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APPROVED 

 

SPRINGETTSBURY TOWNSHIP 

PLANNING COMMISSION 

APRIL 19, 2018 

 

MEMBERS IN 

ATTENDANCE:  Tim Staub, Chairman 

   Charles Stuhre   

   Paula Musselman 

   James Tanzola 

 

MEMBERS NOT 

IN ATTENDANCE: Mark Robertson   
 

ALSO IN 

ATTENDANCE: John Luciani, First Capital Engineering  

Jessica Fieldhouse, Community Development Director 

Raphael Caloia, Assistant Planner 

Shane Rohrbaugh, Solicitor 

   Sue Sipe, Stenographer   

 

 

1. CALL TO ORDER: 

 

A.  Pledge of Allegiance 

 

Chairman Staub called the meeting to order at 6:00 p.m. and led the Pledge of Allegiance.  

 

2. ACTION ON THE MINUTES 

 

A. MARCH 15, 2018 
 

MR. STUHRE MOVED FOR APPROVAL OF THE MEETING MINUTES OF MARCH 

15, 2018 AS PRESENTED.  MS. MUSSELMAN SECONDED.  MOTION 

UNANIMOUSLY CARRIED.   

 

3. BRIEFING ITEMS  

 

A. SD-18-02  Boltersdorf Subdivision – 3427 Deininger Road  

 
Eric Johnston, Johnston & Johnston Assocs. 

 

Ms. Fieldhouse stated the subdivision submitted is a 3.32-acre lot improved with a single family 

home next to Hueter Greenhouses.  This plan is proposing to subdivide the 3.329-acre lot into Lot 

15C which will be 1.26 acres with an existing single-family home to remain. Lot 15F will be 2.05 

acres with the intention to build a new single-family home with appropriate stormwater 

management facilities at the time the subdivision is completed. Outstanding issues include the 

subdivision is across the street on Deininger Road from a previously conditionally approved 

subdivision Ridgeview Heights.   

Mr. Johnston stated they are proposing to subdivide one lot to build a new residence.  They will 



 2 

serve it with existing water and extend public sewer several 100 ft. to the front of the lot.   The 

home will be constructed in accordance with the Ordinance for stormwater management.  There 

are several requested waivers with the plan, related to the rural setting for curbs, sidewalks and 

road widening.  There is a six month note on the plan.   He noted plan revisions will be provided 

to Staff.   

 

Mr. Luciani indicated in the meeting with Staff it was suggested the sewer line be placed deeper 

since the proposed developer owns the neighboring parcels.  As part of that development there is 

1500 feet of frontage and the issue is the fact that the road is level for several 100 ft. and existing 

homes are on the low side of the road.  He noted the challenge is the road currently slopes in a 

large portion of the project from the north side to the south side of the road.    

 

Discussion was held regarding curbing and sidewalk for the site due to the potential development 

on the south side and how it should be planned.  Ms. Fieldhouse indicated based on the Staff 

meeting and comments made by the Director of Public Works, this portion of Deininger Road has 

been widened to the appropriate width.  She noted it is only the middle section of the road that is 

not wide enough and potentially has not been crowned.     

 

Concern was also noted regarding the sewer line running on the opposite side of their parcel since 

there is no widening in that area.   Mr. Johnston stated they are proposing to relocate the sewer 

line.  

 

Ms. Fieldhouse indicated they are proposing 800 ft. – 13 ft. wide construction of a new portion of 

road, either to be done by the applicant or the Township if and when the Ridgeview Heights plan 

resumes.  

 

B. SD-18-03/LD-18-04 Prelim./Final LD/SD Beck Funeral Home – Western Drive 

Parcels 58Q & 58P  

 
Adam Anderson, Site Design Concepts 

 

Ms. Fieldhouse stated the two lots are part of the Market Street Commons, LLC holdings through 

Tim Pasch.  They are located on East Market Street on the west side of Western Drive near 

Turkey Hill.   Beck Funeral Home based in Spring Grove is proposing to build an 8500 sq. ft. 

mortuary with 111 parking spaces.  There are several waivers requested.  Staff reviewed this plan 

and comments were generated along with township engineer comments. She noted the applicant 

is proposing infiltration, however, there is an issue with the perc tests throughout the site.  The 

stormwater consultant along with Staff and the township engineer performed land studies to 

determine if there is an opportunity to obtain an MS4 project to assist with infiltration issues and 

help the Township by getting sediment reduction in this land development plan.  She noted 

everything else is proceeding as normal.  She noted they will have more information about this 

potential opportunity at the next Planning Commission meeting.  If there is an opportunity, this 

plan will not change, and they will negotiate a type of waiver.  Staff would partner with Beck to 

move forward with DEP stream permits to get the project in place.    

