
Warrington Township Planning Commission 

Minutes for June 21
st
, 2018 Meeting 

 

The regular meeting of the Warrington Township Planning Commission was held at 7:00 pm. June 21
st
, 

2018 at the Township Building located at 852 Easton Road, Warrington, PA  18976.  The members 

present were as follows: 

 Richard Rycharski  Chair 

 Bill Connolly   Vice-Chair 

 Vince Evans   Secretary 

 Ted Cicci   Member 

 Shawn McGuigan  Member- Excused  

Robert Watts   Member 

Herb Rubinstein  Member – Excused 

Fred Gaines   Alternate Member - Present 

 

Roy Rieder, P.E.  Planning and Zoning 

 Cindy VanHise, P.E.  CKS Engineers 

 

Call to Order/ Pledge of Allegiance: 

The meeting opened with the Pledge of Allegiance 

 

Public Comment - None 

 

1. Approval of Minutes 

a.  May 17, 2018 

On a motion made by Mr. Cicci, seconded by Mr. Watts, the Warrington Township Planning 

Commission voted to approve the minutes of May 3, 2018. This motion passed with a vote of 6-0. 

Mr. Cicci – yes  Mr. Conolly - yes        Mr. Evans – yes Mr. Gaines - yes 

Mr. Watts – yes   Mr. Rycharski – yes   

 

2. Posting of Minutes  

a. June 7, 2018 

On a motion made by Mr. Cicci, seconded by Mr. Watts, the Warrington Township Planning 

Commission voted to table the minutes of June 7, 2018. This motion passed with a vote of 6-0. 

Mr. Conolly - yes       Mr. Watts – yes        Mr. Evans -yes  

Mr. Rycharski – yes      Mr. Cicci - yes        Mr. Gaines-yes 

 

3. Old Business  

a. . Review and, if appropriate, make recommendations concerning a proposed ordinance to 

rezone Tax Map Parcel 50-004-021 (Eble) 

 Mr. Eble was present this evening for this application.  

 

 The Planning Commission stated that they had previously reviewed this application and supports 

the proposed rezone.  Therefore, they had no further comment with this application.  

 

On a motion made by Mr. Cicci, seconded by Mr. Evans, the Warrington Township Planning 

Commission voted to make a recommendation to the Board of Supervisors to rezone Tax Map 

Parcel 50-004-021, conditional upon the CKS Engineers letter dated June 14, 2018. The motion 

passed 6-0.  



Warrington Township Planning Commission 

June 21
st
, 2018 

Page 2 of 4 

 

b. Review and comment on proposed improvements at Chick-fil-A 
 Ms. Amee Farrell, attorney from Kaplin Stewart and Justin Thornton, P.E. from Maser Consulting 

were present this evening for the application. Ms. Farrell and Mr. Thornton briefly reviewed the 

major change that was made from the original set of plans, being the removal of the proposed 

canopies.  

  

 Mr. Thornton made a few brief comments regarding the June 15, 2018 review letter from CKS 

Engineers. The first being the concern with the location of the truck unloading area blocking the 

circulation around the building. Mr. Thornton informed the board that deliveries are made after 

hours to not interfere with operations. There was also discussion regarding their compliance with 

the corridor overlay district. Mr. Thornton is matching the proposed building addition with the 

existing building. 

  

 Sandy Koza, Traffic Engineer for the applicant, discussed the additional traffic study performed at 

the site and other local Chick-fil-A sites. The additional traffic study showed that during the peak 

hours they generated similar results as shown from the previous study done and that the proposed 

dual drive-through lanes will decrease the stacking length.   

 

 On a motion made by Mr. Connolly, seconded by Mr. Watts, the Warrington Township Planning 

Commission made a recommendation for conditional preliminary / final approval to the Board of 

Supervisors, conditional upon the June 15, 2018 CKS Engineers, adding striping/signage for the 

drive-thru lanes and that   the Board of Supervisors question the applicant on the safety of their 

employees taking orders in the drive-thru lanes. The motion passed 6-0.  

 

4.  New Business  

a. Review and, if appropriate, make recommendations for a minor subdivision at 2196 Longview 

Road in the R-2 zoning district. 

 Mr. Jason Smeland, from Lenape Valley Engineering and Brian Webb from Webb Building Group 

were present this evening for the application. 

 

 Mr. Smeland summarized the application of a two lot subdivision in the R-2 zoning district. Lot 1 

containing the existing building and 33,310 sf of land and the Lot 2 containing 26,604 sf of land 

with a proposed single-family detached dwelling.  Both lots served by public water and sewer.  

  

 Mr. Smeland quickly reviewed the CKS Engineers review letter dated May 31, 2018. The board 

agreed to waive the transportation impact study. Mr. Smeland also requested to submit a stormwater 

management design and an erosion and sediment control plan when they file for building permits.  

