HILLTOWN TOWNSHIP PLANNING COMMISSION
REGULARLY SCHEDULED MEETING
Monday, March 15, 2010
7:30PM

The regularly scheduled meeting of the Hilltown Township Planning Commission was callcd to
order by Chairman Mark Funk at 7:30PM and opened with the Pledge of Allegiance. Also
present were Planning Commission members Kirk Hansen, Jeff Lapp, Joe Marino, Lori
McCauley, Andrew Mele, and Anita Menegaux; along with Township Engineer, C. Robert
Wynn, and Township Planner, Judy Stern-Goldstein.

A, APPROVAL OF MINUTES — Action on the minutes of the February 15, 2010 Plannine
Commission meeting:  Motion was made by Mr. Lapp, and scconded by Ms. Menegaux, to
approve the minutes of the February 15, 2010 Planning Commission meeling, as written. Mr.
Mele abstained from the vote since he was not a member of the Commission at that time.
Motion carried.

B. PUBLIC COMMENT ON AGENDA ITEMS ONLY: None.

C. CONFIRMED APPOINTMENTS:

1. Weishecker Subdivision/Lot Line Adjustment — The applicant was not present at
this time,

2, Guttman Tract (aka: Hilltown Walk) Revised Sketch Plan — Middleiown
Mortgage Zoning Petition — Mr. Robert Gundlach, the applicant’s legal counsel, was in
attendance along with Mr, Joe Duckworth of Arcadia Land Company, to present the plan.
Review by the Township Planner, Ms. Stern-Goldstein, dated March 11, 2010 was discussed.
The proposed project is located south of Silverdale Borough along Green Street in the CR-2
Zoning District. Following the last mceting with Township staff, a revised sketch plan was
submitted on February 23, 2010. The specific revisions include the following:

- Relocated the proposed commercial space from the north side of the property to the
center. This relocation allowed the land planner to first layout the commercial
buildings, then fill in the residential units around it.

- Provided for an expansion area for any additional commercial space needed in the
future.

- Provided for residential units above the commercial space.
- Provided for home occupation uses around the commercial space.

- Eliminated the previously proposed townhomes and limited the residential dwelling
types to singles, twins, and the units above the commercial space.
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- Allowed for better integration of the product type throughout the project, including
integration on the same block.

- Eliminatcd the previously proposed library use.
- Provided for active recreation lands adjacent to the Al Reese Park.

- Provided for passive recreation lands and a community garden adjacent to Silverdale
Borough.

- Provided for the renovation and redevelopment of the existing farmstead for use as a
bed and breakfast or other similar low impact commercial use.

- Integrated the proposed project with the surrounding area through the use of walking
trails and sidewalks.

- Provided for roadway and traffic calming improvemecnts on Green Street.
- Reduced the size of the commercial space and user types.

- Rewvised the street layout to better conform to the Township Ordinance requircments
and eliminated the previousiy proposed meandering roads.

Planning Commission Comments:

1. Mr. Marino referred to Ms. Stern-Goldstein’s review, which mentions many times that
additional revisions are required before the plan can be moved forward and considered for a
rezoning change.  Mr. Duckworth replied that the applicant intends to comply with all the
points raised by Ms. Stern-Goldstein to the Township’s satisfaction.  However, hc noted that
the applicant wishes to insure that they are moving in the right direction as far as the Township’s
opinion of their TND proposal before addressing the re-zoning request.  An informal vote was
taken by the Planning Commission as to whether they felt this location was an appropriatc site
for a TND.  Mr. Marino felt it was critical to consider the thoughts and comments of the
neighboring residents of Silverdale Borough as well.

2. Mr. Lapp agreed that this location may not be the most desirable for a TND. He does not
belicve that the Planning Commission, while reviewing the initial TND Ordinance, envisioned
sites other than those located around Village Center areas, such as Blooming Glen, the Village of
Hilltown, and Line Lexington for a TND.

given to obtaining access to Rt. 152 to alleviate some of the traffic. Mr. Duckworth understands

3. Since traffic on Grecn Street is a concern, Ms. Menegaux asked if consideration had been






Page 4
Planning Commission
March 15, 2010

g. Mr. Hansen noted the major change that would be required from the previously approved
45 single-family lot subdivision to 150 mixed use units, which is a significant increase,
particularly for that area of the Township.  Mr. Duckworth believes that this plan as currently
proposed is very similar in scale and density to Silverdale Borough, and therefore, as the TND
Ordinance would permit expansion of other Village Center Zoning Districts, he fecls this is a
logical location to do so. Rather than having more suburban development directly adjoining an
existing village, Mr. Duckworth explained that developing this parcel as a TND would
accomplish what the Township set out to do. Discussion continued.

9. Since this is the first proposal for a TND, Mr. Marino reminded the devcloper that they
will be held to the highest standards and that all requirements must be met, with no exceptions.
Mr. Duckworth noted that the developer has been most successful in the municipalitics with the
rcputation of being the most rigorous; working successfully with two communities in Lower
Moreland and communities in both Lower Merion and Narberth. He encouraged the Commission
to research the work that was accomplished in those municipalities.

10.  Chairman Funk struggied to see the benefit of the density increasing over 300% of what
was previously approved for this site.

Public Comment:

1. Mr. Jonathan Huss of 338 Green Street lives directly across the street from the proposed
development. He personally does not believe that this location is an appropriate site for a
Traditional Neighborhood Development, and is opposed to the re-zoning of this property to VC.
Mr. Huss has visited the applicant’s community in Lower Moreland, but does not believe it
successfully blends with the surrounding area. Additional traffic and the increased density of
this proposed TND is a major concern. He noted that commercial development currently exists
in and near the neighboring Silverdale Borough. Mr. Huss does not believe that Green Street is
an appropriate location for any commercial uses as it is a rural road in a rural neighborhood. He
respectfully requested that the Township not re-zone this property to VC for the construction of a
TND.,

2. Mr. Tom Lehrman of 326 Green Street agreed with Mr. Huss’s comments. He does not
believe drawing in additional commercial traffic is desirable for this neighborhood or for the
Township as a whole.

