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Chairperson Jeremy Zabrowski called the regularly scheduled meeting of the Township of
Spring Planning Commission to order at 7:00 p.m. on Thursday, July 2, 2026, in the Public
Meeting Room of the Township Administration Building. Upon roll call, George Stuck, Barry
Ulrich, Kent Himelright, Leroy Schannauer and Sarah Ehrlich were present. Brad Weisman was
absent. Also present were Jason Reichert, Director of Engineering and Planning, Jen Bensinger,
GIS Engineering and Planning Coordinator, Ann Brightbill Engineering Assistant, and Dan
Becker, Township Solicitor. The following individuals also attended the meeting, John Hoffert,
Rex Levengood, Jay Vaughn, Nina Vaughan and Skip Behney representing West Lawn Quoiting
Club, Chuck Frantz representing Stor-4-You and Shillington Road, Jeff Balthaser, Jim Balthaser
and Casey Kerschner were also in attendance. Attending remotely via Teams was Lauren
Robertson.

Mr. Zaborowski asked if there were any agenda amendments. Mr. Reichert replied there was
none and the meeting commenced.

MINUTES:

June 4, 2026

A motion was made by Ms. Ehrlich and seconded by Mr. Schannauer to approve the minutes of
June 4, 2026, Planning Commission Meeting. Upon roll call, all members in attendance voted
affirmatively except Mr. Himelright and Mr. Zaborowski who abstained. MOTION CARRIED.

NEW PLANS:

Mohns Hill Road — Stor-4-You
It was decided to review Stor-4-You first since the majority of attendees at the PC meeting were
present for that project.

The subject property is located on the north side of Mohns Hill Rd, between State Route 222 and
Chapel Hill Rd, approximately 800 ft west of the Gouglersville Interchange. The subject
property is located within the Planned Highway Interchange (PHI) District where a Self-Storage
Facility is a use permitted by right.



The proposed project is for the addition of 2 new self-storage buildings at the northeast corner of
the property and to rectify the conversion/development of the area that was to remain a meadow
listed on the 2006 recorded Land Development Plans. Presently this area has been converted into
a gravel parking area for vehicle storage without prior planning and stormwater approvals. The
Township had received concerns regarding storm water runoff from the property. Upon
investigation and using aerial imagery it was concluded that between 2010 and 2018, the entire
2.33-acre meadow that was to remain, was converted to a gravel vehicle storage area adding to
the impervious coverage of the property.

In response to the Township notice of violation, the Applicant submitted Land Development
plans in February of 2025. The first plan submittal showed the total impervious coverage of the
lot being 73%. The maximum allowable impervious coverage according to Section 316(H) of
the Zoning Ordinance is 60%. After revising the plan to reduce the amount of impervious
coverage, the applicant found that the property was at 66.3% still exceeding the 60% maximum
coverage. The applicant applied to the Zoning Hearing Board for a variance and was denied
relief from the 60% maximum coverage requirement at the Public Hearing dated January 21,
2026.

The applicant has since revised the plans to show the purchase of an adjacent 8.28-acre parcel
which borders the Stor-4-You property and the annexation of 2.75 acres in order to meet the 60%
maximum coverage requirement and provide additional stormwater improvements to the site.
Ms. Bensinger stated that even with the annexation of the 2.75 acres, the property is at its
maximum allotment for pervious/impervious coverage. No additional impervious areas may be
added to the property. A waiver of plan scale and request for a single-stage approval are the
current waivers waiting for review.

Mr. Zaborowski asked if the meadow area was going to remain impervious or returned to
meadow. Mr. Chuck Frantz of C2C stated that the parking will remain gravel instead of reverting
to meadow.

Mr. Ulrich asked if the original detention basin on the original plan was going to be updated
since it is not functioning. Mr. Frantz stated that the water from the meadow area will be
collected and directed to the new stormwater basin at the north east corner of the property and
the water that will go to the existing basin will meet the original design criteria from the existing
plans. By creating the second basin it will alleviate the additional flows going to the existing
basin from the meadow area.

