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MINUTES 
Thornbury Township Planning Commission Meeting 

Wednesday, October 8, 2008 
 
The Thornbury Township Planning Commission held a public meeting Wednesday, October 8, 
2008 at the Township Administration Building, 6 Township Drive, Cheyney, Pennsylvania.  
Chairman Smitheman called the meeting to order at 7:00 p.m., with a salute to the flag. 

 
PRESENT:  Michael Smitheman, Chairman  James Bulkley, Vice Chairman
   Wayne Grafton, Land Planner   Kenneth Kynett, Esq., Solicitor
   Mike Ciocco, Township Engineer  Frances Day  
   Robert Ferrara    Robert Ricciuti  
   Allen McCann    Lawrence Barrett 
 
ABSENT:  0   
 
MEMBERS OF PUBLIC:     5 
 

AGENDA 
Chairman Smitheman reviewed the Agenda, as follows: 

• Public Comment 
• Approval of Minutes – Sept. 24, 2008 
• Old Business 

• Planning Modules for the West Side Sewer Expansion Project 
• Cluster Ordinance 

• New Business 
• 2009 Budget 

• Next Meeting 
• October 22, 2008 

• Adjournment 
 

PUBLIC COMMENT 
Chairman Smitheman asked for public comment on items not on tonight’s 
agenda.  There were no comments from the public. 
  

APPROVAL OF MINUTES 
Mr. McCann moved and Mr. Bulkley seconded to approve the minutes of the 
September 24, 2008 meeting, as corrected by Mr. Kynett and Mr. Ciocco.  Mr. 
Barrett abstained due to his absence at that meeting.  The members then 
discussed additional changes.  There was a consensus to table the approval to 
the following meeting, so that the changes could be reviewed.  
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OLD BUSINESS 
Planning Modules for the West Side Sewer Expansion Project 
Present:  Lloyd Noll, Pennoni Associates – Township Sewer Engineer 
 
Per Mr. Bulkley’s question, Mr. Noll replied that future expansion is planned for 
in the current Act 537 Plan.  Per Mrs. Day’s question, Mr. Noll answered that a 
property adjacent to an existing sewer district might be able to tie in, but it is not 
covered by this plan.  Mr. Kynett stated that Act 537 is a state law that requires 
an overall sewage plan for the Township; and it changes over time, being 
revised by the Township and developers.  This is a design component within a 
larger piece.  Mr. Noll stated that this is based on the Sewer Committee’s 
investigation and recommendation.  The Board will eventually pass a resolution 
adopting the planning module.  The Planning Commission can make 
recommendations on the planning module, but does not approve it.  Per Mrs. 
Day’s question, Mr. Noll stated if your property is in the plan and you do not wish 
to tie in until your system fails; the Township is still responsible to pay the 
Concord Twp. Sewer Authority for the reservation for capacity ($2,600 per lot).  
Mr. Noll then resolved the concerns of members regarding various numbered 
items in the planning module.   
 
Mr. Ricciuti felt the low pressure vs. gravity issue should be resolved before the 
planning module is executed.  Mr. Noll stated that executing the planning 
module does not prevent the Township from changing anything.  Mr. Noll felt 
that if the Township begins to investigate pockets of gravity vs low pressure, it 
would delay the process. 
 
Per Mr. Barret’s question, Mr. Noll stated that he was unsure if all of Stone 
Ridge Road could be served with gravity.     
 
Mr. Smitheman read each item under Section C of Component 4A and asked for 
comments.  After a brief discussion the Commission added comments under 
Section D “Additional Comments”, as follows:  “The Planning Commission 
recommends that gravity sewers be investigated in all areas that gravity 
systems might be feasible.”   
 
On a motion made by Mr. McCann and seconded by Mr. Bulkley, by a majority 
vote, the members recommended adoption of the Sewage Facilities Planning 
Module, as presented, with attached comments.  Mr. Ricciuti opposed, as he felt 
that a gravity system should be investigated before signing the planning module.   
 
Per Mr. Barrett’s concern, Mr. Noll explained that the use of the 3M Component 
for the increase from 100 to 162 EDUs was approved by DEP. 
 
