
PLANNING COMMISSION 
 
 The public meeting of the North Cornwall Township Planning Commission was held on 
Wednesday, August 25, 2010 at the Township Building at 7:00PM.  The meeting was duly advertised and 
properly posted.  In attendance were: 
 
Commission Members: 
Rob McNamee Bob Gearhart Ellie Salahub Mark Maria Harold Kreider 
Jennifer Eirich 
 
Township Officials: 
Jim Caldwell Robin L. Getz Stacey L. Winterstein 
 
Public: 
Per Sign in sheet 
 
1. Dr. Maria called the meeting to order at 7:03PM with the Pledge of Allegiance to the Flag. 
 
2. Minutes 
 The minutes of the meeting of July 28, 2010 were brought to the floor for discussion.  Dr. Maria 

also stated that there will be discussion regarding the proposed zoning ordinance, but that will wait 
until the end of the meeting as it was a non-agenda item.  He then asked if there were any 
deletions or corrections to the minutes at this time.  None being heard, Mr. Gearhart moved for the 
approval of the minutes of the July 28, 2010 meeting.  Ms. Salahub seconded the motion.  Vote 
was unanimous. 

 
3. Land Development Plan – Lebanon City Authority 

Jonathan Beers was in attendance to discuss this plan.  A small set of plans was handed out to the 
Commission.  This will be a 60 million dollar project to upgrade the facility that was originally 
built in 1962.  There will be no new buildings and no additional traffic generated.  They will be 
demolishing old buildings and constructed new buildings to replace them.  They also currently sit 
on 3 separate parcels of land, they wish to combine those 3 into 1 tract and have only 1 deed.  Mr. 
Gearhart inquired if the piece on Chestnut Street will remain independent.  It was stated that piece 
will not be affected.  Mrs. Eirich inquired about equipment upgrades.  Mr. Beers stated they will 
be upgrading the filter building and the power station.  Dr. Maria inquired about an increase in 
capacity.  Mr. Beers stated they are currently rated for 8 million gallons per day, they would like 
to upgrade that to 10 million gallons per day after the project is completed.  Mr. Caldwell stated 
they are in the process of reviewing the plan.  He stated that Gannett Fleming did a good job on 
the stormwater.  There are several modifications being requested; to go directly to submission of 
the final plan, the sheet size plan scale, stormwater management design criteria, which may not be 
necessary.  Dr. Maria inquired if they will need to take action, none at this time.  They will also 
have to update the plan noting the combining of the lot lines. 

 
4. Revised Land Development Plan – BTKD 

Dave Tshudy and John Sepp were in attendance to discuss this plan.  Revised plans were 
submitted.  The written decision was presented at the Board of Supervisor’s August meeting.  The 
intent of the plan is to comply with Mr. Caldwell’s first review letter as well as the Supervisors 
conditions.  Dr. Maria then requested a quick overview of the changes that were made. 
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Mr. Tshudy stated that the plan consists of a strip mall which will be anchored by a restaurant.  
This plan needed to be changed due to the ordinance changing from the time Graystone Bank was 
built as their plan was developed based upon a full build-out.  When the ordinance was changed, 
there was a change to the front yard parking.  The parking configuration was changed.  This plan 
also complies with the Conditional Use regarding screening.  Mr. Caldwell stated that the second 
review is not yet complete.  The review should be completed and the plan should be ready for 
action at the Commission’s September meeting.  Mr. Tshudy stated there will also be a waiver 
regarding the traffic impact study.  Mr. McNamee asked if they have tenants ready to come in.  
Mr. Tshudy stated he will get a letter of extension for the Supervisors submitted to Robin 
extending their time to October 6. 

 
5. Review – Official Map Steering Committee 

Mr. Caldwell gave an overview of this item.  This is a planning tool that can be used by the 
Township for a wide range of things including new road, potential part land and trail connections.  
This is a way to let the public know if a piece of property were to be developed a way in which the 
Township may like to see that development happen.  The Township will have the ability to 
negotiate with developers to do what they want if the developer is interested.  Mr. Caldwell, Ms. 
Getz, Mr. Gearhart and Mrs. Eirich met and laid out items to be worked on such as trails and 
connections, future streets and areas with limited site distances.  Maps will be sent so that areas of 
interest can begin being marked.  Dr. Maria thought it would be a good idea to advertise and 
publicize this process in order to get public input. 