 

Mr. Anderson indicated the subdivision plan involves Lots 12 and 13 of the Market Street 

Commons Development located on the corner of Western Drive and East Market Street.  He 

indicated they are consolidating two lots for the concurrent land development which is zoned 

Commercial-Highway.  There are no improvements with this plan other than setting concrete 

monuments.  
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There are six waiver requests, however, three of those are deferred for the land development plan. 

 

Mr. Anderson stated the land development plan is for a proposed mortuary which is a permitted 

use within the Commercial-Highway zoning district.  They are showing the required parking for 

this use.  A stream runs along the western side of the property.  They are connected to public 

utilities.  Sanitary sewer runs along the south side in the existing access drive.  Water will be 

extended from Cinema Drive to Western Drive.  They have a flood plain study showing on the 

left side in the area of the stream based on a HEC-RAS analysis done as part of the Market Street 

development.   

 

Mr. Anderson noted several items discussed at Staff meeting were landscaping and traffic.    He 

noted in regard to traffic they are showing the funeral home will result in less flow of traffic than 

what was previously proposed. 

 

Mr. Anderson reviewed the six waivers/modifications: 

S.289-10 Preliminary Plan – modification to submit a preliminary/final plan  

S.289-13.A Plan Scale - requires 50=100 scale; they submitted 20 scale based on the detail of 

improvements  

S.289-21 Traffic impact study –a traffic summary letter was requested in lieu of a traffic 

impact study 

S.289-27.C Streets and Aprons – the ordinance requires the surface of access drives to be 

concrete – requesting modification to use bituminous pavement to be consistent with 

surrounding properties 

S.289-35.C Landscape and Buffer Yards – requesting modification to provide the required 

amount of landscaping spread throughout the site due to easements and utilities in right of 

way zones along the PennDOT roadway. 

S.289-41.J.7.a  Low Volume Access Drives – requires a minimum curb length of low volume 

driveways be 50 ft.  The applicant is requesting a 40 ft. curb length at the Western Drive 

access.   

 

Mr. Anderson further explained during funeral home events there will be parking attendants and 

events would start and end at a specific time.  He noted they are working with Staff on several 

comments.  He also noted they will work with the Township on opportunities for stormwater 

controls.   

 

Discussion was held regarding possibly reducing the amount of parking spaces.  It was confirmed 

the 111 parking spaces is the ordinance requirement.  Ms. Fieldhouse indicated they are 

reviewing with the developer reducing the amount of parking.   She noted the developer only 

needs half of what is proposed based on their traffic study.  Although there could be occasions 

when they would need to use all parking, they are evaluating with the consultants is a row of 

approximately 12 spaces could be blocking another project.  If confirmed a Township requested 

variance would be needed -  dimensional in nature.   

 

C. LD-18-05  Prelim./Final LD for MFL Realty – 2860 Whiteford Road  
 

Adam Anderson, Site Design Concepts 

 

Ms. Fieldhouse indicated this is a land development plan for the previous Charlie Brown 

Restaurant site.  The applicant is proposing to demo the existing building and some of the 

surrounding parking, whatever is necessary to build the new building and put in underground 

stormwater management facilities.  They will replace the 7700 sq. ft. restaurant with a 9400 sq. ft. 
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retail/medical office building.  The medical office is a mix of physical/occupational therapy.  

Staff has reviewed and provided comments along with the township engineer.  They are 

requesting several waivers.   

 

Mr. Anderson stated along with the demolition of the existing building the project is associated 

with an overall shopping complex.  He noted discussion was held with Staff concerning redoing 

the parking area along the front of the site, but upon considering how the access drive ties into it, 

it would be more difficult since they have existing access easements running through the site.  He 

noted the parking was designed for all restaurant areas.  They are proposing 100 spaces, 95 of 

which are required.   He noted there is a medical use available to go into one of the units but in 

the future another tenant could move into the location.   

 

He noted they are using existing utilities, i.e., water, sewer and electric throughout the site.  They 

are proposing several underground stormwater management facilities to accommodate the 

disturbed areas. 

 

He reviewed six waivers: 

S.289-10 Preliminary Plan 

S.289-13.A Plan Scale – they are submitted a 20” scale drawing 

S.289-21 Traffic Impact Study – they are submitting a traffic summary letter in lieu of.  He noted 

with this project they have determined the traffic will be lower than the prior use.  He pointed out 

the access drive, noting concerns at the access drive to the west have resulted in the applicant 

restricting movement of turns out of that site.  