As part of the process the owner had to apply for an NPDES permit since this was a major
change to the plan, which is issued by the Berks County Planning Commission and the
Pennsylvania DEP. This involves an intense study of the plan, how it will work and if the new
stormwater numbers are supported by the plan.
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Additional comments were stormwater numbers that need to be verified with the Township
Engineer, and Mr. Reichert recognized that the new stormwater feature outlet appeared to direct
water towards existing buildings on the adjacent property. The applicant agreed to
relocate/redirect the outlet away from the existing buildings. Approvals from local and state
agencies are required before the stormwater plans can be approved.

Mr. Schannauer questioned if any discharges of oil or fuel from the RV’s stored on the property
were going to be addressed. Mr. Chris Rhoads, Operations Manager for Stor-4-You, said a
majority of the vehicles stored on the property are without gasoline or oil in them. He also
mentioned that weekly inspections of the parking area are conducted to observe any potential
issues.

Mr. Reichert mentioned the waivers that are presented to the Commission for consideration, the
first one being the scale waiver of the plans due to the fact that plans are drawn at a smaller scale
to fit the entire property on the page. The other request was for the waiver of the preliminary
plan process and to allow for a single stage plan review process. The Planning Commission
considered the motion for the scale waiver but chose not to consider or act upon the single stage
revView process.

A motion was made by Mr. Ulrich and seconded by Mr. Stuck to recommend the Board of
Supervisors approve the scale waiver request. Upon roll call all members voted affirmatively
and the MOTION CARRIED.

At this time Mr. Zaborowski opened the floor for comments from public attendees. Mr. James
Balthaser pointed out the grassy area between the subject property and his property at the lower
left near the current detention basin. Once a forested area, many of the trees have died since the
construction of the lower detention pond from either too much water coming down from the
basin and/or any pollutants in the discharged water. He believes that the water problem should be
addressed before approving another stormwater feature. Mr. Ulrich mentioned that the current
basin overflows and kills the oak trees standing on his property. This has been an ongoing
property problem and Solicitor Becker thanked Mr. Balthaser for his comments on this matter.

Mr. Casey Kerschner was next to speak regarding how the business affects his property. He said
he was never against the development as long as they adhered to the Township Ordinances
regarding stormwater and landscaping. His chief complaint is light glare from the property. He
has recommendations for additional planting to screen along the property to prevent the light
glare and hoods for the lights. Mr. Rhoads from Stor-4-You mentioned that the lighting issue has
been presented before, and he stated that the lights have been hooded and if further action is
required they will attempt to resolve the issue. Mr. Becker replied that complaints have to be
filed before the Zoning Office and investigated by the Township. If the property is found to be
in violation of any ordinance, they will be cited and forced to address the problem. Mr.
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Kerschner would like to see evergreen plantings to screen the lights. As Mr. Becker again
mentioned that the lights will be investigated to see if they are following the ordinance.

Mr. Jeff Balthaser then spoke regarding the location of the new stormwater basin near his
property and questioned if he was going to face the same issues of tree and property damage on
his property.

At this time, Mr. Becker stated that the Township’s job is to enforce the Township’s Ordinances.
If there are no violations of any ordinances to be found, the Township must approve the plan. As
a resident, they have a right to file a lawsuit if they are still having problems with the civil court.
The Township is required to follow the law according to enforcing their ordinances but anything
above that is out of the Township’s purview.

Mr. Zaborowski asked about the second motion whether the Commission should recommend the
Board approve or deny the single stage plan review or continue with preliminary and then final
review.

The Commission abstained from the vote on the motion which is their right, and it will be
reflected that the issue was a no vote without a recommendation.

310 Mail Route Road

The property is located on a 12.36-acre parcel on the west side of Mail Route Rd between
Kocher Rd and Vinemont Rd within the RHA Zoning District. The property was developed in
May of 2001 as a residential 4-bedroom Single-Family detached dwelling with a well and on-lot
septic system. Shortly after the house was built, the applicant constructed a 2,500 sq. ft. horse
barn, accessory to the single-family detached dwelling meeting the requirements of the 25ft side
yard setback to the lot line.

