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PLANNING COMMISSION MEETING OF SEPTEMBER 27, 2017 

STRABAN TOWNSHIP PLANNING COMMISSION 

Alan Zepp, George Mauser, Patt Kimble, Sharon Hamm, John Boblits 

 

 

The Straban Township Planning Commission met this date, as publicly advertised, at 7:00 p.m. in the 

meeting room of the Straban Township Municipal Building, 1745 Granite Station Road, Gettysburg, PA  

17325 with Chairman Alan Zepp presiding. Others in attendance were: Vice Chairman George Mauser, 

Member Sharon Hamm, Member John Boblits, Township Engineer Erik Vranich and Zoning Officer 

Jamie Harbaugh.  Secretary Patt Kimble was absent. 

 

Others in attendance: Joseph Erb, Esquire, Stonesifer and Kelly; Joe Stein, Penn Terra Engineering; 

Emmitt Patterson; Victor Grande, Bohler Engineering; Peter Martin; Steve Rice and Andy Merkel, 

Adams County Office of Planning and Development. 

 

 

Public Comment/Agenda Items: 

 

No discussion. 

  

 

Minutes: 

 

Ms. Hamm moved, seconded by Mr. Mauser to approve the August 23, 2017 minutes as presented. 

Motion carried unanimously. 

 
 
Land Use Reviews (Preliminary/Final Plans): 

  

Golden Arch LTD. (McDonald’s Corporation) – Preliminary/Final Land Development Plan (1090 

York Road)-Must act by 10/06/17 

 

Mr. Erb informed the Commission that variance requests were filed with the Zoning Hearing Board and 

the hearing was held on Wednesday, August 9, 2017.  The applicant received two (2) of the three (3) 

variances requested.  The streetscape variance was denied.   

 

Mr. Grande presented an overview of the revised plan which he indicated was electronically sent to the 

township engineer within the last few days for review and comment.  A construction easement has been 

added to continue the sidewalk to the adjacent property.  Appropriate signage (“Sidewalk Ends”) and 

fencing has been added on the proposed sidewalk. 

 

Mr. Vranich referenced the Wm. F. Hill & Assoc., Inc. review letter dated September 21, 2017 since he 

has only received electronic copy of the revised plans he reviewed all items as follows: 

 

1.  ZO 140-12.H(4) – the missing tree in the center sidewalk section between the two entrances has been 

added to the plan. 
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2.  ZO 140-24 & 27 – Certificates of Non-Conformance musts be obtained for the existing parking 

located between the plane of the building and the roadway right-of-way (ZO 140-12.E(1)) or within the 

front setback (ZO 140-49.A(7)(a)).  Mr. Grande indicated that the Certificates of Non-Conformance were 

sent to the township.  Ms. Hamm asked Mr. Harbaugh if he had received them and when he does how 

long it would take him to review.  Mr. Harbaugh stated that he did not know if they were received by the 

office yet but once he receives them it will probably take about a week.  He does have 15 days in which to 

approve/deny the request.  

 

3.  ZO 140-52.B(3) – The location of the loading area will conflict with customer parking.  A Variance 

has been granted for this section however as noted within the Zoning Hearing Board decision, notation 

has been added to the plans that all loading/unloading shall occur during off peak hours and at no time 

shall loading/unloading block customer traffic.   

 

4.  ZO 140-53 – Any and all signage must be submitted for review and approval by the Township Zoning 

Officer prior to Plan approval as signage is depicted within this Plan.  Applicant has indicated that a 

signage plan will be submitted to the Zoning Officer for review and comment. 

 

5.  All appropriate signatures of the Final Plans must be provided prior to final plan approval, including 

the following: 

 a. SALDO 117-27.B(3&8) – The Engineer’s and Surveyor’s signatures must be provided within 

the signature blocks on Sheet C1.  Additionally the landscape architects seal on Sheet C-6 is illegible as it 

appears it is stamped over the engineer’s stamp. 

 b. SALDO 117-27.B(29) – The Owner’s signature must be added to the Final Plans prior to 

signature by the Supervisors. 

 

6.  SALDO 117-20.B, 117-46, SWM 109-14.E – Submission of an Erosion and Sedimentation Control 

Plan to the Adams County Conservation District is required.  A courtesy copy of the Plan drawings must 

be provided to the Adams County Conservation District.  Mr. Grande stated that this was submitted.  Mr. 

Vranich stated that the township does not need an approval from the Conservation District, just an e-mail 

from the Conservation District that it was submitted. 

 

7.  SALDO 117-26.D – A financial security estimate must be provided, approved, and bonded prior to 

Final Plan approval.  Financial security should be provided for any and all improvements required by the 

Straban Township Ordinances. 

 

8.  SALDO 117-27.B(27) – The location of all existing utility lines and associated right-of-way must be 

depicted on the plans.  The location of the GMA waterline and any associated right-of-way must be 

provided.  Applicant has contacted GMA and Utility information will be provided upon receipt from 

GMA. 