S.289-27.C Streets and Aprons – surface entrance of access drives to be concrete – they are 

proposing to retain the existing bituminous surface to be consistent with surrounding properties.   

S.289-35.C - Landscape Buffer Yards.  They are not able to provide the full amount of 

landscaping required along Whiteford Road.  They are proposing to maintain the trees and will 

increase the amount of shrubs along Whiteford Road to help screen headlights from the parked 

cars in that area.   

S.289-41.J.7 – Access Drive Length - throat length of access drive on the side  to be 38 ft. 

 

Discussion was held regarding the potential of adding landscaping to the Route 30 side.  Mr. 

Anderson stated they would have to check the access.  Ms. Fieldhouse indicated there is not 

sufficient room in that area since tractor-trailers need to be able to access the joint easement in 

and out of the site.  

 

Mr. Anderson noted a comment from Staff concerning parking lot aisle widths which did not 

meet Township requirements.  He indicated they will submit a plan showing one-way traffic 

through that area which will provide the 18 ft. minimum and the 24 ft. width at the bottom.   

 

D.  LD-18-02 Apple Nissan – 1510 Whiteford Road 

 

Dan Creep, Warehaus 

 

Ms. Fieldhouse stated this plan was submitted in February.  Due to site issues and other research 

into the project it was tabled in March.  The property is adjacent to Route 30 next to the East 11th 

Avenue neighborhood.  Apple Nissan has owned the property since 2007 and it has been a car 

dealership since the 80’s when the building was originally constructed.  The applicant is 

proposing a 2800 sq. ft. building addition over existing parking area.  Due to the nature of the 

plan they have requested several waivers, the most critical being for stormwater management.   

She noted they have proposed a reduction in impervious coverage for the parking lot for the 
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building addition and will be putting in landscaped islands.  Based on research conducted by Staff 

and the township engineer they located a 1988 plan showing proposed stormwater management 

infrastructure but are not sure if that plan was recorded and also not sure if stormwater 

management facilities were installed.  Currently, this is a site that does not have any stormwater 

management facilities adjacent to a tributary.  Apple Nissan has stated the stormwater 

management waivers are critical to the project and it may not move forward if they cannot receive 

approval.  Ms. Fieldhouse noted for that reason, in addition to it being presented as a briefing 

item, the applicant has requested the waivers to be considered as an action item to proceed to the 

Board of Supervisors’ meeting April 26.   

  

Mr. Creep stated the purpose of the renovation project and the improvements as shown on the 

land development plan is to meet Nissan Corporate’s current design standards.  The 

improvements entail constructing three small additions which is a total expansion of 

approximately 2800 sq. ft. with associated parking.  They are meeting the requirements for the 

parking affected by these improvements.   

 

Mr. Creep reviewed the requested waivers: 

 

S.289-10 Preliminary Plan – requesting submission of preliminary/final plan.   

S.289-13.A Plan Scale – showing it at 1” = 30 ft. 

S.28S.9-35 Landscaping and Buffer Yards –  due to existing site constraints related to easements, 

right of ways, streams through the property and clear sight triangles there is no room to apply 

landscape buffer.  They are proposing in lieu of to meet the intent of the requirements by 

proposing the landscaping within the western side along 11th Avenue and to maintain an existing 

wooded area along the southern property line.   

 

S.289-32 Installation of Sidewalks –  Providing a six month note on the plan.  Justification is 

currently there is no sidewalk at the site or in the area. 

 

S.289-48.A  Easements – they are proposing to provide the required 15 ft. easement, however, 

there are existing structures located within which they are asking for a modification to allow for 

those existing structures to remain.  

 

S.289-21 Traffic Impact Study – as discussed with Staff and outlined in the EIS submitted, the 

improvements as outlined should not cause additional traffic generated by these improvements. 

 

S.289-26 – Property Corner Monuments – they are requesting a modification to allow drilled 

holes where site constraints prevent installation of a concrete monument.  The corners fall on 

existing paved areas so they are proposing PK nails in lieu of concrete monuments where the site 

constraints prohibit.   

 

S.289-36 Installation of Streetlights – the justification is they are not proposing any sidewalk.  

The dealership has lighting illuminations currently and from a safety standpoint there is no 

concern.   

