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PLANNING COMMISSION MEETING OF SEPTEMBER 25, 2019 

STRABAN TOWNSHIP PLANNING COMMISSION 

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

 

 

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; 

Secretary Pat Kimble; Member Sharon Hamm; Member John Hartzell; Zoning Enforcement Officer 

David Clapsaddle; and Township Engineer Erik Vranich.  

 

Others in attendance: Sandra and Lawrence Martin; Brian L. Eckert; Harlan Lawson, Adams County 

Office of Planning and Development; Dusan Bratic; Douglas Redding; Crissy Redding; Bob Spangler; 

Peter Martin; Susan Munoz; Pam Redding; John Eckert; Joe Green; Eric Sieg; John Tosten; Skip Strayer; 

and Andrea Grabenstein, Gettysburg Times.. 

 

Public Comment/Agenda Items: 

 

None. 

 

Minutes: 

 

Mr. Mauser moved, seconded by Ms. Hamm to approve the August 28, 2019 minutes as presented. 

Motion carried unanimously. 

 
 
Land Use Reviews (Preliminary/Final Plans): 

 

 

Freedom Valley Worship Center – Freedom House – Preliminary/Final Land Development Plan 

(3140 York Road) – Must act by 12/06/19. 

 

No action. 

 

 

Mark Gettysburg Associates, L.P. – Preliminary Subdivision/Land Development Plan (York Road 

and Hanover Road) – Must act by 03/15/20 

 

No action. 

 

 

Smith’s Septic Disposal Facility – Final Land Development Plan (660 Beaver Run Road) – Must act by 

10/10/19 
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Ms. Hamm moved, seconded by Mr. Hartzell to recommend an extension of time to November 12, 

2019 as long as a formal letter is received prior to the Board of Supervisors meeting on Monday, 

October 7, 2019.  Motion carried unanimously.  
 

 
Amblebrook – Amenity Area Lots H-1 & H-7 – Preliminary/Final Land Development Plan (Shriver’s 

Corner Road) – Must act by 10/10/19 

 
Mr. Vranich stated that a revised plan was submitted dated September 5, 2019.  He went through his 

review letter dated September 18, 2019.  Item No. 1 – these are the waivers that affect the amenity area.  

Item No. 2 - this is the usual signatures required.  Item No. 3 – this is the NPDES Permit which is in 

process and close.  Mr. Vranich had a conversation with Rusty Ryan from the Conservation District and 

he indicated that it was close to be complete. Item No. 4 – this is the financial security estimate.  The 

estimate was provided. They are working to come up with a number.  Item No. 5 – this is a new waiver 

request concerning parking between the building and the adjacent road right-of-way.  Item No. 6 – this is 

a general comment concerning a Notice to Cure Violation of Development Agreement.  The Planning 

Commission needs to acknowledge that there are issues with the water/sewer plants not being in 

compliance.  This is relevant for the plan to be approved.  Item No. 7 – this is the usual maintenance and 

Monitoring Agreement. 

 

 

Ms. Hamm moved, seconded by Mr. Hartzell to recommend approval of the waiver to SALDO 117-

43.C1.j which states that storm sewers shall be either reinforced concrete, corrugated aluminum, or 

corrugated steel pipe.  Motion carried unanimously. 

 

Mr. Zepp moved, seconded by Mr. Mauser to recommend approval of the waiver to SALDO 117-

43.C.3.b.1.a which states that release rates from storms up to 10 years in recurrence frequency shall 

be limited to the pre-development flow rate from a 2 year storm event.  Motion carried 

unanimously. 

 

Mr. Hartzell moved, seconded by Mr. Mauser to recommend approval of the waiver to SALDO 

117-43.C.3.b.1.b which states the release rates from storms up to 100 years in recurrence frequency 

shall be limited to the pre-development flow rate from a 10 year storm event.  Motion carried 

unanimously. 

 

 

The Straban Township Planning Commission recommended conditional approval based on the 

review letter of Wm. F. Hill & Assoc., Inc. dated September 18, 2019 to be satisfied as follows: 

 

2. a) SALDO 117-27.B(28) – Owner/Developer’s Acknowledgement 

    b) SALDO 117-57.C(3)(b) - The seal and signature of the Registered Landscape Architect 

 

3. SALDO 117-21.C(2) & 117-44 – Approval of the revised NPDES Permit must be obtained 

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

prior to Final Plan approval.  A financial security estimate has been provide and our office is working 

with the designer to finalize the required security amount.  

 

7. SALDO 117-43.F – An updated Straban Township maintenance and Monitoring Agreement, or 

appropriate amendment, must be executed and recorded that reflects the changes to the stormwater 

management features within the Amenity Areas. 

 

Ms. Hamm moved, seconded by Mr. Hartzell. Motion carried unanimously. 
 

