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MINUTES 
Thornbury Township Planning Commission Meeting 

Wednesday, May 8, 2013 
 

The Thornbury Township Planning Commission held a public meeting Wednesday, May 8, 2013 
at the Township Administration Building, 6 Township Drive, Cheyney, Pennsylvania.  Chairman 
Quinn called the meeting to order at 7:00 p.m. 

 
PRESENT:  James Quinn, Jr., Chairman  Mike Ciocco, P.E., Engineer                      
   Robert Ferrara, Vice Chairman Wayne Grafton, Land Planner  
   Jim Bulkley   Kelly Pickhaver, Esq. (substituted) 
   Allen McCann       
   Charles Howat    
  Kenneth Zitarelli  
  Jim Falcone 
 
ABSENT:  James Byrne, Esq., Solicitor 
      
MEMBERS OF PUBLIC:     11 
 

Mr. Quinn called the meeting to order and reviewed the Agenda, as follows: 
  

AGENDA 
1.  SALUTE TO THE FLAG 
2.  PUBLIC COMMENT 
3.  APPROVAL OF MINUTES – April 10, 2013 
4.  OLD BUSINESS 

a.  Comprehensive Plan Addendum/Update 
b.  2012 Annual Report & Addendum  

5.  NEW BUSINESS 
 a.  Crane Property, Prelim. Subdivision, Stoneybank Rd. 
 b.  Act 537 – Minor Update Revision 
6.  ACTION DATES REVIEW  
7.  NEXT MEETING – Wed., May 22, 2013 at 7 p.m. (optional)                               
8.  ADJOURNMENT 

 
1.   SALUTE TO THE FLAG:  Mr. Quinn 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. Zitarelli and seconded by 

Mr. McCann, all members present voted “aye” to approve the April 10, 2013 
minutes, as presented.  Mr. McCann abstained due to his absence from that 
meeting. 
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4.   OLD BUSINESS 

a. Comprehensive Plan Addendum/Update:  Mr. Quinn stated that 
Chapters 1, 3, and 5 would be discussed. 

 
 Chapter 1:  Table of Contents/Introduction – Mr. Zitarelli asked if a street 

tree plan was adopted.  Mr. Ciocco stated that a specific tree plan was 
not adopted, but the Township has a Woodlands Ordinance.  Mr. 
Seagraves (Township Manager) noted that several ordinances have tree 
requirements.  Mr. Grafton suggested that the 1996 open space plan be 
followed. 

 
Chapter 3:  Existing Conditions – Mr. Quinn asked Mr. Seagraves to 
provide the Planning Commission with any data changes. 

 
Chapter 5:  Goals and Objectives – Mr. Howat noted that it is unknown if 
the goals and objectives were being met.  Mr. Bulkley stated that some 
may be on-going.  Mr. Grafton asked the members to review them and 
decide if any goals or objectives need to be added, moved, or deleted.  
Mr. Quinn stated that Chapter 5 would be discussed at the next meeting. 

 
b. 2012 Annual Report & Addendum:  Mr. Quinn complimented Mrs. 

Zitarelli on the report and addendum. 
 
MOTION:  On a motion by Mr. Bulkley and seconded by Mr. McCann, all 
members voted to recommend approval to the Board of Supervisors of 
the 2012 Annual Report and Addendum, as amended. 

 
5.   NEW BUSINESS: 
 a.   Crane Property, Preliminary Subdivision, Stoneybank Rd. 
  1

st
 Presentation   

 
  Present: Jeff Madden, P.E., the applicant’s engineer 
                               Alyson Zarro, Esq., the applicant’s solicitor 
    Mike Downs, Assistant Vice President 
    Chris Kopitsky, Senior Project Manager 
 

Mr. Quinn stated that no decisions would be made tonight, as there 
were too many comments in Mr. Ciocco’s review of 5/3/13 that first 
needed to be satisfied. 
 
Ms. Zarro displayed the plan which proposes a 27 lot subdivision (23 
lots to the east and 4 lots to the west of Stoneybank Rd.).  Conditional 
Use (CU) approval was received in 2005 by the property owner who 
entered into a settlement agreement with Thornbury Twp.  Toll Brothers 
is currently the equitable owner of the property and is pursuing the 
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subdivision.  The main difference between the 2005 CU plan and the 
proposed Toll Brothers plan is that the 2005 CU plan had 23 lots east of 
Stoneybank Rd. with 2 access roads to Stoneybank Rd., and the 
current plan proposes 1 access road and 1 emergency access road 
allowing the developer to provide more distance from Chester Creek.   
 
Ms. Zarro stated that the applicant would comply with Comment #6, 
Condition #17, related to the western open space. 
 
Ms. Zarro stated that the applicant proposes to move only the historic 
portion of the original house (not the 4 additions) to Martin Park and will 
discuss this with the Township’s Historic Commission and provide 
further details of the new location on future plan submissions.   
 
