TOWNSHIP OF MIDDLETOWN
PLANNING COMMISSION MEETING
March 8, 2022

Present: David Decker, Bill Moran, Mark Bradson, Jeff Koenig, Alison Hassenplug, Josh Neidich, Doug
Gramo

Don Petrosa, Solicitor; Eric Janetka, Engineer; Meredith Merino, Director of Planning & Development

A. Callto Order
Chairman Mr. Decker called the meeting to order at 7:30 PM.

B. Approval of Minutes- February 8, 2022

Mr. Decker brought forth the draft February meeting minutes. Mr. Moran motioned to approve the
minutes; Mr. Bradson seconded the motion, and the Commission approved the minutes unanimously
with a vote of 6-0.

C. Old Business

1. Amended Final Land Development, BT Granite Run, L.P. located at 1067 West Baltimore Pike
Applicant proposes 5% final land development amendment to construct Apartment Building 2 and
expand retail store space associated with the apartment building, all located in the MCO- Mall
Conversion Overlay District.

Joe Riper, Attorney for BT Granite Run, L.P. along with a representative of BT Pete D’Angeli, and
Engineer for the project Chris Jensen with T&M Associates were present to address any additional
guestions or outstanding comments remaining from the previous month for the proposal for a
second apartment building at the Promenade at Granite Run.

Mr. D’Angeli explained that since the last meeting, the architectural plan has been updated to
include cascading vine plans on sections of the parking garage wall facing Oriole Avenue to create
a “green wall” effect.

Mr. Gramo asked for additional detail about the maintenance of the green wall plantings. Mr.
D’Angeli responded that the cascade-style plants can be maintained for 2-3 years before they
would need to be replaced. Perennial plantings would be used to maintain the green effect
throughout most months of the year and would be watered with a dripline installed in the
planters.

Mr. Koenig pointed out that on page 35 of the MCO Design Guidelines, there is a photo of a
parking garage at Larimer Square in Denver, CO that was intended to be used as an example of
the architectural elements and aesthetics for the Promenade. He stated that he doesn’t feel the
existing architectural renderings presented for the Apartment 2 building honor the intent of the
Design Guidelines, nor does it enhance the neighborhood. Mr. Koenig also expressed his concern
about the types of materials being used. He provided an example of the West End Flats in Media,
which does not use concrete in the building and asked why concrete is so prevalent in this building
design.
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Mr. Gramo offered that the vintage wood panels that are present throughout the rest of the
building design should be continued on the parking garage columns to create more consistency
and soften the impact of the concrete.

Mr. Markman explained that he feels the building design is consistent with the design criteria and
with the elements within both the Promenade at Granite Run as well as another high-end
development called the Promenade at Upper Dublin. He stated that the building materials being
proposed are of high quality.

Mr. Riper added that generally the layout and footprint of a land development as well as impacts
related to the Subdivision and Stormwater Codes are in the purview of the Planning Commission,
but more subjective items like the architectural aesthetics can be addressed by the Design Review
Committee.

Ms. Merino explained that the Design Review process is just beginning, and that the committee
consists of the Township Manager, a member of Township Council and the Planning Consultant,
per the Design Guidelines. The DRC will continue the process of requesting refinements to the
building architecture and materials being proposed.

Mr. Decker asked if Township Engineer Eric Janetka had any outstanding concerns with the
proposal, and Mr. Janetka stated that his primary concerns were with the drainage, which appears
to have been addressed.

Ms. Merino stated that the applicant has filed an application with the Zoning Hearing Board for a
variance from the height requirements of solid fencing in order to allow for an 8’ privacy fence.
The application is scheduled for a hearing on March 23.

After no further discussion, Mr. Koenig made a motion to recommend approval despite
reservations regarding aesthetics with the hope the Design Review Committee and Township
Council will require the applicant to use materials on the fagade of the proposed apartment
building, parking garage and retaining walls similar to the materials used at the West End Flats in
Media or the Larimar Square example as illustrated in the Promenade Design Guidelines. Mr.
Gramo seconded the motion, and the Planning Commission voted 6-0 in favor with 1 abstention
(Mr. Decker).

2. Amended Final Land Development
Granite Farms Estates
1343 W. Baltimore Pike

Bernadette Kearney, Attorney for ACTS Granite Farms Estates, and Michael Urban with Eustace
Engineers were present to explain the proposed land development project. Also present with
Brian Levesque, Executive Director of Granite Farms Estates.

The current land development plan proposes several additions to the Nursing Care Facility
Building totaling 3,035 square feet, a new drop-off area with two new building entrances and

one with a new Porte Cochere roof. An existing Porte Cochere is proposed to be demolished, and
in its place a 28’ x 28’ sunroom addition with a 28 x 10’ enclosed porch is proposed to be
constructed at a location that projects into the 100 ft. perimeter property setback. Ms. Kearney
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explained that an application for a variance has been submitted to the Zoning Hearing Board for
the projection into the perimeter setback and is scheduled for a hearing on March 23.

After no further discussion, Mr. Moran made a motion to recommend approval, which was
seconded by Ms. Hassenplug. The Planning Commission voted 7-0 in favor.

D. NEW BUSINESS
1. Zoning Ordinance Amendment for Flag/Interior Lots

An ordinance amending a subsection of the Zoning Code of Middletown Township that limits the
subdivision of a parent tract to the creation of one flag lot or one interior lot.

Ms. Merino explained that there were a number of subdivisions that have been approved by-right
over the years that contained several interior lots on longer common private driveways, which
presented potential issues for emergency access as well as neighbor issues for parking overflow,
maintenance, etc.

The initial ordinance amendment that was adopted by Council in July of 2020 was drafted in
response to a request of Council to have staff look at a reduction in the overall density of future
subdivisions for these reasons.

When the 2020 draft ordinance was first written, it only contemplated provisions for Flag Lots,
which by definition is a lot which is connected to a street by an access strip of required minimum
width at the street line. At a certain point during the drafting process of that original amendment,
a decision was made to also include provisions to allow for Interior Lots. The difference between
a Flag lot and an Interior Lot is that the Interior Lot has no street frontage and has access only by
way of an easement. References to Interior Lots were added into the language, but the
unintended consequence was that it now read that both one Flag Lot and one Interior Lot were
allowed to be created. This draft amendment cleans up a language error by simply changing the
word “and” to “or” when outlining that one flag lot or one interior lot can be created from a
parent tract, not both.

Ms. Merino acknowledged a resident in the audience with whom she had spoken earlier
today, whose potential subdivision plans would be impacted by this proposed zoning
amendment. Craig Siti of 552 Old Forge Road explained that he had a contract for the sale
of his 4-acre property with a developer who was going to propose a 3-lot subdivision. The
developer backed out of the agreement when he learned that a 3-lot subdivision would
not be permitted once the zoning amendment was enacted. Mr. Siti explained that he
had been counting on the subdivision for years and would use the funds for the purchase
of his retirement home, which is now in danger of falling through.

Mr. Petrosa advised Mr. Siti that if he submitted a subdivision application prior to the
enactment of the ordinance, the application would be “grandfathered” under the existing
zoning code regulations. Mr. Siti advised that he would submit an application prior to the
adoption and enactment of the zoning amendment.

After no further discussion, Mr. Moran made a motion to recommend approval of the
draft zoning amendment, which was seconded by Mr. Gramo. The Planning Commission
voted 7-0 to recommend approval.
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Mr. Decker adjourned the meeting at 8:45pm.

Respectfully submitted,
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Meredith Merino
Director of Planning & Development