 

S.281 – Stormwater Management- they are proposing approximately 1300 sq. ft. reduction in 

impervious area by adding several interior landscaping islands, which, as the property exists 

today and as the improvements are shown on the land development plan, results in a reduction in 

stormwater runoff from a rate volume control.   
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Attorney Craig S. Sharnetzka, CGA  

 

Attorney Sharnetzka stated he attended the Staff meeting and reviewed the legal issues.  He 

referred to the unrecorded land development plan from 1984 and the subsequent plan from 1988 

in the name of Mr. Iacona, the former owner.  In response to the comment about the plan not 

being recorded, he noted they searched the records and could not find if that plan was ever 

recorded.  Stormwater management facilities are located on the plan.  He noted they were not sure 

what was done with the plan or what went forward.  It is their position from a legal standpoint 

and from a practical standpoint the Township should look at the property as it exists today.  They 

determined they should not be bound by the other unrecorded plan, since they were not aware of 

it and it is not a public record.     

 

Attorney Rausch concurred with Attorney Sharnetzka’s findings.    

 

Discussion was held regarding flooding observed in the rear portion of the property.    

Mr. Luciani noted the plan reflects two streams on the property – one on the east side of the 

property with a box culvert across Rt.30 and a secondary stream on the left side which crosses 

under 11th Street.   

 

Mr. Creep agreed there are many challenges with the site.  He referred to the waiver for 

modification of the buffer yard requirements, noting there are multiple utilities running through 

the property, one which has a 150 ft. wide right-of-way.  Also, the streams create a minimized 

area to install on-site stormwater.  He noted the preface behind their justification for the waiver is 

they are showing a significant amount of reduction in impervious area and proposing more 

landscaping to reduce the runoff. 

 

Discussion was held regarding a possible seepage pit to allow the water from the new addition.  

Mr. Creep stated that water is going the same place it does currently which discharges to the 

paved surface so the downspouts do not go in a roof draining collection system underground, they 

discharge through it.   Mr. Creep stated they have looked at those issues trying to accommodate 

an area, with easements restricting the improvements.  Another challenge is evaluating some type 

of filtration pit which would require discharging stormwater out of the pit into the adjoining 

stream.  He indicated they would need to obtain a permit through DEP for that system to increase 

it during a flood event so that it does not back up into the system.     

 

A MOTION WAS MADE BY MR. TANZOLA TO MOVE THE WAIVERS FOR LD-18-05 

APPLE NISSAN TO AN ACTION ITEM.  SECONDED BY MR. STUHRE.  MOTION 

UNANIMOUSLY PASSED.  

 

MR. STUHRE MOVED IN THE CASE OF LD-18-05 APPLE NISSAN TO APPROVE 

THE FOLLOWING WAIVERS PRESENTED ON THE PLAN DATED 2-16-2018: 

289-10 PRELIMINARY PLAN 

289-13.A PLAN SCALE  

281 STORMWATER MANAGEMENT  

289-35 LANDSCAPING AND BUFFER YARDS 

289-32 SIDEWALKS  

289-48.A EASEMENTS  

289-21 TRAFFIC IMPACT STUDY 

289-26 MONUMENTS  

http://www.cgalaw.com/attorney/craig-s-sharnetzka
http://www.cgalaw.com/attorney/craig-s-sharnetzka
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289-36 STREETLIGHTS  
SECONDED BY MR. TANZOLA.  MOTION UNANIMOUSLY PASSED.  

 

 

4.       ACTION ITEMS   

 

A. LD-18-01 Harley Davidson Expansion – 1425 Eden Road   

 

Mike Scarborough, Nutec Design  

 

Ms. Fieldhouse indicated at the March meeting a list of waivers was approved for Harley-

Davidson as identified in the Staff briefing.   She provided a recap of the Harley-Davison 

expansion noting they are proposing a 55,000 sq. ft. addition to their plant in preparation to 

closing the Kansas City plant and moving their employees and product to the York facility.  

 

Mr. Scarborough indicated they went through their second Staff review which resulted in two 

additional waivers based on two previous waivers approved:  

 

289-35.C Buffer yards – As a precaution in case the trees get removed in the future, they are 

asking for a waiver to not install the buffer yard in the future event the existing trees would be 

replaced along the R-7 and N-C zones, the Township can require the plantings. 

 

289-41C The second waiver is for the widening of Eden Road, along the section on the north 

side, at the front entrance near Gate 5 extending to the Post building at Rt. 30 which has been 

improved.   

 

They received additional comments from Staff along with the township engineer’s comments 

identified in his letter of April 6, 2018.   