 
6. Draft Zoning Ordinance (non-agenda item) 

Dr. Maria began by giving background regarding this item.  He explained that the Planning 
Commission worked for several months to a year on Ordinance 251 to make changes to the 
current zoning ordinance in an attempt to fix several issues.  This document was given to the 
Planning Commission at the beginning of July and they held 3 meetings in which to discuss the 
document.  They were surprised they had an empty room at each of those meetings as that would 
have been a good time to receive feedback from the public.  Not all items in the ordinance are 
ideal but conceptually it is well put together and is a simpler type of document.  The question has 
been raised as to whether it is better to pass the document and then make revisions within a certain 
time table or make the revisions and then pass the document.  He went through some specifics he 
received in e-mails.  There were also some questions regarding the Agreement with Springwood. 
 
Mr. Heister then spoke as he felt there were some things he needed to set straight and he also gave 
a history of how this ordinance came about.  He stated that in 1998 the Township did a 
Comprehensive Plan, that is when the Zoning Ordinance should have been updated.  The Board, at 
the time, did make an effort to do so but didn’t make it past the definitions.  The current zoning 
ordinance is inadequate, it doesn’t have standards and has many inconsistencies.    The current 
zoning ordinance puts nearly everything through the Conditional Use process which has cost the 
Township hundreds of thousands of dollars.  The new ordinance cleans that up and allows most 
things by right. 
 
Mr. Heister then talked about Springwood.  Negotiations went on for over 2 years.  The 
Supervisors met individually with planners as not to violate the Sunshine Act.  In 2006, Urban 
Research and Development was brought in to review the ordinance and the Township was told at 
that time, there is a lot of liability under the current zoning ordinance and the Township took a lot 
of band-aid measures to fix what they could.  The draft document addresses many concerns that 
have been brought up. 
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Mr. Heister stated that part of this ordinance is to try and help build our tax base.  Commercial 
Development is what will do that.  Residential development is costly because we must provide 
services to all residents.  Language was cleaned up, definitions were added and standards were 
defined.  It made sense to redo the zoning and go through this process.  They have followed the 
MPC as this was announced at the Board of Supervisor’s July meeting.  Three Joint Meetings 
were held thereafter.  Minor things were brought up that will need to be changed and a list of 
concerns will be shared with the public at the hearing on the 31st.  He also stated that the law was 
followed under the MPC as far as notifications were concerned.  He stated that after the hearing of 
the 31st they may decide to hold off voting on the 7th and hold another hearing.  They are trying to 
provide the Township with a tool that is responsible and far sighted in regards to growth and to 
help build a tax base.  He recognized that it is an imperfect document, but it is lightyears ahead of 
what is currently in place. 
 
Mr. Kreider feels like people have been betrayed by Government in the past and is concerned 
about the changes being made as listed.  He was asking for Mr. Heister’s word that the changes 
will occur as listed.  Mr. Heister stated that is his intention if this document is passed on the 7th.  
Dr. Maria stated he feels Mr. Kreider feels the way he days because of a general distrust in 
politicians.  Mrs. Eirich inquired that if they have a list and the document is passed on the 7th can 
that list become a binding part of the document.  Mr. Gearhart stated we don’t know the 
ramifications of things that should be changed.  Mr. Heister stated that this document will change 
over time and some things will be done immediately and could be in by January.  Dr. Maria stated 
they need the list in order to prioritize the changes and he is still unsure if it’s better to pass the 
document as is and change it or change it and then pass it.  Ms. Salahub stated she attended all 
three joint meetings.  After Mr. Roth went through the document and explained it the Commission 
was comfortable passing it along to the Supervisors and changing it at a later time.  She feels the 
Township has been overly vulnerable for a very long time.  This document protects Ag and Open 
Space.  She feels people have to look at the broader scope.  Mr. Gearhart stated they got the 
document in early July and Mr. Roth came in and answered their questions.  There are many good 
things in the ordinance and some things that are not so good.  It cannot be digested in a month and 
we cannot know the ramifications of what may happen in the future.  As we go through the 
process we will then recognize things that need to be changed.  He stated that he was unaware of 
the rezoning of the Country Club.  This Township has been through some tumultuous years and is 
now trying to heal.    We won’t know how many things are affected until they are in place.  He has 
received assurances from the Supervisors regarding making changes and he is trusting them. 
 
