposed easements and utility rights-of-way.

COMMENT:  Please provide bearings and distances for the easements shown on the plan.

II.
Additional Comments
1. To be absolutely clear, should the caption read “lot line to be removed” instead of “former lot line”?

Ms. Hatfield moved to recommend approval of the lot consolidation application, subject to staff comments.  Mr. Shaffer seconded the motion.  Vote in favor was unanimous. [6-0].

· Paragon Food; SP(LD)14-07; Thorn Hill Rd;  plans dated 12/16/2014; deadline:  4/06/2015
Paragon Foods, the subject of the Land Development application will be located on the lot created by the consolidation of parcels 25 and 62.  The building is 88,000 sq. ft. with 14,000 being office space and the remainder for storage and warehouse.  The site conforms to all zoning regulations; meeting all setbacks, parking counts, lighting requirements, street trees, greenspace, plantings within parking lots, and sidewalks.
Pat Moore, with Neyer Architects explained that the building they are proposing will be constructed of precast concrete panels with a stucco finish appearance.  There is a two story office on the south end of the building.  The loading docks are internal for access to cold storage facilities.   
The Planning Commission asked general construction and design questions about the building and its appearance.  Mr. Moore answered their questions and was receptive to suggestions by the Commission to utilize as much “green” technology and energy saving techniques in its design and construction.

Ms. Zimsky reviewed her comment letter:

II. SP(LD)14-07:  Paragon Foods – Land Development Application:

The Applicant is proposing to construct a 86,226 SF building on undeveloped property within Thorn Hill Industrial Park.  The building will house 14,148 SF of office space and 72,078 SF of distribution/warehouse space.  Both office and distribution/warehouse are permitted uses within the Planned Industrial Park (PIP) District in which this property is located.  
II.
Land Development Review Comments:
1. Section 174-205.B.9.(a).  Property lines, with bearings and distances shown, for the site and adjacent lots if available.  

COMMENT:  Please add his information to Sheet C101.

2. Section 174-205.B.9.(j).    Water Service

COMMENT:  Please provide a letter from West View Water Authority stating that they have the capacity to serve your project.

3. Section 174-205.B.9.(k).   Sewer Service.

COMMENT:  The Township must approve a planning module.

4. Section 174-205.B.9.(s).  Location, width, bearings and purpose of existing and proposed easements and utility rights-of-way.

COMMENT:  Please provide this information.  

5. Section 174-205.B.10.  A list of relevant permits, approvals or certificates required by Federal, State, County, or local governmental authorities.

COMMENT:  You provided information in your written application material, but please add a list to the plans.

6. Section 174-205.B.13.  Floor plans, elevation drawings of all facades on all structures, exterior building materials and colors.

COMMENT:  Please add this information to the plans.

III.
Additional Comments
1. An impact fee will be due at the time of building permit.  It has been determined that the impact fee for this project will be $71,280.

2. You are showing a 100-year floodway on all of the plans.  The FIRM maps provided by FEMA do not show that this property is located within an area of the 100-Year Floodplain.  To avoid confusion or problems in the future, you may want to remove this.

3. I don’t see any area for a dumpster enclosure or dumpster.  Please add to the plans.

4. Please move the Zoning Requirement Table from the cover and place it on Sheet C101.

Mr. Gazdik reviewed his comment letter:

General

1. The Developer shall address all outstanding comments contained in the Planning Directors review letter(s).

2. Final locations of required fire lanes and fire hydrants must be approved by the Township Fire Marshall, 174-503.H.

3. The Developer shall address all comments and recommendation contained in the Trans Associates review letter(s) or repost(s).

Grading (88)
4. There are proposed slopes of 2:1 (H:V) and proposed retaining structures. Where cut or fill slopes exceed 3:1 (H:V), a written statement and a slope stability report from a registered professional engineer (Engineer) experienced in geotechnical engineering is required. The statement and report shall indicate the proposed grading has been reviewed, inspected and evaluated by the Engineer and that the slopes and retaining structures specified on the plans shall not result in increased risk or injury to persons or damage to adjacent property or receiving streams from erosion and sedimentation, as per 88-13 and 88-14.
Subdivision and Land Development (174)

5. An approved sewage facilities planning module shall be provided, 174-207.B.9.b.

6. An NPDES Construction Discharge Permit for erosion and sediment pollution control will be required, as per 174-207.B.9.(c).  

7. Provide Datum and benchmark locations on the plans, 174-205.B.h.

Stormwater Management (165)
8. The proposed surface and subsurface detention facility will be privately owned and will require a Stormwater Management Agreement, as per 165-107.4.