 

MR. STUHRE MOVED IN THE CASE OF LD-18-01 HARLEY-DAVIDSON 

EXPANSION TO RECOMMEND APPROVAL TO THE BOARD OF SUPERVISORS 

FOR THE FOLLOWING WAIVERS:  

289-35.C BUFFER YARD 

289-41.C ROAD WIDTHS 

SECONDED BY MS. MUSSELMAN.  MOTION APPROVED.  MR. TANZOLA WAS 

RECUSED DUE TO FAMILY RELATIONSHIP WITH HARLEY-DAVIDSON.  

 

MR. STUHRE MOVED IN THE CASE OF LD-18-01 HARLEY-DAVIDSON TO 

RECOMMEND APPROVAL TO THE BOARD OF SUPERVISORS FOR THE LAND 

DEVELOPMENT PLAN CONDITIONED UPON ADDRESSING OUTSTANDING 

COMMENTS FROM THE TOWNSHIP ENGINEER LETTER DATED APRIL 6, 2018. 

SECONDED BY MS. MUSSELMAN.  MOTION APPROVED. MR. TANZOLA WAS 

RECUSED.  

 

B. LD-18-03 Commonwealth Volunteer Fire Co. 

Waiver of Land Development    

 

Ms. Fieldhouse stated the Springettsbury Volunteer Company located at 2045 N. Sherman Street  

is seeking a waiver of land development for a 1,750 sq. ft.  building addition. The addition will 

function as a training center for the fire company. The proposed project will have a net addition 

of zero square feet of impermeable surface. This will be accomplished by adding landscape 
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islands to the parking lot and will bring the parking area closer to compliance with the current 

Zoning requirement.  The addition will consist of training space and a stair tower for repelling. 

The fire school in Manchester also has a stair tower for repelling. Having two in the County will 

ensure that training will not result in coverage issues during emergency situations. 

 

Staff’s opinion is the important aspects of the land development plan will be covered in the 

building permit review process.  The stormwater management review will need to be done to 

grant a building permit and from a structural standpoint all of the building codes would need to be 

adhered to. 

 

Staff is seeking direction from the Planning Commission and Board in waiving the entirety of 

Chapter 289 Subdivision and Land Development.   

 

Ms. Fieldhouse noted in response to a question of precedence, a former project for the York 

County Rail Trail with a similar set of circumstances in which a waiver was granted.  

 

It was agreed by the Planning Commission members the project is for the good of the public, 

Springettsbury Township residents and that the volunteer fire company should not be required to 

go through the specifications of a complete land development process.   

 

MR. TANZOLA MOVED IN THE CASE OF LD-18-03 COMMONWEALTH 

VOLUNTEER FIRE COMPANY TO RECOMMEND TO THE BOARD OF 

SUPERVISORS APPROVAL OF THE WAIVER REQUEST TO CHAPTER 289 

SUBDIVISION AND LAND DEVELOPMENT OF THE TOWNSHIP’S CODIFIED 

ORDINANCES.  SECONDED BY MR. STUHRE.  MOTION UNANIMOUSLY PASSED.  

 

 

5.        WAIVER RECOMMENDATIONS - None  

 

6.         OLD BUSINESS – None  

 

7.         NEW BUSINESS   

 

Ms. Fieldhouse noted the Township was given revised copies of draft legislation for the proposal 

to place the Galleria Mall within the Town Center Overlay in anticipation of the development of 

a potential casino use and ultimately a future redevelopment of the entire site.  She noted Mr. 

Courtney’s office provided revised drafts of the language Staff had provided previously to the 

Planning Commission in terms of allowing a casino and gambling facility in the municipality.  

Ms. Fieldhouse indicated she has conducted a preliminary review and saw nothing of concern.  

She noted the most significant addition was to the Town Center Overlay itself with regards to 

how it would regulate an enclosed shopping mall, and to limit the impacts the Town Center 

Overlay can have when redeveloping a shopping mall. Staff and the township solicitor will 

conduct a thorough review and provide further comment.  Due to potential future development 

opportunities with the Galleria Mall parcels they anticipate the Mall to be included in the Town 

Center Overlay.  

 

Ms. Fieldhouse stated the proposal will be before the Planning Commission for a 

recommendation in May in order to get a recommendation from the Board of Supervisors to set 

up a hearing schedule.    

 

8. OTHER BUSINESS 
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Attorney Rausch announced Attorney Shane Rohrbaugh will be serving as Township Solicitor for 

future meetings.   

 

9. ADJOURNMENT  

 

CHAIRMAN STAUB ADJOURNED THE MEETING AT 7:50 P.M. 

 

Respectfully submitted, 

 

 

 

Secretary 

 

/ses 


