
 

Vice-Chairperson Ehrlich called a regular Planning Commission Workshop meeting to order at 

7:00 p.m. on Thursday, October 28th, 2021 in the Public Meeting Room of the Township 

Administration Building.  Upon roll call, Sarah Ehrlich, Barry Ulrich and Jeremy Zaborowski 

were present.  Brad Weisman attended via teleconference.  Steve Gibbs, Leroy Schannauer and 

Ron Keating were absent.  Also present were Dan Becker, Township Solicitor; Judy Houck, 

Director of Parks and Recreation, Jen Bensinger, Information Systems Manager, Craig 

Bonenberger, Bob and Anita Skrocki, Melissa Krishock, Chuck Frantz and Jill Santoro.  The 

following individuals attended the meeting via teleconference: John Forde, Jeff Shyk, Gia 

Raffaelli, Daral Woerle, Jun Nemitz and Kevin Flannery. 

 

Ms. Ehrlich extended the Commission’s sympathies to the Schannauer Family and a moment of 

silence was held. 

 

MINUTES:  

 

September 20th, 2021 – Workshop Meeting – Tabled until the next meeting due to quorum 

issues. 

 

October 7th, 2021 Meeting –  Tabled until the next meeting due to quorum issues.  

 

OPEN TO THE FLOOR: 

 

NEW PLANS: 

 

Hofmann Tract – Revised Final Plans:   

(Review letter dated October 27, 2021 attached) 

Mr. Moll referenced his review letter dated October 27, 2021.  He reviewed the sewage capacity 

issues that the Township is working on for this project.  The Board of Supervisors approved the 

resolution for submitting the Sewage Facilities Planning Modules to PA DEP.  The Township 

will not have the full sewage capacity available immediately and this needs to be noted on the 

plan.  The “draw-down” schedule was originally planned for approximately three (3) years.  Ms. 

Raffaelli confirmed this and understands that this issue will be controlled by DEP and their 

approval of the Planning Module.  Mr. Becker confirmed this condition is at a point where final 

plan approval could be granted as long as this is noted on the plan or an agreement is developed 

that establishes the “draw-down” schedule and the Township’s ability to provide the necessary  
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Hofmann Tract – Revised Final Plans (Continued):   

capacity are contingent upon DEP’s approval of and the Township’s ability to complete the 

sanitary sewer system upgrades.   The Township and the developer need to agree on the language 

that will be used for the note on the plan.  Ms. Raffaelli stated that she understands that DEP will 

determine what and when things will happen. 

 

Mr. Moll discussed the on-site meeting that was held between the Township, PennDOT and the 

applicant regarding traffic and pedestrian issues with the development.  There were specific 

improvements the were discussed at the meeting and all parties seemed agreeable to them.  These 

improvements need to be listed on the Highway Occupancy Permit application.  Mr. Frantz, 

representing the developer, and Mr. Moll both have sent a great deal of information to Great 

Valley Consultants today and they will be reviewing this information.   

 

Ms. Raffaelli reported that they have submitted revised information to PennDOT which reflected 

the improvements that were discussed at the meeting.  They have received a review letter from 

PennDOT and have replied to those comments.  The Traffic Signal Application/Agreement is in 

the Township’s name and there are some reports the Township must complete.  There needs to 

be some coordination between PennDOT and the Township in order to proceed.  The traffic 

applications do not affect the land development plans.  The only remaining traffic issues are the 

PennDOT permits.  Mr. Becker questioned what issues the Township still needs to work on 

regarding the PennDOT permits.  Ms. Raffaelli  will re-send the email she has previously sent 

regarding the traffic issues. 

 

Mr. Moll stated that the developer received approval of their E&S Plan but questioned if 

approval for the soil stockpile was received.  Mr. Frantz indicated that this aspect was handled as 

an on-site change and he has already submitted and received approval from the Berks County 

Conservation District.   

 

Mr. Moll stated that the Improvements Agreement and the submission and approval of costs by 

GVC will be conditions of final plan approval. This includes the construction of sidewalk along 

the frontage of the Pizza Hut property on Dwight Street. 

 

Review comments about stormwater were received from Steve Hoffman of GVC.  Ms. Ehrlich 

questioned the approval from Sinking Spring Borough.  Mr. Frantz stated that the developer has 

already been to the Borough and forwarded those meeting minutes to the Township.  Mr. Moll is 

satisfied with the information he has received on this issue. He indicated that the Township had 

the agreements and contributions for the stormwater issues and these will be included as 

conditions for the final plan approval.   

 

Ms. Ehrlich questioned whether or not the Fire Marshal’s comments about the fire hydrants have 

been received.  Mr. Frantz indicated that these comments will be addressed in future plan 

submissions and have already been reviewed by PA American Water.  . 