Mr. Caldwell stated that Zoning used to be a static thing.  It is no longer static it is now dynamic 
and not a once and done process.  The Board has committed to putting together a list of items that 
need to be fixed.  Ms. Getz stated that she has been an employee of the Township for 23 years and 
in that time has been here for 3 federal censuses.  For the first and second of those, North 
Cornwall Township had the second highest growth in Lebanon County because key pieces of the 
current zoning document allowed for a huge amount of development.  Some residents are crying to 
save land and outside developers want to build on it.  This has been a process of finding the 
balance of those two things.  A lot of hours have been spent discussing a logical standpoint that 
makes sense.  Mr. Gearhart has heard that the new ordinance will be a bear to enforce.  He said we 
will have no idea if it is a bear to enforce until it must be used.  It is consistent, concise and 
everyone is on the same playing field.  Ms. Salahub also stated that in comparing it to the Class 1 
– Class 4 soils as shown by the Conservations District, this zoning change matches almost 
perfectly. 
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John Gross, 3215 Mill Link – He is a resident of the Township, as well as a property owner and an 
officer at the Country Club.  He questioned whether the procedures as outlined in the MPC were 
followed.  There was then discussion regarding the zoning of the Country Club, Trefsgar’s 
Development and the Pheasant Farms Development being changed from Residential to Ag and 
some concerns he had regarding that.  He also talked about the Shadow Creek Development 
changing from Ag to Residential and was wondering why these things were not in line with the 
County’s Comprehensive Plan.  Ms. Salahub stated as she understood it the County didn’t change 
any zoning when they did they Comprehensive Plan.  They simply used what was already on the 
books.  Dr. Maria discussed changing zoning of already existing developments and how it affects 
those property owners.  Mr. Gross then stated that rezoning their land to Ag will cause problems if 
they need to borrow money.  It will also cut their property value as an acre in residential goes for 
about $30,000 per acre and only about $10,000 per acre in Ag.  He doesn’t understand the concept 
of passing the ordinance and changing the zoning.  He also doesn’t understand why they would 
pass this ordinance as it is seeing as people have already agreed changes need to be made.  Ms. 
Salahub stated we currently have no protection.  Mr. McNamee stated that if we went on the basis 
of waiting until everything is corrected, we would never pass the ordinance.  Mr. Heister stated 
this is not set in stone.  Not everyone will ever agree on everything.  Maybe they will need to take 
more time and he feels many good points have already been raised.  Mr. Roth will be able to 
explain further at the hearing.  Mr. Gearhart made the point that he feel this is one situation he 
doesn’t think it would hurt to leave those properties residential as they currently are.  He feels the 
reason they rezoning it to Ag was so it would be contiguous with other Ag as well as the Ag 
Holding area. 
 
Ted Hummel, Resident – He stated he takes exception with what Ms. Getz has said.  He doesn’t 
feel that the Township has grown because of loose zoning, but because we are next to the City.  
He stated he looked at the document and feels it presents liabilities.  He feels this document needs 
to be disclosed to potential buyers.  He feels it is very restrictive to people who currently own 
property in the Township in regards to additions.  Mr. McNamee stated there is nothing preventing 
anyone from building a house.  Mr. Hummel also brought up putting in a swimming pool and how 
restrictive it is.  Dr. Maria asked for specific sections.  Mr. Gearhart found the regulations for 
swimming pools and stated it will be easier to add a swimming pool as compared to the current 
ordinance as currently there is a 15 ft setback and pools can only be located in the rear year, as the 
new ordinance allows a 10 ft setback and they can be located in the rear or side yard.  Geologic 
studies were discussed and it was stated that those are already on the list to be revisited.  Mr. 
Heister stated that in many respects, the draft ordinance is less restrictive to homeowners.  Dr. 
Maria asked that residents bring specifics to the Supervisors.  Ms. Getz also made it clear that the 
intention of the Township is for this ordinance to be posted on the web after it’s passing so it is 
accessible to everyone.  Mr. Hummel also questioned if the Planning Commission gave input in to 
the creation of this ordinance and who specifically had input. 
 
