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MINUTES 
Thornbury Township Planning Commission Meeting 

Wednesday, November 10, 2010 
 

The Thornbury Township Planning Commission held a public meeting Wednesday, November 
10, 2010 at the Township Administration Building, 6 Township Drive, Cheyney, Pennsylvania.  
Chairman Bulkley called the meeting to order at 7:00 p.m. 

 
PRESENT:  James Bulkley, Chairman  Mike Ciocco  
   Robert Ricciuti, Vice Chairman Ken Kynett, Esq., Solicitor 
   Allen McCann     Wayne Grafton   
   Robert Ferrara 
   Charles Howat 
   James Quinn, Jr. 
          
ABSENT:  James Moore  
 
MEMBERS OF PUBLIC:    4 
 

Mr. Bulkley reviewed the Agenda, as follows: 
  

AGENDA 
1.  SALUTE TO THE FLAG 
2.  PUBLIC COMMENT 
3.  APPROVAL OF MINUTES – Oct. 27, 2010 
4. OLD BUSINESS 

a.  Zoning Ord. – Accessory Structure Regulations  
b.  Comprehensive Plan 

5.  NEW BUSINESS 
              a.  2011 Planning Commission Budget 
6.  ACTION DATES – REVIEW 
7.  NEXT MEETING – Wed., Dec. 8, 2010                               
8.  ADJOURNMENT 

 
1.  SALUTE TO THE FLAG:  Mr. Bulkley led the salute to the flag. 
 
2.  PUBLIC COMMENT:  There were no comments from the public.  

 
3.  APPROVAL OF MINUTES:  On a motion by Mr. McCann and seconded by 

Mr. Ferrara, all members present voted “aye” to approve the Oct. 27, 2010 
minutes, as amended by Mr. Kynett and Mr. Ciocco.  Mr. Howat and Mr. 
Quinn abstained due to their absence from the Oct. 27 meeting.  Mr. Moore 
was absent. 
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4.  OLD BUSINESS 

a.   Zoning Ordinance – Accessory Structure Regulations:    There was a 
consensus to go page by page through Mr. Grafton’s 7/7/10 draft 
ordinance on alternative energy facilities as accessory uses in certain 
zoning districts.   
Page 1:  Mr. Bulkley stated that he believed that the Township needs 
alternative energy regulations, including sketch plans showing what a 
property contains.  Mr. Kynett explained that the draft ordinance was 
based on Edgmont’s which contains a number of industry standards for 
the various forms of alternative energy facilities.  Mr. Bulkley noted that 
there is a new generation of windmills with a vertical axis that is 
supposed to be very quiet.  Mr. Grafton noted that the regulations should 
be written to cover the general condition, not the exception.   
Page 2:  Mr. Ricciuti questioned as to why “Hub Height” is not measured 
from the ground.  Mr. Grafton will investigate. 
Page 3:  Mr. Ricciuti questioned as to why “Turbine Height” is not 
measured from the ground.  Mr. Grafton will investigate. 
Page 4 & 5:  No comment 
Mr. Grafton noted that the purpose of limiting the alternative energy 
facility to 1 per household is to help the resident reduce his energy cost, 
not to make money.  Mr. Ferrara was concerned it would be allowed with 
townhouses and cluster developments.  Mr. Grafton noted that it could be 
excluded in certain zoning districts and that certain bulk and area 
requirements make the accessory uses self-limiting.  
Page 6:  No comment 
Page 7, 27-2801, #2.:  Mr. Ferrara asked about how the 10 KW power 
generation for residential windmills was determined.  Mr. Kynett 
explained that 10 KW was intended to allow alternative energy to 
supplement residential energy consumption requirements, but not 
enough to permit the commercial generation of energy.  Mr. Ferrara 
commented that the regulation should be based upon the noise from 
windmills, as opposed to an arbitrary determination of wattage generated.  
Mr. Ferrara commented that the 10 KW translates into 83.33 amps while 
typical homes have 200 amp service; if the ordinance is going to be 
geared to avoid nuisance, then it should be geared to focus on noise and 
other nuisances, as opposed to arbitrary caps on power generation limits.  
Mr. Grafton noted that as technology changes, what creates noise today, 
may not tomorrow.  There was discussion about the Township’s existing 
noise regulations.  Mr. Ricciuti felt there was a need to establish 
maximum decibel limitations, and raised issues as to how the maximum 
decibel limitation would be enforced and questioned whether such a 
regulation would cause more of an enforcement burden on the Township 
in response.  Mr. Ferrara recommended that the maximum decibel 
limitation should be based on the manufacturer’s specifications.  Mr. 
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Grafton explained that if a resident pairs solar with wind generation and 
wants to put in 50 KW rather than 10 KW, the property owner could go to 
the Zoning Hearing Board.   
 
