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MINUTES 
Thornbury Township Planning Commission Meeting 

Wednesday, March 14, 2012 
 

The Thornbury Township Planning Commission held a public meeting Wednesday, March 14, 
2012 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, P.E., Twp. Engineer 
   James Quinn, Jr., Vice Chairman Ken Kynett, Esq., Solicitor 
   Allen McCann   Wayne Grafton, Land Planner  
   Robert Ferrara   
  Charles Howat  
  Kenneth Zitarelli 
   
 
ABSENT:  Robert Ricciuti 
 
MEMBERS OF PUBLIC:     5 
 

Mr. Bulkley reviewed the Agenda, as follows: 
  

AGENDA 
1.  SALUTE TO THE FLAG 
2.  PUBLIC COMMENT 
3.  APPROVAL OF MINUTES – February 22, 2012 
4.  OLD BUSINESS 

a.  Sign Ordinance 
b.  Accessory Structure Regulations Ordinance 
c.  Comprehensive Plan Addendum/Update 
d.  Solicitation Ordinance   

5.  NEW BUSINESS 
a.  Rabena Sketch Plan, 3 lot Subdivision, 53 Sweetwater Rd. 

6.  ACTION DATES REVIEW 
7.  NEXT MEETING – (Optional) Wed., March 28, 2012 at 7 p.m.                               
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. Howat all members present voted “aye” to approve the February 22, 
2012 minutes, as amended by Mr. Kynett and Mr. Ciocco.  Mr. Zitarelli 
abstained due to his absence from that meeting.  
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4.  OLD BUSINESS 

a. Sign Ordinance:  Mr. Howat reported that the back light on the 
Township’s Thornbury Park sign was excessive and that he was glad that 
this form of sign was no longer permitted.  He believed that digital signs 
should be permitted.  It was suggested that Mr. Howat relay his thoughts 
to the Board of Supervisors.   

 
A discussion ensued regarding Mr. Miller’s (Historic Commission) 
comments in his 3/14/12 email, which resulted in a few minor changes to 
Mr. Grafton’s draft ordinance.    

 
The members then discussed the measurement of the illumination of light 
in nits vs. foot-candles.  Mr. Grafton stated that nits can be converted to 
foot-candles, but the national standard is nits.  Mr. Ciocco’s concern was 
that when you compare nits to foot-candles, nits have double the foot-
candle value and would allow more sign lighting than desired.  Mr. 
Grafton explained that nits have higher values because signs are lit 
during the day rather than just a night, and if you use foot-candle values 
instead of nit values, you would not be able to read the sign in daylight.  
Mr. Ciocco noted that the new ordinance value indicated in nits allows for 
about 70 foot-candles after dusk while the existing ordinance restricts the 
maximum foot-candle value allowed in any district to 30 foot-candles.  Mr. 
Grafton will investigate this issue.  There were no further questions or 
comments.   
 

MOTION:  On a motion by Mr. McCann and seconded by Mr. Howat, with 1 

member absent, all members present voted in favor to recommend to the Board 
of Supervisors the draft ordinance titled, “Amendment to the Thornbury 
Township Zoning Ordinance for the Regulation of Signs”, prepared by The 
Grafton Association, dated February 6, 2012, with 3 minor changes (addition of 
a provision requiring signs to be installed and maintained plumb and level, use 
of the standard of nits instead of foot-candle values while coordinating new nit 
values to coincide with the current lighting ordinance foot-candle values, and 
change the phrase “Historic District” to “Historic Resource” throughout the 
Ordinance).  The Grafton Association will revise the Ordinance draft, 
accordingly, and the revised draft will be forwarded to the Board of Supervisors 
upon receipt. 

 
b. Accessory Structure Regulations Ordinance:  Mr. Bulkley noted that 

this ordinance would only govern wind and solar by way of the conditional 
use process, as it gives neighbors a forum to voice their concerns.  It 
would not include geo-thermal, as the Planning Commission has already 
determined that geo-thermal being underground would not have an 
adverse impact on neighboring properties.  Mr. Grafton was requested to 
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email Mrs. Zitarelli the latest ordinance draft, who will forward it to the 
members. 
 

c. Comprehensive Plan Addendum/Update: Mr. Zitarelli asked if the 
public would be involved.  Mr. Grafton replied that input would be utilized 
from the Township’s commissions and the public would have an 
opportunity to voice their concerns at the public hearing.  Mrs. Zitarelli 
was requested to change this agenda item from “Comprehensive Plan” to 
“Comprehensive Plan Addendum/Update”. 

 
d. Solicitation Ordinance:  Mr. Bulkley discussed this topic with Mr. 