 

There are several conditions needed for final approval but most of them are considered 3rd party 

issues.  Mr. Becker reviewed the conditions which are: 

1. Note on plan – DEP issues 

2. PennDOT issues – signalization and other outstanding traffic issues 

3. E&S and red-line changes – Mr. Moll has not seen these comments yet. 

4. Municipal improvements agreement 
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Hofmann Tract – Revised Final Plans (Continued):   

5. Stormwater management agreement and cost estimates 

6. Easement agreements for sanitary sewer and stormwater 

Discussion on the easement agreements for sanitary and stormwater included the 

following: 

a) Existing sewer line 

b) Private sewer line 

c) Deed of dedication for line on Ossington Avenue that will be dedicated to the 

Township  

7. Incorporation of Fire Marshal Hatt’s comments regarding hydrant locations 

8. The plans need to be signed, sealed and notarized.   

 

Mr. Zaborowski referenced Items 9 and 10 from Mr. Moll’s review letter regarding the 

Stormwater Management Plan.  Mr. Frantz has been in contact with Steve Hoffman and they 

discussed the dumpster location, the horizontal layout of the off-site storm sewer system and the 

sidewalk at Pizza Hut.  Mr. Becker confirmed with Mr. Moll that these issues will be included as 

conditions on the final plans. 

 

The ten (10) conditions must be listed on the plan before it goes to the Board of Supervisors but 

they just need to be on the drawings that are changing.   

 

Motion by Mr. Ulrich, seconded by Mr. Zaborowski to recommend to the Board of Supervisors 

approval of the Hofmann Tract Land Development Plans subject to the ten (10) conditions as 

discussed.  Upon roll call, all members present voted affirmatively. 

 

An Extension of Time until December 13th was submitted.   

 

Motion by Mr. Ulrich, seconded by Mr. Zaborowski to recommend the Board of Supervisors 

grant the request for an extension of time until December 13th, 2021.  Upon roll call, all 

members present voted affirmatively.  

 

Learning Experience – 3 Meridian Boulevard 

(Review letter dated October 27, 2021 attached) 

This project is a 10,800 sq. ft. daycare facility located within the Spring Ridge Planned 

Residential Development (PRD) and is subject to the provisions of the PRD Ordinance, not the 

Zoning Ordinance or SALDO.  It is the same location as the previously submitted plan for 3 

Meridian Boulevard.  This process requires a Tentative Plan and a Final Plan.  The applicant has 

submitted both plans for approval. 

 

The applicant’s plan changes an area that was originally planned to be offices.  The original plan 

has both tentative and final plan approval.  The applicant wants to change the use from offices to 

a day care use.  Mr. Moll displayed several exhibits of the site and the plans and requested a 

narrative about the proposed plan similar to what was submitted for the Kohl’s and Fairfield Inn 

projects. Craig Bonenberger of  McCarthy Engineering was present representing the applicant.  

He is familiar with the narrative from the Kohl’s project and will provide a similar document. 

 

Mr. Bonenberger stated that he needs to have something happen with the City of Reading 

regarding sewer capacity.  He was under the impression that the Township was going to handle 

obtaining the additional capacity.  Mr. Bonenberger stated that the City of Reading has approved 
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the planning module. 

Learning Experience – 3 Meridian Boulevard (Continued) 

Mr. Moll stated that the One Meridian property obtained all of the sewage capacity when they 

began with the first project.  He was previously informed that the final amount of capacity was 

used by the Fairfield Inn. 

 

Mr. Moll and Mr. Becker discussed the capacity and the transmission lines.  John Forde of Equus 

Development stated that they understood that there was capacity allocated to certain 

developments that haven’t been used.  Mr. Becker asked where the capacity is and who it was 

allocated to.  Mr. Forde will send this information to the Township.   

 

If there isn’t any capacity left, the developer will have to purchase EDUs.  The developer is 

trying to determine who can find out about the capacity that is available.  They are willing to 

take the lead on this process. 

 

The Township is obliged to hold a hearing once they receive a tentative application.  Mr. Moll 

wants to see the supplemental information he requested before the hearing is held.  Mr. Moll 

reported that the developer has posted their parking calculations directly on the plan.  Mr. 

Bonenberger will supply Mr. Moll with everything he has requested before the next Planning 

Commission meeting. 

 

Mr. Zaborowski questioned if the PRD revision allows for an overlay in case the current plan 

doesn’t materialize the original tentative plan would still be approved.  Mr. Moll indicated that 

he doesn’t believe this is permissible because once a tentative plan is approved it is binding 

unless you go through the process of revising that. 

 

Mr. Moll indicated that the applicant has put their parking calculations directly on the plan.  As 

per the Zoning Ordinance they would need 47 spaces, the applicant is providing 50 spaces. 