Cluster Ordinance  
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This item was last discussed on 9/10/08.  The discussion picked up on page 11, 
subsection G.  Mr. Grafton passed out a hypothetical 1 acre (minimum) lot.  This 
diagram was a 1.004 acre parcel containing 43,750 sq. ft. lot (43,560 sq. ft. = 1 
acre).  The lot measured 175’ in width and 250’ in depth.  Mr. Grafton noted the 
dwelling is a 5,000 sq. ft. rancher, with a 12’ wide driveway, a 50’ x 20’ pool, and 
a 20’ x 15’ shed.  Impervious cover came to 18% which meant that a patio, 
deck, or walkway could also be added, increasing the impervious cover up to 
25%.  Mr. Grafton noted that the issue is not impervious coverage, but the 
building area.  There is a reasonable, but limited building envelope.  When you 
gravitate beyond the norm so that the numbers are exceeded, it forces you into 
procedures that protect the neighbor’s interest.  Per Mr. Ferrara’s question, Mr. 
Grafton stated that if a portion of the property is on a steep slope, then the steep 
slope is deducted from the net tract area calculation.  The lot could have a slope 
on it, but you could not build on a restricted slope without relief.  Mr. Kynett 
noted that you may not be able to put 25% impervious on a lot because of other 
constraints, even though that is what you are entitled to under the ordinance.  
Mr. Bulkley noted that the sidewalks would be part of the road system.   
 
The changes to the draft ordinance are noted as follows: 
Page 11, Section 125. Design Standards. G.:  Change wording to read:  “No 
garden shed shall be permitted within the required front yard, but may be 
located within a side or rear yard provided that they are a minimum of ten (10) 
feet from any side or rear lot line.” 
 
Page 11, H.:  Mr. Grafton noted that if 25% of the lot is in the flood plain, but 
outside the building envelope, it changes the density.  You could have a stream 
or a slope, as long as it is not in the building envelope.  Amend “H” to read:  “No 
part of any building envelope in a Residential Cluster subdivision may be 
located within the area of a stream or other body of water, floodplain, floodway 
and flood fringe, wetland or riparian, or steep slopes; and the building envelope 
shall not be artificially reduced.”  Mr. Bulkley noted that some people like to live 
on the edge of a basin.  Mr. Grafton stated that the property owner should then 
seek relief, as the ordinance is written for the norm, not the exception.  You want 
to make sure you can walk around the outside of the house.  Mr. Bulkley 
disagreed with the wording and felt it should be in subdivision and land 
development where it could be waived, rather than a variance.  Mr. Grafton 
stated that the reason behind the rule is to try to reserve an area called the 
building envelope and when building in there, that area should be free of 
resources. 
 
Page 11, I. Common Open Space Requirements. 1. Minimum Common Open 
Space:  Amend “I” to read:  “…of the gross tract area, of which a minimum of  
fifteen percent…” and “…any required lot area, land of a minimum uniform width 
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of less than thirty (30) feet…” and “Common open space between the lot lines of 
the homes shall be no less than fifty (50) feet in width.” 
 
Page 11, I.2.d.:  Add to the end, “…according to the required Landscape Plan, 
within six (6) months of initial construction.” 
 
Page 12, e.  Mr. Grafton clarified the reasoning behind no roofline to project 
above a ridgeline. 
 
Page 13, Section 126. Common Open Space Ownership, Management and 
Maintenance. A.:  Add, “Common open space will have space for future utilities.” 
 
There were no other amendments to the draft ordinance at this time.  
 

NEW BUSINESS 
2009 Budget 
Mr. Smitheman requested Mrs. Zitarelli forward to Mrs. Guenther the Planning 
Commission’s 8/14/08 budget recommendations for 2009. 
 
Mrs. Zitarelli passed out copies of the adopted Woodlands Ordinance. 
 
Mr. Bulkley noted that Mr. Collins has invited the Commission to a site visit.  
There is parking at Martin Park, next door.  Mr. Bulkley will get a couple of dates 
and email everyone.    
  

NEXT MEETING 
Mr. Smitheman announced the next meeting is scheduled for Oct. 22, 2008. 
 

ADJOURNMENT 
On a motion by Mr. Bulkley, seconded by Mr. Ferrara, the meeting adjourned at 
8:45 p.m. 
 
Respectfully submitted, 
 
 
 
Deborah Zitarelli, Planning Commission Secretary 
 
cc: Planning Commission Members  Ted McCandless, Code Administrator 
 Board of Supervisors   Michael Ciocco, Township Engineer 
 Kenneth D. Kynett, Esq.   Wayne Grafton, Land Planner 
 Robert P. Anderman, Esq.   Elizabeth Geoghegan, Subdivision Coordinator 
 Jeffrey Seagraves, Township Manager Suzanne Howat 