 

9.  SALDO 117-35.D – A drainage easement must be depicted for the existing storm sewer along York 

Road that is located outside of the PennDOT right-of-way.  The location of the proposed stormwater 

easement is acceptable however it should be labeled on all plan sheets and labeled as 

“Stormwater/Drainage Easement”. 

 

10.  SALDO 117-60.D(1) – This section established the requirements for terminal landscaped islands.  A 

waiver is requested from this section as this project is proposed to remove an existing terminal 
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landscaped island.  Applicant’s justification is to provide vehicular movement to and from the 

loading/unloading area.  Mr. Vranich stated that this would be formality only because the Zoning Hearing 

Board approved the removal of the island. 

 

11.  There are several text overlaps on Sheet C-3 within the overall Plan view in the area of the 

stormwater pipe extension.  Please revise as necessary. 

 

12.  A grading/construction easement must be provided in the area of the western end of the proposed 

sidewalk to allow the connection of sidewalk from the adjacent property to the proposed sidewalk. 

 

13.  Appropriate signage (ie. ‘Sidewalk Ends’) and or a fence/blockade must be provided at the western 

end of the proposed sidewalk. 

 

Mr. Vranich indicated that from the electronical version that he received, and he will need to verify this 

with the formal submission of revised plans delivered to him tonight, items number 2, 4, 5, 6 and 7 are 

still outstanding.  He suggested that if a recommendation for conditional approval was going to be given 

tonight, all of the items listed in the review letter of Wm. F. Hill & Assoc., Inc. dated September 21, 2017 

should be included.  He would have time before the Board of Supervisors meeting to verify what of these 

conditions have been met. 

 

Ms. Hamm asked Mr. Vranich what is the timeframe that a revised plan must be to him in order to be 

reviewed prior to a meeting.  Mr. Vranich indicated that on more difficult plans (example: TKC) he would 

need to have 10 days prior to the meeting.  However, on less involved plans where there are minor 

revisions needed, he has reviewed electronic versions and then reviewed paper copies prior to Board of 

Supervisors approval.  Ms. Hamm stated that this Commission tries to have all the conditions met prior to 

moving it forward to the Board of Supervisors.  The issues that concern her are items 2 and 4 whereby 

these items cannot be finished prior to the Board of Supervisors meeting.   

 

Mr. Erb stated that “conditional” approval is just that.  There are conditions that will need to be met. 

 

The first order of business for the Planning Commission was to act on the waiver request.   

 

Mr. Zepp moved, seconded by Mr. Boblits to recommend approval of waiver 10 depicted in the 

Wm. F. Hill Letter dated September 21, 2017 for the McDonald’s Preliminary/Final Land 

Development Plan with proper notation depicted on the Plan. Motion carried unanimously. 
 

Mr. Zepp moved, seconded by Mr. Boblits to recommend conditional approval of all comments as 

referenced in the Wm. F. Hill Letter dated September 21, 2017 as outlined above to be reviewed 

against the revised plan by the township engineer prior to the Board of Supervisors meeting.   

 

Ms. Hamm requested permission by the Chairman to revise the motion as follows:  recommend 

conditional approval of all comments as referenced in the Wm. F. Hill Letter dated September 21, 

2017 as outlined above to be reviewed by the township engineer with items number 2 and 4 as 

referenced in the Wm. F. Hill Letter dated September 21, 2017 to be met before the Board of 

Supervisors give final approval.  Motion carried unanimously. 
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Mr. Erb also wanted the Planning Commission to know that they will be requesting a stay of stages of 

construction of the sidewalk from the Board of Supervisors which will require a Developer’s Agreement 

and full bonding during the entire time that the stages of construction of the sidewalk are on hold. 

 

 

TKC CCXXX – Gettysburg Shopping Center – Preliminary Land Development Plan (1530 York 

Road) – Must act by 11/07/17 

 

Mr. Stein wanted to update the Planning Commission on the progress being made on this plan.  All of the 

engineering comments have been addressed.  There are some administrative matters to be addressed yet.  

The Highway Occupancy Permit (HOP) is going to be filed mid-October.  They are working on the issue 

of the Peak Rate control and will be working on an agreement with the downstream landowner.   

 

 

Primax Properties, LLC – Preliminary/Final Subdivision Plan (861 York Road) – Must act by 

10/24/17 

 

Mr. Vranich discussed the outstanding items contained in the most recent review letter of Wm. F. Hill & 

Associates, Inc. dated September 12, 2017. Mr. Vranich stated that the only Zoning Ordinance issues still 

outstanding are the easement agreements which need to be reviewed by the Township Solicitor. The 

Sewage Facilities Planning is at the County and will be forwarded to the Board of Supervisors shortly.  

 

The Modification listed below and contained in the Wm. F. Hill & Associates, Inc. letter dated September 

12, 2017 was deemed the first appropriate order of business that the Planning Commission acted on for 

this Plan. 