In 2011 the applicant applied for a 13,000 sq. ft. barn addition for equipment storage, hay and
feed storage, a riding and training ring, breeding area, and a wash area. Upon review of the
application, the Zoning officer interpreted this Use to fall under the category of horse farm
which falls under the definition of General Agricultural in the Township Zoning Ordinance.
With the approval of the permit, the Use of the property became Agricultural General, and
the Single-Family Dwelling is incidental to the Horse Farm Use. The 2011 permit was
approved with the following conditions;

e The addition to the original barn must be 75 feet from exterior property lines
in accordance with Section 321(B)(2)(b) of the Zoning Ordinance.

e The addition to the original barn cannot involve animal husbandry activities
due to required setbacks.
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e The new addition may include animal husbandry activities if the setback to the
property line is increased to 150 feet.

e The property of 310 Mail Route Road may not be used for the purposes of a
commercial stable or riding academy as defined by the Zoning Ordinance.
Commercial fees may not be charged for the use of the property or barn.

The approved drawing for the barn addition shows a 79-foot 4-inch setback to the lot line. It
was later discovered that the structure was constructed only 21.9 feet from the rear lot line
violating the 75-foot requirement.

The property is currently for sale. The Township received a request from the applicant in
December of 2025 asking if the property could be considered a commercial stable or riding
academy. This use would require the setback to be increased from 75 feet to 150 feet.
Commercial Stable and Riding Academy is a use permitted by right within the RHA Zoning
District and is required to meet plan requirements along with the Compliance and Performance
standards listed in Section 324 of the Zoning Ordinance. The following list
are the requirements that would need to be met:
(a)  This includes the keeping of horses or similar animals for use by other than a
single household.
(b)  The use shall be conducted on a lot no smaller than five (5) acres in size.
(¢)  The use shall not operate between the hours of 10:00p.m. and 7:00 a.m.
(d) New barns, training areas, animal shelters, stables, feed yards or manure
storage areas shall not be located closer than five hundred (500) feet from all
dwellings except the dwelling of the owner or lessee, or from all residential
lots. Manure storage areas shall comply with the applicable provisions listed
under General Agriculture Section.
() New barns, training areas, animal shelters, stables, feed yards or manure
storage areas and additions to existing barns shall not be located closer than
one hundred fifty (150) feet from all exterior property lines.
()  Outdoor illumination shall comply with the provisions of Section 513.
(g) All outdoor training, show, riding, boarding, and pasture areas shall be
enclosed by a fence with a minimum height of four (4) feet.

As the property currently stands, a permit for a change of property use to a Commercial Stable or
Riding Academy could not be approved for several reasons, one of them being the setback issue.
The applicant has requested a variance from the 150" setback requirement for commercial
properties. As previously stated, the current barn now sits only 21.9 feet from the property line.

Since when the property was first permitted, it was permitted under the state agricultural use for
zoning approval only. To allow the barn to be used commercially, it would need to be inspected
and reviewed for state building code requirements to allow the public to occupy it. The barn
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would have to achieve Building Permit Approval, Inspections and be Issued a Certificate of
Occupancy.

On lot septic approval would be necessary to serve the barn. The current system was approved
for a 4-bedroom single family detached dwelling only.

Mr. Zaborowski stated that the recommendations that are before the Planning Commission are
relief from the 150-foot setback required for commercial use.

The Planning Commission can make a recommendation to the Zoning Hearing Board that they
approve or deny the application. They can also make a recommendation to approve with
conditions or make no recommendation at all.

A motion to recommend that the Zoning Hearing Board deny the request for relief from the 150-
Joot setback was made by Ms. Ehrlich and seconded by Mr. Ulrich. All members present voted
affirmatively except for Mr. Himelright. MOTION CARRIED.