 

Appearances:   

 

Joe Green, Community Energy Solar, Adams Solar Project – Overview of solar project 

 

Mr. Green showed the Commission on a site plan where the components were to be located.  This project 

is fairly spread out so that it fits into the community.  The 750 acre solar project will take place 50% east 

and 50% west of Route 15.  This project will generate about 80 megawatts of electricity which equals 

about 300,000-350,000 panels.  The plan shows the footprint but the panels about 6 feet across with 21 

feet between rows. The 10 acre parcel that was just subdivided off of the Amos Conley Farm will house 

transmission lines, substation and switch yard.  The panels that are being used for this project are called 

“Bifacial panels”.  These panels produce solar power from both sides of the panel. They allow the energy 

to be received from a reflection off the ground as well as the sky.  The solar panels also track the motion 

of the sun across the sky which ensures that the maximum amount of sunlight strikes the panels 

throughout the day by keeping the panels facing perpendicular to the direction of the sunlight.  At 

maximum elevation during dawn and dusk, the panels are angled at 61 degrees and are 8 feet off the 

ground.  The panels track the sun throughout the day, and rendering level and 4 feet high at midday.  The 

panels are unlit and flat at night.  The inverter takes DC power from your solar panels and turns it into AC 

power.  There is a “humming” sound that is inaudible at about 75 feet out.  The piles are driven in with 

screw anchors or drill/grout but are easily removable.  At the end of 30+ years the piles can be removed 

and the field will be returned to its original state.  We consider these land banks because the property is 

able to be preserved for future generates to use.  Community Energy has received agreements with major 

utilities to cross underneath existing gas and transmission lines, as well as road crossings.  The miles of 

underground routes aim to avoid resources as much as possible. Research is still being explored for sheep 

and pollinators to be able to roam solar fields for an overall economic benefit.  The land development plan 

for this project was filed today at the township office.  They are hoping that early next year (2020) to 

begin.  It will take about 9-11 months to complete the project. They will present an agreement to the 

township for decommissioning of the equipment.  Since this is still new technology that has not reached 

the end of life yet, Community Energy has never had to decommission.  All the leases have the 

decommissioning language in them and these leases are recorded in the Recorder of Deeds office.  Every 

5 years they will do a refresh of the bond/letter of credit.  Solar panels naturally degrade half percent per 

year, so even at 34 years, we’re still talking 80-85 percent of the original energy production is still there.  

When the project has reached its set completion (30 years), the panels would still have value for energy 

production or as raw materials.  The panels’ value will be assessed by a third-party engineer every five 

years, so when it is time to decommission, there will be a detailed account of the worth of the equipment.        

Landowners leasing with the project are considered beneficiaries and their leases have a set end date.  

There is no obligation on the part of the landowner or heirs to renew the lease.  They plan to hold 
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community job fairs for various roles and companies will be needed to contract for fencing, landscaping, 

seed supply, substation motion detector lights, etc.  Mr. Vranich asked if the office staff could get a list of 

projects in the State like this one.  Since this project is seven (7) times larger than others, it would be good 

to communicate with other municipalities that have seen these projects take place and get the pros/cons 

from them.  

 

 

Old/New Business 

 

1.  Land Development Modification and Waiver Requirements – In reviewing and making 

determinations regarding requests for modifications or waivers from requirements of the Township’s 

Subdivision and Land Development Ordinance (SALDO) and Stormwater Management Ordinance 

(SWMO), there are specific procedural requirements and standards that are set forth in the township’s 

SALDO and the Pennsylvania Municipalities Planning Code (PMPC) that must be followed.  The 

developer must submit a written request for modification containing certain information.  1.  The grounds 

and facts of unreasonableness or hardship on which the request is based; 2. The provision or provisions of 

the ordinance involved; and 3. An explanation detailing how the request is the minimum modification 

necessary.  Township staff next reviews the request to determine whether a modification should be 

granted.  A memorandum from staff would include background information; standards to be met in 

accordance with the ordinance and MPC; and recommendations of the staff.  In granting a modification, 

the township must be sure to issue a written determination that explicitly incorporates a finding of an 

undue hardship, and the specific basis for that finding.  

  

2. Ordinance amendments – the remaining draft ordinances need some work on them prior to the 

Planning Commission discussing them.  Ms. Hamm noted that the township should have an ordinance 

addressing some nuisances.  A list was provided to the Commission members to review and think about 

prior to next month’s meeting. 

  

 

Adjournment 

 

Mr. Hartzell moved, seconded by Mr. Mauser to adjourn the meeting at 8:53 p.m.  Motion carried 

unanimously. 

 

 

 

 

 

NEXT MEETING: SUPERVISORS:             October 7, 2019 ___________ 

   PLANNING COMMISSION:   October 23, 2019_____             

 

      Respectfully Submitted, 

 

 

 

 

      Robin K. Crushong, Office Manager 