Ms. Salahub stated she was at all of the recent joint meetings to discuss this ordinance.  She also 
stated there were many joint meeting over the past year to discuss these issues prior to this 
amendment.  Dr. Maria stated the Planning Commission worked primarily on Ordinance 251 
which has been incorporated in this document.  Mr. Heister stated this is a product of many years.  
He stated a lot of people have input, maybe not directly, but they had input from the public as well 
as from developers and all of that information was given to Mr. Roth during the creation of this 
ordinance.  Mr. Ebersole interrupted at this time to remind the Commission this was their meeting 
and he was afraid they would not get to him for comment.  Ms. Salahub felt Mr. Ebersole was out 
of line at this time.  Dr. Maria stated this was not a Q & A meeting and asked everyone to remain 
civil. 
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Stu Hanford, 575 Royal Road was in attendance along with his son Aubrey and his wife 
Samantha.  They feel there are a lot of restrictions on the permitted uses in the Ag District.  He 
stated wineries are generally permitted and thought that could be added.  He also brought up farm 
stands with regards to several farmers going together to sell their goods.  Mr. Caldwell stated that 
anything they feel they would like to do can be discussed with the Zoning Officer and/or the 
Township Manager as this ordinance is flexible.  Aubrey Hanford stated he didn’t see anything in 
the ordinance regarding things like hayrides and fall festivals and felt those things could be 
addressed.  Mr. Caldwell stated that some of the things mentioned are clearly Ag uses.  He stated 
that a winery would depend on the process and how much production would be allowed before it 
strays into something that is not Ag.  Mr. Hanford feels that some of the restrictions may limit 
future ideas and new concepts. 
 
Linda Schneiter, 110 Quail Lane – Her concern was in regards to her property being rezoned from 
Residential to Ag and why that was done.  Mr. Gearhart stated that recently the Coppenhaver farm 
and the Malm Farm were put into Ag Preservation and he feels the Supervisors were trying to 
rezone it to Ag to be compatible with those farms and to be contiguous, however, he feels that 
those farms should have enough acreage to support Ag by itself and not be considered spot zoning. 
 
Kathy Wolfson, 102 Greenview Lane – She was also concerned about her property being rezoned 
from Residential to Ag.  She was concerned, as well, that this document just came to the Planning 
Commission in July and it seemed hasty to her to approve it.  She encouraged the Commission to 
spend more time on the Ordinance and have another public meeting and be better prepared to 
move forward.  Ms. Salahub stated it is still important for this document to be adopted and they 
felt comfortable moving forward after their joint meetings with Mr. Roth.  Mrs. Wolfson feels that 
spending an extra month or 2 on the document will make it more effective.  Dr. Maria stated he 
wanted to continue to hear the public’s comments and concerns. 
 
John Latimer, Lebanon Daily News – He inquired as to when Mr. Roth was hired.  Dr. Maria 
inquired if he was a resident and stated he wishes to go through the residents first and hopefully 
they can get an answer to his question. 
 
Larry Bowman, Lebanon Valley Chamber of Commerce – He was in attendance representing 
several businesses within the Township.  He stated that due to the length and complexity of the 
ordinance, as well as the limited input, he feels the timeline has been very fast.  They have 
requested that a minimum of 90 extra days be granted to allow for additional input.  They are 
scared of it being such a large document and how to interpret it.  He feels they should take the 
time to smooth the rough edges.  Dr. Maria stated his concerns are valid.  He again stated there 
were 3 public meetings jointly with the Commission and the Supervisors where there was 
opportunity to present input and no one attended. 
 
Bradley Kreider, 245 Bricker Lane – He had questions regarding Sections 201 and 210 as they 
pertain to Ag Holding Requirements pertaining to developing a residence, specifically setback 
requirements and questioned the reasoning.  Mr. Caldwell explained these requirements will allow 
development to occur in a way the dwelling will sit to one side of a lot as to allow right-of-ways 
for public utilities and then the lot can be later subdivided.  Mr. Kreider also asked for an 
explanation regarding TDRs and if they would need to be purchased.  Mr. Caldwell stated they are 
given to the property owner. 
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Tom Buzby – He feels the Board should extend the time frame and allow for further input and 
understanding of the ordinance.  He feels the things being brought up tonight are indicative of how 
many questions there are regarding the ordinance.  He asked for consideration to be given 
regarding a better outreach to citizens on things like this.  They keep discussing the document not 
being perfect and he feels every effort should be made to resolve the issues before it’s passed and 
that they take the time to do it right.  He also stated that he doesn’t feel many people will be 
prepared for the meeting on the 31st.  He feels they should be given a lot of time after that meeting 
because there is a lot of information to digest.  He is sensing flexibility from Mr. Heister and 
hopes the Supervisors will allow for more time. 
 
Mrs. Wolfson inquired if the Planning Commission will vote on this tonight and it was stated to 
her they already voted at the last meeting. 
 
Mr. Hanford made an inquiry about the month it was posted on the web. 
 