Seagraves, who felt that this ordinance would be difficult to enforce 
without a police department.  Mr. Bulkley suggested taking a photo of the 
solicitor, taking their business card or literature, and then checking with 
the Township to see if they are registered.  Mr. Kynett noted that the 
registration is only for contractors to work in the Township, and that 
drafting this ordinance would not be easy, as it involves forms of free 
speech.  Mr. Kynett stated that even if the Township has an anti-
solicitation ordinance, it would not eliminate solicitation, but may offer 
some level of protection for our residents by having licensed /permitted 
solicitors having appropriate identification which can be verified through 
the Township..   
 

5. NEW BUSINESS 
a.  Rabena Sketch Plan, 3 lot Subdivision, 53 Sweetwater Rd. 

1
st
 Presentation 

 
Present:  Mike Rabena, the applicant (pending agreement of sale) 
               Dan Poppelwell, P.E., the applicant’s engineer 
   Janet Harmon, the property owner 
 

Mr. Poppelwell described the lot as a long, odd-shaped, approximately 18 
acre parcel, zoned R-1, with some steep slopes, and with an existing 
pond, stream, non-historic house, and an historic spring house.  The 
parcel has the potential for 3-4 lots.  The applicant proposes to use the 
existing driveway for rear lots.  A portion of property may be purchased 
by a property owner on Sweetbriar Rd., but only 3 residential lots (2 new 
and 1 existing) would be created.  The applicant intends to replace the 
existing house.  Mr. Poppelwell then asked for comments.   
 
Mr. Ciocco stated that a common driveway is only permitted under certain 
circumstances.  Mr. Poppelwell noted that 3 separate driveways could be 
constructed, but the applicant preferred to minimize the impervious 
coverage and tree removal.  He also felt that running separate driveways 
in parallel, separated by only 5-10’ would be aesthetically unappealing.   
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Mr. Bulkley reported that a shared maintenance agreement would be 
needed for the common driveway.   
 
Mr. Poppelwell noted that perc testing will be done.  Mr. Bulkley felt that it 
may be difficult to fit a primary and secondary system on lot 1’s small lot.   
 
Mr. Poppelwell stated that they are awaiting a reply from the Township’s 
Historic Commission.  Mr. Bulkley noted that with a 40 mph speed limit on 
Sweetwater Rd., it was important to get the required sight distances.  
Mrs. Harmon, the owner of the property stated the “ice house” was the 
only historic structure on the property and that the springhouse had long 
since deteriorated.  
 
Mr. Poppelwell asked if a preliminary/final plan could be submitted rather 
than separately.  Mr. Ciocco noted that the applicant could ask for a 
waiver to do a one step (prelim/final).  Mr. Kynett explained that in 
general, the Planning Commission expects the applicant to prove that 
they tried to comply with the Township’s Ordinance before asking for any 
waivers. 
 
Mr. Ciocco noted that the engineer should also look at ordinance 
requirements for tree replacement, riparian buffer, steep slopes, and 
driveway design.   
 
A brief discussion ensued regarding replacement trees and the septic 
system of the existing house built in 1939.  There were no further 
comments from the applicant or the public.  Mr. Bulkley noted that the 
clock will start when formal plans are submitted. 

 
6.  ACTION DATES:  Mr. Bulkley reviewed the action dates for Wills and Gricco.  

Mr. Bulkley noted Mr. Guilday’s concern that it took a long time to get a 
recommendation.  Mr. Bulkley stated it was on our agenda only 10 times and 
that included once for a sketch plan and no appearance in 2009, and lack of 
appearance for 1 year prior to him asking for a recommendation for approval.  
Mr. Bulkley explained that the Guilday plan was difficult (sensitive areas) and 
took longer to discuss.  Mr. Bulkley felt that the majority of applications that 
the Planning Commission will receive may be difficult, as well.  

 
7.  NEXT MEETING:  (Optional) Wednesday, March 28, 2012, at 7 p.m. A brief 

discussion ensued as to whether or not to have a meeting on 3/28/12.   
 
Motion:  On a motion by Mr. Quinn and seconded by Mr. Ferrara, with 1 
member absent, all members present voted in favor of not scheduling 
their optional 2nd meeting in March (March 28). 
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Mrs. Zitarelli was requested to post the doors and notify the Township staff.   

 
8.  ADJOURNMENT:  On a motion by Mr. Howat and seconded by Mr. Ferrara, 

the meeting adjourned at 8:35 p.m. 
 
Respectfully submitted, 
Deborah Zitarelli 
Planning Commission Secretary 
 
cc: Planning Commission Members  Michael Ciocco, Township Engineer 
 Board of Supervisors   Wayne Grafton, Land Planner 
 Kenneth D. Kynett, Esq.   Geoff Carbutt, Subdivision Coordinator 
 Robert P. Anderman, Esq.   Suzanne Howat, Bookkeeper 
 Jeffrey Seagraves, Township Manager   