 

4.  SALDO 117-32.B(6) – Access drives shall not be located within 5 feet of a property  line.  The 

applicant has requested a Modification of this section, which our office would not oppose. 

 

Ms. Hamm moved, seconded by Mr. Zepp to recommend approval of modification 4 depicted in the 

Wm. F. Hill Letter dated September 12, 2017 for the Primax Properties, LLC Preliminary/Final 

Subdivision Plan with proper notation depicted on the Plan. Motion carried unanimously. 

 

The Straban Township Planning Commission recommended conditional approval based on the 

review letter of Wm. F. Hill and Associates, Inc. dated September 12, 2017 to be satisfied as follows: 

 

1.  All appropriate easement, shared parking, and stormwater/landscaping agreements must be 

submitted for review and approval by the Township and Township Solicitor prior to Plan approval: 

 a. ZO 140-12.F – All agreements relating to the shared parking area must be provided at 

this time. 

 b. SALDO 117-27.B (21) – Documentation for all easements (landscaping, stormwater, 

parking, etc.) must be provided at this time for review by the Township Solicitor. 

 c. SALDO 117-32.B – Conformation must be provided that Primax has the rights to increase 

the access to the private road from one lot to two as it relates to the access agreement.  This information is 

currently under review by the Township Solicitor. 

2.  All appropriate signatures of the Final Plans must be provided prior to final plan approval, 

including the following: 



 

5 

 

PLANNING COMMISSION MEETING OF SEPTEMBER 27, 2017 

 a. SALDO 117-27.B (3) – The seal and signatures of all professionals involved with the Plan 

 b. SALDO 117-27.B (29) – Owner/Developers Acknowledgement 

 

3.  SALDO 117-20.A – All Sewage Facilities Planning approval must be obtained prior to Final 

Plan. 

 

5.  SALDO 117-42 – This section establishes that, where practical, all lots must be connected to 

public sewer systems. Evidence must be provided that capacity within the GMA system has been 

purchased or otherwise reserved prior to signature of the Plan. 

 

Mr. Zepp moved, seconded by Mr. Boblits. Motion carried unanimously. 

 

 

Stonehedge – ACEDC Lot #17 – Preliminary Land Development Plan (1755 Proline Place) – Must 

act by 11/21/17 

 

Peter Martin presented the Commission with response letters dated September 26, 2017 to the Township 

Engineer’s Comments from comment letter dated August 10, 2017 and Adams County Office of Planning 

and Development Comments from comment letter dated August 29, 2017.   

 

Mr. Rice is requesting a deferral on comments #18 and #28 of the Township Engineer comments and may 

ask for a waiver of the study on traffic impact fee.  Mr. Rice is going to request a waiver of tree size and 

spoke of the prior waiver request by the Adams County Adult Correctional Complex last year whereby 

they requested to waive the minimum caliper size contained in the SALDO.  Mr. Rice stated that he was 

told the reason this waiver was given was because of expense in larger trees as opposed to smaller trees.  

This is the same reason for his request of a waiver.  The Commission felt sure that the Adams County 

Adult Correctional Complex waiver request was granted for other reasons.   

 

Mr. Vranich address comment 3.B on the County comments referring to the setback being 60 feet, 

indicating that they should be 45 feet.  Mr. Vranich stated that any waiver or modification requests will 

not be acted upon until the plan is close to the end of the review process. 

 

Mr. Martin informed the township engineer that there will be exploratory digging out at the property and 

that Rusty Ryan of the Conservation District is aware of it. 

 

There was discussion about text amendment procedures.  Mr. Rice is thinking about filing a text 

amendment request with the Board of Supervisors concerning his sidewalk and parking issues. 

 

 

Appearances:  

 

None. 

 

 

 

 

 



 

6 

 

PLANNING COMMISSION MEETING OF SEPTEMBER 27, 2017 

Old/New Business  

 

Central Adams Joint Comprehensive Plan:  Andy Merkel from the Adams County Office of Planning 

and Development was present to discuss the status of this plan.  The first cut of the full text has been done 

and there is an individual that has volunteered to review the writings.   

 

Mr. Merkel also told the Commission that they had staff reassignments in their office and he is assigned 

to Straban as the County Planner.  If this Commission would like Mr. Merkel to attend any of its 

meetings, just let him know. 

  

 

Public Comment/General: 

 

None. 

   

 

Adjournment 

 

Ms. Hamm moved, seconded by Mr. Zepp to adjourn the meeting at 8:33 p.m. Motion carried 

unanimously. 

 

 

NEXT MEETING: SUPERVISORS:             October 2, 2017  ___________ 

   PLANNING COMMISSION:   October 25, 2017              

 

     Respectfully Submitted, 

 

 

 

 

     Robin K. Crushong, Office Manager/Treasurer 

 

 

 