Ms. Zarro stated that there will be an HOA for the open space.  The 
2005 CU settlement requires open space on the east side to be offered 
to the Township for dedication.  The remaining HOA open space is 
essentially a wetland basin which will be maintained by the HOA.  A 
question arose as to whether the Township or the HOA will be 
responsible for the maintenance of the dedicated open space.  Mr. 
Bulkley stated that once it is dedicated to the Township, the Township 
will be responsible for the maintenance. 
 
Mr. Ferrara asked if the basin was a permanent pond.  Mr. Downs 
stated that it was not a permanent pond and the related stormwater will 
discharge into the creek.  The basin will be designed to prevent erosion, 
etc., to meet the Township Stormwater Ordinance, and conservation 
approval will further address this issue.   
 
Mr. Downs stated that there would be wells for water.  Some preliminary 
testing was done for on-lot septic systems and some lots may require a 
special septic system.    Mr. Ciocco relayed concerns about fitting a 
primary septic system, a secondary septic system, roof drain tanks and 
a private water well on some of the slope/wetland/floodplain restricted 
lots.  The applicant indicated that they were confident with the prior 
preliminary testing results and that they will be further evaluating the 
site through future complete testing and results discussed with Mr. 
Ciocco.     
 
Mr. Quinn opened the meeting for public comment. 
 
Bill Bonner, Esquire represents the Baldinis’ whose property on 
Blossom Hill adjoins the subject property.  Mr. Bonner’s clients are 
seeking an easement expansion to allow for historic residence to have 
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proper land around it which would include the driveway and septic 
system.  Mr. Bonner will present the proposed easement description 
being prepared by G.D. Houtman & Son, Inc. at the next Planning 
Commission meeting.  Mr. Bulkley requested that Mr. Bonner discuss 
the submission of his easement plan with the applicant.  Mr. Bonner 
also raised concern about his clients’ loss of trees caused by the 
construction of Blossom Hill Road and the significant cost that tree 
removal causes property owners.     
 
Mike Koeferl and Alice West of 96 Stoneybank Rd. asked if the 
subdivision would impact the condition of their well water and the 
supply.  Mr. Bulkley stated that shallow wells may be affected.  Mr. 
Ciocco stated that the applicant must show they can provide water and 
sewer to the houses and follow specific guidelines governed by the 
State.  Mr. Bulkley advised that this was not a Planning Commission 
issue, however, he suggested that the property owners document what 
they have now and if there are problems after the subdivision is built, it 
can be handled in a civil matter. 
 
Donna Urian of 80 Stoneybank Rd. was concerned with the safety of 
Stoneybank Rd.  Mr. Ciocco stated that the subdivision must meet 
PennDOT’s requirements and studies still have to be done.   
 
Bill Lockfeld of 12 Forest Hills Dr. was concerned with the buffer area 
along his property, as most of the trees in this area are over 100 years 
old.  Additionally, he wanted to make the Board aware that some of the 
trees on his property were marked and he wanted to make sure that 
these trees would not be removed.  A representative from Toll Brothers 
explained that out of an abundance of caution some of the trees outside 
of the subdivision were surveyed.  He apologized and advised that the 
property will be properly staked in the future.  Mr. Ciocco explained that 
several of his comments address landscaping, specifically the 30 ft. 
buffer on the development side is required and if the applicant cannot 
preserve the current trees then the developer must add replacement 
trees.  Currently, the applicant has agreed to plant over 1200 trees, but 
the Township is asking for more variety, including evergreens.   
 

b. Act 537 – Minor Update Revision for Highpoint Drive Sewer 
Extension:  After a brief discussion, Mr. Quinn called for a motion. 

 
MOTION:  On a motion by Mr. McCann and seconded by Mr. Ferrara, 
all members voted “aye” to recommend that the Act 537 Minor Update 
Revision for Highpoint Drive Sewer Extension be executed by Mr. 
Quinn.  Mr. Quinn executed the Act 537 Minor Update Revision for 
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Highpoint Drive Sewer Extension and gave it to Mr. Seagraves to 
forward to DEP. 

 
6.   ACTION DATES REVIEW:  Mr. Quinn highlighted the action dates. 
 
7.   NEXT MEETING:  Wed., May 22, 2013, at 7 p.m. (optional): 

MOTION:  On a motion by Mr. McCann and seconded by Mr. Ferrara, all 
members voted in favor of not holding the optional 2nd meeting in May (May 
22).  The next Planning Commission meeting is scheduled for June 12, 
2013. 
 

8.  ADJOURNMENT:  On a motion by Mr. McCann and seconded by Mr. 
Ferrara, the meeting adjourned at 8:05 p.m. 

 
Respectfully submitted, 
 
Deborah Zitarelli 
Planning Commission Secretary 
 
cc: Planning Commission Members  Michael Ciocco, P.E., Engineer 
 Board of Supervisors   Wayne Grafton, Land Planner 
 Kenneth D. Kynett, Esq.   Geoff Carbutt, Subdivision Coordinator 
 Jeffrey Seagraves, Township Manager Suzanne Howat, Bookkeeper 
 James Byrne, Esq. 
    