 

Wilson School District – Athletic Field Improvements 

Mr. Moll has not yet provided an official review letter but would like to address one of the 

waivers that the applicant is requesting.  Preliminary/Final Plans have been submitted for the 

athletic field changes and some building changes.  The District is treating these as two separate 

projects. 

 

Mr. Moll displayed drawings demonstrating the building expansion that will connect the upper 

and the lower house which will affect the current parking situation.  A 70,000 sq. ft. performing 

arts expansion is proposed that will connect the two buildings.  Although they are losing a large 

parking area, they are expanding other areas and are only losing a total of 5 parking spaces.  Jeff 

Shyk discussed the planned development and the parking concerns.  Mr. Moll reviewed past 

parking concerns from residents in this area.   

 

Athletic field improvements include the re-aligning of softball and baseball fields, converting the 

natural turf to synthetic turf, installation of field lighting and the addition of parking areas. 
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Wilson School District – Athletic Field Improvements (Continued 

The applicant is seeking the following waiver requests: 

 

1. Single stage plan approval – this the main request 

2. Traffic Impact Study – Mr. Moll would like to review this with GVC 

3. Survey Limits 

4. Minimum Pipe Size (SWM Ordinance) 

5. Drainage Pipe Materials (SWM Ordinance) 

 

Mr. Becker asked what the time line was for this project.   Mr. Shyk reported the following time 

line: 

1. Bids out in early 2022 

2. Start working on the building in May 

3. Field work to be done as soon as spring sports are completed 

4. Completion of fields – done by fall sports season 2022 

5. Building construction completed by 2024 

 

Plans have been submitted but have not yet been reviewed.  The applicant is seeking approval of 

the requested waivers to assist them in their planning process.   

 

Motion made by Mr. Ulrich, seconded by Mr. Zaborowski to recommend the Board of 

Supervisors grant the Preliminary/Final Plan waiver request.  Upon roll call, all members 

present voted affirmatively. 

 

Motion made by Mr. Zaborowski, seconded by Mr. Ulrich to recommend the Board of 

Supervisors grant the Survey Limits waiver request.  Upon roll call, all members present voted 

affirmatively. 

 

ZONING REQUESTS: 

 

3001 Shillington Road – Variance Request 

(Review letter dated October 27, 2021 attached) 

Bob and Anita Skrocki appeared before the Planning Commission seeking a recommendation 

from the Planning Commission.  The Board of Supervisors did not make a recommendation at 

their meeting of October 25th.  A hearing is scheduled before the Zoning Hearing Board on 

November 3rd, 2021. 

 

Attorney Krishock, representing Bob and Anita Skrocki, explained the plan changes to the 

Planning Commission.  The applicant wants to move the pick-up and pay area of the business to 

the detached garage area.  They are also seeking variance requests for 1) having more than 2 

persons involved in the home occupation, 2) sign variance request 3) percentage of floor area for 

the home occupation 4) off-street parking requirements and 5) retail sales other than “home 

produced” goods.  There will not be any seating provided – the garage area will be a pick-up area 

only.  The Commission members discussed the number of employees that is permissible, off-

street parking, safety of the customers and the signage on the garage.  Mr. Zaborowski clarified 

the rule regarding the number of FTEs in a home occupancy.  Ms. Krishock replied that they are 

requesting up to 5 employees.   
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ZONING REQUESTS: 

 

3001 Shillington Road – Variance Request (Continued) 

Discussion was held regarding the applicant’s “hardship” and the role the Commission has in this  

type of decision.  Safety of the customers, commercial uses in the area and the light impact of the 

form of the business were discussed. 

 

Motion made by Mr. Zaborowski, seconded by Mr. Ulrich to recommend the Zoning Hearing 

Board approve the waiver requests in light of the applicants’ revisions, pending their review and 

determination of a way of dealing with the parking concerns and determination of a hardship 

subject to the updates in the new application.  Upon roll call, all members present voted 

affirmatively. 
 

PENDING PLANS: 

Alcon Parking Lot Expansion – Land Development Plans 

No discussion was held on this matter. 

 

Chick-fil-A – Preliminary Land Development Plans: 

(Grant of Extension of Time dated October 28, 2021 attached) 

Mr. Moll has met the applicant’s engineer on-site and has received a request for an extension of 

time until December 31st, 2021. 

 

Motion by Mr. Ulrich, seconded by Mr. Zaborowski to recommend the Board of Supervisors  

grant the request for an extension of time until December 31st, 2021.  Upon roll call, all members 

present voted affirmatively.  

 

MISCELLANEOUS 

Recruitment of New Planning Commission Member for 2022 

No discussion was held on this matter. 

 

ADJOURNMENT:    There being no further business, Vice-Chairperson Ehrlich adjourned the 

meeting 8:53 p.m. 

 

 

__________________________________  

      Ron Keating, Secretary  