10 Beaver Road Storage Facility

The applicant, Colony P, LLC, has submitted Revised Preliminary Land Development
Plans for the expansion of the existing self-storage facility located at 10 Beaver Road, a
1.4-acre property near the intersection of Blimline Road and Old Lancaster Pike. This
project had been under review by the Planning Commission in 2023; however, the plans
never received Preliminary Plan approval, and in December of 2023 the plans were
formally withdrawn.

The applicant had requested and received numerous variances from the Zoning Hearing
Board in 2022,

The current facility consists of two buildings containing a total of twelve (12) storage units, or
garages. The last plans that had been submitted in 2023 showed a proposed expansion of the site
to a total of 110 storage units. The current plans show a total of 109 units; however, the sizes
and mix of units have been revised.

The Zoning Hearing Board considered the applicant’s requests at their public hearing
on September 14, 2022, and granted the requested zoning relief with numerous
conditions. These conditions include:

a)  Although 79 storage units are proposed at this time, the number of storage units shall
not exceed 110.

b)  Access to Rocklin Avenue should be blocked and sole access shall only be from Beaver
Road.
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c) The hours of operation shall be between 7:00 a.m. and 10:00 p.m.

d)  The Applicant shall comply with all Federal, State and local laws and ordinances,
including stormwater runoff, lighting and security.

e)  Applicant agrees to install security fencing around the Subject Property.

f) There will be no outside storage of vehicles or any other materials.

g) The plans shall contain the exact amount of proposed building coverage and proposed
impervious surface coverage,

h)  There shall be no further expansion of this use on the Subject Property.
i) A planting screen shall be placed on the North side of the Subject Property.

Many of the above conditions have been addressed on the recent submittal but a few still need
resolution. One of the being the “paper” streets that appear on the plan. Mr. Hoffert explained
that the applicant filed for a quiet title and the paper streets no longer exist.

Mr. Hoffert mentioned the current layout of the plan. There will be no office at the site, there
will be a gate with a kiosk system for admittance. There will be a fence around the entire
property with access only coming off of the Beaver Road entrance, and there has been a 20-foot
buffer yard created throughout. No landscaping has been done along the sound barrier wall on
Route 222, but they do have landscaping along the residential areas and Beaver Road.

Fromm Electric came in and reviewed the lighting plan and that is complete now and will be
forwarded to the Township for review. Stormwater comments were raised which will require
revisions so the plan.

Mr. Reichert mentioned that the previous submittal three years ago two waiver requests. One
being plan scale waiver and the second being a request to waive the requirement to construct a
sidewalk along Beaver Rd. Because those plans were withdrawn, those waiver requests are no
longer applicable. If the applicant wishes to have make these requests again for the current
submittal, they will have to submit the current request in writing to be considered. Mr. Hoffert
will be submitting those updated waivers at the next meeting.

Mr. Hoffert asked if there were any questions at the time. Mr. Becker asked if Beaver Road was
a Township Road and he was assured it was maintained by the Township.

Shillington Road
C2C Design Group has submitted revised Land Development Plans for the vacant property

identified as Lots 109 through 115 Shillington Road, as designated on the subdivision plans
recorded in 1955 for Midvale Manor - Section No. 1. The applicant has indicated that, with this
submittal, they are addressing the issues raised in the Township’s review letter dated May 3,
2026.
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The applicant has sent in a revised plan addressing many of the May 3rd comments. Some
outstanding items are:

e The buffer. The Township is recommending extension of the tree buffer line further than
currently shown. A question of the use of holly trees came up from some members and
Mr. Frantz responded that no final decision of the type of trees has been made. The trees
will need to be a substantial size so the buffer will function immediately.

e Next was the sewage management plan which our Township Sewage Engineer is working
on with them.

o The other major item the PC members discussed was the trash collection plan. Currently,
the plans state that “Trash collection for each unit will be provided by private curbside
pickup.” The applicant’s response letter indicates that the residents are to use the
entrance drive to gain access to the sidewalk at 724. Accordingly, the Plans show no
walkways constructed between the parking lot and the sidewalk along Shillington Road.
The Planning Commission believes that the difficulty of getting the trash to be collected
and the collecting of the trash is a problem to be further investigated. If a truck enters the
driveway to collect the trash, the development will need to have a private trash removal
service since the Ordinance states that an area greater than 4 units needs a private trash
collector. Mr. Frantz mentioned this is an ongoing discussion point between the applicant
and the Township and all ideas will be considered.

The applicant has requested an extension of time in which the Township has to consider the
plans.

A motion recommending that the Board of Supervisors approve the extension of time request was
made by Mr. Ulrich and seconded by Mr. Stuck. Upon roll call all members voted affirmatively.
MOTION PASSED.

West Lawn Quoiting Club — Conditional Use

The West Lawn Quoiting Association has applied for Conditional Use approval concerning the
parcel located just east of the existing social club. Currently, the club has run out of parking
spots and resorts to street parking. To avoid this the club recently purchased the neighboring
property to add additional parking for the Social Quarters.

The subject property is an existing residential lot located along Noble Street, east of the existing
West Lawn Quoiting Association with an alleyway separating the parcels.

The existing Land Use is a Residential lot.

The proposed Land Use is Off-Street Parking, for use by the adjacent parcel which is an existing
Tavern or Bar use by zoning definition (Quoiting Association). Proposed improvements include
the following;:
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e 23 new parking spaces including one ADA space supplemental to the existing 12 spaces.
e ADA accessible route.

¢ Planted or fence-based screening to the East.

Mr. Becker questioned if the idea had been presented to any neighbors. Mr. Rex Levengood,
president of the club mentioned they invited the neighbors to a brunch and at that time the idea
was presented. Most neighbors’ reviews were positive. The question about the remaining
property on the lot is still open space will remain that way at this time.

The Planning Commission may wish to recommend conditions of approval to the Board for the
applicant with the following conditions being met.
e The applicant shall comply with all comments and conditions set forth in the Township
Engineering Department’s Sketch Plan review letter dated February 20, 2026.

e Preliminary / Final Land Development approval will be required.

* Based on the proposed increase in impervious coverage this project will require
submission of drainage plans and analysis.

e The Solicitor’s office shall propose the typical procedural conditions.

A motion was presented by Mr. Ulrich and seconded by Mr. Himelright to recommend the Board
of Supervisors approve the conditional use application conditioned on the comments in Mr.
Reichert’s Engineering review letter dated June 26, 2026. Upon rollcall all members voted
affirmatively, except for Mr. Stuck who abstained. MOTION CARRIED.

The development of an Ordinance for Data Centers

A committee was created to work through the drafting of an Ordinance for Data Centers. After
three weeks of meetings and discussions, a draft Ordinance has been developed and should be
ready for the PC to review at the next meeting.

A resolution was adopted by the Board of Supervisors which gives the Township 180days to
develop Ordinance standards pertaining to Data Centers. Without an Ordinance in place the
Township cannot enforce certain conditions and performance standards. The Ordinance is being
drafted to protect the Township and have legal standards all applicants must adhere to. The
Ordinance must be reviewed by the Township Planning Commission and the Berks County
Planning Commission prior to adoption.

Data Centers have effects on water usage, power consumption, and noise among other things.
Many areas of our Township are not prepared for the massive amount of electricity required and
water required to run a center. Having an Ordinance in place will set the standards that must be
met for a center to be approved.
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Mr. Becker stated the only item still outstanding is selecting the zoning districts for such a center
or creating an overlay district which would require a map change. No districts have been chosen
but it appears that the only open areas are in the southern end of the Township.

The Planning Commission will receive a copy of the draft Ordinance for their review and any
suggestions.

ADJOURNMENT: There being no further business, Chairperson Zaborowski adjourned the

meeting at 8:45 p.m.

Xi. Barry Wch Secretary
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