Randy Ebersole, 1020 Glenwood Lane. – He thanked the Commission for the opportunity to 
speak.  He stated he sat on the Commission through the end of last year.  He first wanted to 
address the process and inquired if the Commission was given the ordinance before the meeting 
where they began reviewing it on July 14.  He felt it was highly unusual that the Commission 
members didn’t know about the document ahead of time or how it was created.  Dr. Maria stated 
he knew about the document but not all the details and that the Commission gave a letter to the 
Board addressing their concerns with moving forward on items they worked on.  Mr. Ebersole 
inquired if the Commission knew Roth was hired to create this document.  He then gave a visual 
comparing the size of the current zoning ordinance and the draft document.  He stated that the 
original Ordinance 251 was adopted by the Supervisors against the recommendation of the 
Commission as well as County Planning.  They were given the assignment to go back and fix 
Ordinance 251 and they spent over 7 months working with that document.  They finished that in 
early summer 2009 and were told by the Supervisors that they were busy with Springwood and 
they will get to it at a later date. 
 
Dr. Maria asked Mr. Ebersole to get to his point at this time as he felt Mr. Ebersole was moving in 
an adversarial direction.  Mr. Ebersole stated he was trying to make a point of how involved this 
document is.  He then stated the new document consists of 2 parts, the zoning ordinance and the 
zoning map.  He stated the map rezones over 300 property owners and it affects every property 
owner in the Township.  Dr. Maria stated his arguments should not be with the Commission, they 
should be brought to the Board.  Mr. Ebersole requested at this time the Commission rescind the 
vote they previously made to move this document to the Board for adoption.  He stated that 
according to the MPC they have 45 days to give a response.  He again requested they rescind their 
previous vote and allow more time for the public to have an opportunity to give input.  Dr. Maria 
stated he appreciates the input and it is a reasonable request. 
 
Mr. Ebersole stated that the Township’s Comprehensive Plan was adopted in 1999 and that the 
MPC states there must be one done every 10 years, if that is not done it will revert to the County 
Comprehensive Plan.  Ms. Salahub stated this will be an ongoing living document, there will be 
more meetings and more input will be allowed.  She didn’t feel the need to rescind the vote.  Mr. 
Ebersole stated the current zoning ordinance was done in 1993 and there are many pages of 
revisions. 
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Dr. Maria asked to hear from the members of the Commission at this time.  Mr. Gearhart was 
concerned this will be an ongoing fix.  He stated that they could pass this and have an issue arise 
the day after its passing.  Mrs. Eirich inquired if the Commission had to pass it along before the 
Supervisors could schedule a public hearing.  Mr. Gearhart stated it’s important to have the public 
hearing to be able to incorporate things.  Mr. McNamee stated the document is going to be 
changed.  He wondered how many hearings would need to be had as there would still be new 
things brought up and how long they were going to go before passing the document.  Mr. Gross 
was concerned specifically with the zoning change and how it would devalue their property.  Mr. 
McNamee inquired if that should hold up everything.  Dr. Maria stated that everyone should just 
let the hearing happen and voice their opinions at that time.  Mr. Buzby stated that since this 
ordinance was reviewed the letter from the County lists 33 items that should be addressed.  Mr. 
Ebersole stated he felt it was a time issue as the Commission is allowed 45 days. 
 
Mr. Heister took responsibility for the speed.  He laid out a timeframe.  He stated it is critical to 
hold the public hearing.  He wants the public to see the presentation and ask questions.  He feels 
they may come away with a lot of things.  He thinks everyone is assuming it’s done.  He stated 
this has been a process of many years and they have met with many groups.  They dissected 
different parts of the existing ordinance and all of that information was given to Mr. Roth.  Ms. 
Salahub stated this ordinance deals with issues that affect the whole Township.  They are trying to 
prevent urban and commercial sprawl and this document addresses that.  She encouraged everyone 
to attend meetings.  Mr. Ebersole stated he felt the real work of the Planning Commission is when 
these ordinances are designed and to address things that affect everyone’s lives.  Mr. Hanford 
questioned the advertising.  Dr. Maria stated he’s been trying for a long time to get everything 
done electronically.  Ms. Getz encouraged everyone to visit the website.  There is an area to Opt In 
as well as a Contact Us section. 
 
Mrs. Eirich inquired if there would be any legal ramifications if the Commission were to rescind 
their previous vote.  Mr. Caldwell stated there would be no legal ramifications and he also stated 
that the MPC stated the Board must wait 30 days to schedule the hearing. 
 

5. Mr. McNamee made motion to adjourn at 10:15pm.  Vote was unanimous.  Next meeting will be 
held Wednesday, September 29, 2010 at 7:00PM. 

 
Respectfully submitted, 
 
 
Rob McNamee 
Secretary 
 
slw 