Robert Ricciuti left the meeting at 7:45 
 
Page 7, 27-2801, #2 & #3:  Mr. Howat asked if windmills would be 
allowed on all residential lot sizes.  Mr. Kynett explained that it would not 
be permitted on every lot, as the bulk and area requirements are self-
limiting.  Mr. Kynett also noted that there was a limitation to the number of 
windmills on a residential lot.  In responding to the comment that the 
Zoning Hearing Board could always entertain zoning relief for applicants, 
Mr. Ferrara requested that the ordinance should have more structure and 
guidance, and be based upon decibels (as opposed to an arbitrary 
wattage regulation) so that there is less of a need for an applicant to seek 
relief from the Zoning Hearing Board.  Mr. Bulkley felt that the size of the 
tract could be limited.  Mr. Grafton will investigate #2. 
Page 8:  Mr. Grafton will investigate #7. 
Page 9:  Mr. Howat asked why he couldn’t put a windmill on top of his 
house, instead of on a pole.  Mr. Grafton will investigate #18.  Mr. Grafton 
noted that installing a windmill is not a Saturday morning activity.  The 
average person will most likely have to hire a professional to install it, and 
the first thing they will do is survey the property.  Mr. Howat felt that 
companies will make it simple so that the average homeowner could 
install it, since you can get solar panels at Home Depot.   
Page 10:  Mr. Ferrara questioned #21.A.  Mr. Grafton stated that if the 
windmill was not working for a year or more, then it would go to a hearing 
for removal.  Mr. Ferrara felt then every year a person has to file 
something with the Township proving that it is working correctly.  Mr. 
Bulkley was concerned that the Township may be creating a burden on 
the resident.   
Page 11, 12, & 13:  No comment 
Page 14:  Mr. Kynett noted that much of the actual construction and 
operation of solar energy facilities is regulated by the Uniform 
Construction Code, so these provisions are from a zoning perspective.   
Page 15:  Mr. Ferrara felt that #3.D. may need more restrictions.  Mr. 
Ciocco stated that solar was not allowed in the front yard, but permitted in 
the rear or side yard if it is free-standing.  Mr. Kynett stated that the side 
yard requires a 15 ft. setback, so it will be difficult for smaller lots to place 
solar facilities in side yards.  Mr. Grafton noted that Thornbury already 
permits a lot of other accessory uses in the side yard.  After a brief 
discussion there was a consensus for Mr. Grafton to amend the draft 
ordinance and remove solar panels and solar energy collectors from all 
side yards (3.F.).  Residents can seek relief from the Zoning Hearing 
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Board if they want solar facilities it the side yard.  There was a consensus 
to discuss flag lots separately. 
Page 16 & 17 :  No comment 
Page 18:  Mr. Kynett noted that the basis of the isolation table for ground 
source heat pumps came from Chester County’s GSHP regulations.  It 
was recommended that the preparation area be defined and included in 
the isolation distance requirements. 
Page 19:  Mr. Bulkley asked if DEP would be involved when putting in a 
closed loop geo-thermal system in a pond.  Mr. Ciocco stated that you 
have to demonstrate as to whether or not the waters are considered 
regulated waters of the U.S. 
Page 20. P.:  Mr. Bulkley asked if ethanol and methanol were approved 
as circulating fluids.  Mr. Kynett stated that they were the most 
environmentally friendly fluids recommended by the well contractors who 
reviewed and commented on the Edgmont provisions.  Rick Miller 
(member of audience) stated that he currently uses another solution that 
is acceptable. 
Page 21 & 22:  No comment 
 
Mr. Grafton stated that standards with various lot sizes, including 
townhouses and clusters is one issue and the second issue is the need to 
integrate conditional use or special exception standards.  Mr. Grafton 
stated that he would integrate our thoughts and discuss this at our next 
meeting.  Mr. Ferrara asked if there was any model language which 
addressed appropriate decibel levels for wind generators.  Mr. Bulkley will 
investigate wind generators and decibel levels. 
 

b.  Comprehensive Plan:  Tabled until census figures are available. 
 

5. NEW BUSINESS 
a. 2011 Planning Commission Budget:  Mr. Bulkley distributed the 2010 

budget report and noted that the Planning Commission’s expenditures 
are consistent over last 3 years.  Mr. Bulkley requested additional 
information regarding the engineer’s budget and actual costs, as it 
seemed to be missing from the report.   
 
MOTION:  On a motion by Mr. McCann, seconded by Mr. Bulkley, by 
a vote of 5 to 0, all members present voted “aye” to request that the 
2011 Planning Commission Budget in the amount of $41,500.00 
remain the same as 2010’s Planning Commission Budget. 

 
6. ACTION DATES – REVIEW:  Mr. Bulkley reviewed the action dates.  
 
7. NEXT MEETING:  Wednesday, Dec. 8, 2010 at 7 p.m. 
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8. ADJOURNMENT:  On a motion by Mr. Ferrara and seconded by Mr. 

McCann, the meeting adjourned at 8:50 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.   Geoff Carbutt, Subdivision Coordinator 
 Jeffrey Seagraves, Township Manager Suzanne Howat  