Francois Bitz expressed concern that trucks during peak hours would create congestion on Thorn Hill Road.

Elaine Bellan, President of Paragon Foods, addressed questions by the Planning Commission regarding the arrival and departure schedule of the tractor trailers.  The schedule generally receives trucks delivering product to their distribution center or those returning from their early morning deliveries between the hours of 6:00 a.m. and 2:00 p.m.  The trucks leaving with product generally depart around midnight through 5:00 a.m.  There will be very little traffic at the peak p.m. hours, aside from trucks that meet delays due to mechanical issues or weather.
Ms. Hatfield moved to recommend approval of the land development application, subject to staff comments, addressing concerns about the location of the top soil pile and acquiring driveway permits.  Mr. Baling seconded the motion.  Vote in favor was unanimous [6-0].

· Thorn Hill Associates, LP; SUB-FIN14-16; Brush Creek and Knob Road,  plans dated 7/31/2014;  deadline:  2/27/2015
· Thorn Hill Associates, LP; SP(LD)14-06; Brush Creek and Knob Road,  plans dated 7/22/2014;  deadline:  2/27/2015
· Thorn Hill Associates; CU14-03; Brush Creek and Knob Road; plans dated 7/22/2014; 

deadline:  2/27/2015

· Thorn Hill Associates; CU14-06; Brush Creek and Knob Road; plans dated 11/14/2014; 

deadline:  2/27/2015
Mr. Greg Banner from Key Environmental reviewed the plans and began by addressing the staff comment letters from the last meeting.   The location for bus parking has been changed, providing better ingress and egress and a sidewalk for the pedestrians.  The indoor recreation facility has evolved substantially and necessitated the removal of the parking deck and the fire code necessitated increasing the width of the drive aisle, thereby reducing the number of parking spaces.  
The recreation facility is now 15,900 sq. ft., down from the original proposal of 45,000 sq. ft., due in large part to lack of parking.  He detailed the multiple options for sport court configurations, allowing for a single full court basketball or volleyball or allowing for multiple “mini” courts.  Mr. Banner acknowledged that the configurations do not allow significant or ideal space to provide seating for spectators.   The Planning Commission asked a variety questions regarding the marketing, scheduling and management of the recreation facility.    Ms. Herbert disagreed that the facility could be used as a tournament facility due to lack of seating for spectators and also due to having only one full size court for basketball and volleyball.  She also expressed concern that the applicant doesn’t have a clear and specific vision for the use of this space, especially in consideration of the fact that this facility won’t be built for 3 years.  Mr. Shaffer expressed concern that it is viable as a venue for tournaments and has too many limitations overall.   
Ms. Zimsky commented that, while there is enough parking to meet the Ordinance requirements, the layout of the lot and hotel is awkward, arguably in order to meet the minimum lot size, and that forces the spaces to be spread out.  With multiple owners for each parcel, there will need to be agreements between the owners for pass-through rights and shared parking.  
Mr. Banner explained that the buildings are being constructed in the order proposed to save the excess cut from the first buildings to use as fill for the last building.  

Ms. Zimsky directed Mr. Banner to remove the excess information on the plan to make it easier to review.   She suggested reducing the development to three hotels, each with more rooms and more floors, would permit less congestion, a better layout overall and better flow within the site.  Mr. Banner said that you change the construction type and cost when you build above three stories.  Mr. Gazdik added that Mr. Banner is doing a good job of meeting the Ordinance requirements.    
Ms. Zimksy has serious questions if this plan has long term viability and Mr. Edwards added that the recreation facility is a questionable asset to the development, particularly for the long term.
Chelsea Dice, representing the applicant, agreed to propose to the applicant to return to the Commission on January 19, 2015.

Francois Bitz commented that the recreation center is a white elephant and the area should instead be green space and donated to the Township or turned into soccer fields.  If it is an amenity for the Township, the space should be given to the Township.  If the recreation facility was removed, all of the issues of flow and space within the site would disappear.

Ms. Hatfield moved to table the four applications from Thorn Hill Associates on this evenings agenda:  Subdivision Plan, Land Development Plan, Conditional Use: Floodplain and Conditional Use: Hotels, Motels and Recreation Facility.  Mr. Baling seconded the motion.  Vote in favor was unanimous [6-0].

Adjourn
Since there was no further business to come before the Commission at 10:00 p.m., Ms. Shaffer moved to adjourn the meeting.  Mr. Baling seconded the motion.  Vote in favor of the motion was unanimous. [6-0].
Respectfully submitted,

Marianne Salzman

Planning Commission Secretary
1
7