3. Mr. T.C. Fike of 116 Green Street (Silverdale Borough) is a proponent of TND’s in
gencral, however does not {eel such a development is appropriate on Green Street. He explained
that there are approximately 60 dwellings between Hilltown Pike and Rt. 113 along Green Street,
and the construction of this development would triple that number. Most of the existing traffic,
in Mr. Fike’s opinion, is through traffic. As to the aspect of connectivity to Silverdale Borough,
he noted that there are very few commercial properties in that area of the horough, and there
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would be a distinct lack of walkability due to lack of sidewalks on Green Street. Mr. Fike felt it
was unfair to the existing commercial properties in Silverdale, Blooming Glen, and Hilltown
where the TND is targeted for VC Zoning.

4, Ms. Amy Riddle-Montgomery of 110 Green Street (Silverdale Borough) commented that
Silverdale Borough is a political entity with its own zoning and small, downtown commercial
areas. It was her opinion that this proposal for a TND would become almost its own small
village or borough. She continues to be concerned about the increased traffic [rom this
development, and the continued claim by the applicant that the existing traffic issues at the Rt.
113/Green Street intersection can be “easily rectified.” Ms. Riddle-Montgomery pointed out that
there are currently empty office buildings and commcreial properties in the Village of Blooming
Glen and in the Heritage Executive Campus on Rt. 152/Walnut Street, and questioned the need
for additional commercial and/or live-work units in this area.

5. Ms. Jan Miller of 406 Green Street expressed concern with the speed limit and traffic
issue on Green Street, explaining that she has witnessed two fatal accidents directly across the
street from the proposed development within the past 10-15 years. A briel discussion occurred
as to the traffic calming measures the applicant has proposed along Green Strect.

6. Mr. Joe Montgomery of 110 Green Street (Silverdalc Borough) is also most concerned
about the traffic safety issue with respect to children. He referred to the proximity of the Middle
School located in Siiverdale Borough, which generates bus traffic, pedestrian traffic, and
children waiting for the bus along Green Street.  With the density proposed, Mr. Montgomery
anticipates that the side sireets intersecting Green Street such as Silver Street and Wonger

Avenuc will become short cuts for motorists to avoid the major intersection of Green Strect/Rt,
113.

7. Mr. Stan Critowski of Qak Drive (Silverdale Borough), who 1s also a memher of
Silverdale Borough Council, appreciates the Township’s willingness to share information and
consider their comments and opinions during the planning process. Mr. Critowski continues to
he concerned with traffic safety, traffic flow and density, and hopes that these very serious issues
remain at the forefront and are addressed to everyone’s satisfaction for the entire community.

8. Mr. Matt Rosen has noticed that there are not any commercial businesses and/or shopping
districts located on Township roadways, only on State highways. Hc fcars that if a TND is
approved for this site, there could be a proliferation of this type of development. Chairman Funk
noted that the Ordinance only permits TND’s in the Village Center Zoning District, which is why
this applicant is also seeking approval to re-zone. Discussion took place regarding the increased
traffic that would occur should this plan be approved.

9, Mr. Boh Kehs of 334 Green Street does not feel this proposal is consistent or in character
with the rural nature of the surrounding neighborhood.
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10.  Ms. Debbie Clark of 109 Oak Drive (Silverdale Borough) questions the wviability of
commercial and retail stores on rural Green Street, particularly given the current economy and
the vacant storefronts and professional offices that presently exist, such as those in the Hilltown
Crossings Shopping Center.

There was no further public comment.

Since it appears to Mr. Gundlach that there are still a few open minds remaining on the Planning
Commission, the applicant will provide additional information and make an effort to address the
concerns expressed here this evening.

2. Weisbecker Subdivision — The appticant still was not present. The Bucks County
Planning Commission review dated February 25, 2010 and Mr. Wynn's review dated January 25,
2010, was discussed.

Motion was made by Mr. Marino, seconded by Mr. Lapp, and carried unanimously to deny the
Weisbecker Subdivision unless an extension is received.

D. PLANNING: None.

E. ORDINANCES:

1. Zoning Ordinance Amendment — Use E21, Adult Entertainment — The Bucks
County Planning Commission review dated March 3, 2010 and correspondence from Selicitor
Grabowski dated March 1, 2010 and March 8, 2010 were discussed. The revision proposes to
amend Section 160-23.E (21) of the Zoning Ordinance by deleting the Adult Store Use and
replacing it with a new Use E2] Adult Entertainment. The use regulations would include
definitions, separation requirements, age restrictions, time restrictions, and parking standards.
The Adult Entertainment Use would be permitted as a Special Exception in the Heavy Industrial
(HI) District.

Discussion took place concerning the distance requirement of only one thousand feet for the
building or structure of any such use from any residential use or district, public or private school,
place of worship, recreation facility, or any other religious, institutional or educational use.

Motion was made by Mr. Marino, seconded by Ms. McCauley, and carried unanimously to
recommend acceptance of the proposed Zoning Ordinance Amendment — Use E21, Adult
Entertainment to be advertised for Public Hearing.

2. Subdivision Ordinance/Zoning Ordmance Amendments — Landscaping and
Buffer Yards — Mr. Wynn’s memo dated January 18, 2010 to the Board of Supervisors regarding