 

 Mr. Smeland presented to the board a waiver request memo.   The Planning Commission discussed 

each of the requested waivers and support all waiver requests in regards to road improvement, street 

trees and buffer trees.  They also supported the deferral of the stormwater management design and 

erosion and sediment control design and approval until such time of building permit application for 

Lot 2.  
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 On a motion made by Mr. Connolly, seconded by Mr. Cicci, the Warrington Township Planning 

Commission recommended conditional final approval, conditional upon the CKS Engineers review 

letter dated May 31, 2018 and with the requested waivers. The motion passed 6-0. 

 

b. Review and comment on a sketch plan for a major subdivision at the intersection of Stump 

Road and Limekiln Pike in the RA zoning district. 

 

 Mr. Scott Mill with VanCleef Engineering and Mr. Joe Paddock PDP Developers were present this 

evening for this application.  

 

 Mr. Mill reviewed the plan to subdivide the 11.6 acres lot into 3 lots for single family detached 

dwelling. Lots 1 and 2, containing 3 acres each with frontage along Stump Road and Lot 3 

containing 4.2 acres and contains the existing dwelling facing Limekiln Pike. Mr. Mill stated that 

the lots are served by public water and on-lot sewage disposal systems.  

 

 Mr. Mill quickly reviewed the CKS Engineers review letter dated June 15, 2018 of the proposed 

sketch plan. Mr. Mill indicated that they will not meet the full open space requirement and they 

would propose a fee in lieu-of for the open space area not provided. The Planning Commission 

stated that they would like the open space area to be expanded to encompass the entire wooded area 

with a conservation easement.  Mr. Mill stated that a waiver will be requested for “property lines 

should be at right angles to the public street line.” 

 

 The Planning Commission stated that the applicant should submit a simplified Traffic Impact Study 

for the area.  They would also support waivers for road improvements along Stump Road and 

Limekiln Pike but would be requiring street trees along both roadways. 

 

 The design of stormwater facilities was discussed.  The Planning Commission stated that the 

applicant would be required to submit a stormwater design with the preliminary plan application 

and that they would not support deferring that until building permit application since it is a major 

subdivision and the applicant intends on flipping the building lots.  

 

 The Planning Commission had no further comment with this sketch plan application.  

 

c. Review and comment on a sketch plan for a major land development at 2627 County Line Road 

in the PRD zoning district. 

  

      Mr. John Anderson from Cornerstone Consulting Engineers, Bob Alston, attorney from Friedman 

Schuman and PHL Reinvest applicant/owner were present this evening for this application.  

 

Mr. Austin reviewed the plan of the 1.19 acre site that currently contains an existing abandoned 

dwelling,   which would be removed, and a shared private driveway, Fairmont Ave, that provides 

access to 4 existing residential properties that are not located on the development site. Mr. Austin 

stated that the applicant proposed a 6-unit townhouse building with a garage in each unit on fee-

simple lots, 12 parking spaces and improvements to the existing private driveway.  In the proposed 

plan the townhouses will be served by public water and sewer.  
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The Planning Commission questioned if there are any deed restrictions existing on the project that 

would impact   the development.  The Planning Commission stated that this 1.19 acre lot is not 

suited for townhouses and they thought that the proposed driveway should be reconstructed to 

township standards for a public road and meet the Fire Marshall approval.  

       

The Planning Commission had no further comment with this sketch plan application.  

 

5. Subcommittee Reports  
a. Ad-hoc Committee to overhaul the Zoning Ordinance and SALDO.  

 

Mr. Connolly was the only member from the Warrington Township Planning Commission on the 

Ad-Hoc committee present (Mr. Rubinstein having been excused) and he informed the board that 

the Bucks County Planning Commission should be presenting their findings in mid-August 

regarding their progress on the re-write of the Ordinance and the reduction of zoning districts.   

 

Mr. Rieder suggested that the Bucks County Planning Commission attend the August 2
nd

 Planning 

Commission meeting to provide an update.   

 

6.  Additional Business  

The Warrington Township Planning Commission made a motion to cancel the next meeting on July 

5
th

, 2018. The motion passed 6-0. 

 

      Ms. VanHise presented a conceptual sketch plan of the Geerling tract on Street Road utilizing the 

draft RA – Conservation Residential Development Zoning Ordinance, that was prepared by CKS 

Engineers, as was requested by the Board of Supervisors.  Ms. VanHise explained how the layout was 

developed with the base density plus the bonus densities which provided 56 dwelling units.  The sketch 

plan was based on single family detached lots with a minimum area of 7,500 s.f. each, although the 

draft Ordinance would permit other housing types, such as townhouses, twins, etc.  The yield from each 

of the allowable bonus densities was discussed and it was understood that each development site would 

have specific characteristics that would affect the achievable bonus densities.  The Planning 

Commission thought that the conceptual sketch plan indicated that the draft Ordinance appeared to 

meet their intended goals of the Conservation Residential Development Ordinance.  Ms. VanHise stated 

that the conceptual sketch plan would be presented and discussed at an upcoming Board of Supervisors 

meeting.  

 

Next Meeting- July 19
th

, 2018  

 

Adjournment – 9:10 pm 

 

Recorder: Leah Brown  


