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NORTH FAYETTE TOWNSHIP 

PLANNING COMMISSION  

 

REGULAR MEETING 

TUESDAY, MARCH 15, 2016 

7:30 P.M. 

 

The meeting was called to order with Chairman David Cosnek presiding. 

 

MEMBERS PRESENT: 

 

David Cosnek, Chairman 

Charles Kyle, Vice Chairman 

Bill Fitzgerald, Board Member  

Fred Lutz, Board Member 

Tom McDermott, Township Solicitor 

Shawn Wingrove, EIT 

Laura Ludwig, Township Community Development Director 

Debbie Midgley, Recording Secretary  

 

MEMBERS ABSENT: 

 

Bob Owens, Board Member 

 

OTHERS PRESENT: 

 

Sara Moore, Moore Design Associates 

Dan Sleva, Ladani Ukani Hospitality 

Kimberly Gales-Dunn, J.R. Gales & Associates 

Dale Wachter, Wachter-Willis Consulting 

Leon Chiri, A&R Development Co. 

Mike Terry, Ladani Ukani Hospitality. 

 

UNFINISHED BUSINESS: 

 

A motion was made by Mr. Fred Lutz, seconded by Mr. Chuck Kyle, to approve the minutes 

from the February 16, 2016 meeting.  Motion carried. 

 

NEW BUSINESS: 

 

1. Application 2016-01 – Comfort Inn Land Development Plan – An application for 

preliminary and final non-residential land development involving the construction of an 

89-room hotel on 2.569 acres of land located at/adjacent to 7011 Steubenville Pike in a B-

2 General Business Zoning District.   
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Mr. Cosnek asked a representative to approach the Board. 

 

Sara Moore from Moore Design Associates approached the Board. 

 

Ms. Moore said she was here last month presenting. She said really there are no minor plans 

changes with developing information for stormwater management which she believes they met all 

of the criteria. She said she can review the plan if the Board would like or just go down the items 

that they have resolved since the last meeting. She said whatever the Board prefers. She said she 

can do another review of it.  

 

The Board agreed to have Ms. Moore just go over the items. 

 

Ms. Moore said ok.  

 

Ms. Moore said they submitted the sidewalk $5550.00 fee in lieu cost estimate for building the 

sidewalk along Steubenville Pike. She said she believes that is under review with the engineer to 

see if that is acceptable. She said they are scheduled for the March 22, 2016 meeting with the 

Board of Supervisors for the Conditional Use for the bufferyard requirement. She said she believes 

the sanitary sewer is to be addressed on the next agenda item. She said they have a few items back 

from the Allegheny County Conservation District for NPDES and said one of them is for a 

consistency letter for stormwater which they have already spoke to Ms. Ludwig and Mr. Wingrove 

about, so really she thinks the key items are whether the sidewalk fee of $5500.00 in lieu of 

building it along Steubenville Pike. She said they do not believe it is a very good idea to put a 

sidewalk out on that ramp. She said and they are asking for preliminary and final approval tonight 

on the project. 

 

The Board reviewed the comments made by Mr. Wingrove and Ms. Ludwig. 

 

Mr. Wingrove made the following comments. 

 

We have completed our review of the above referenced Land Development Plan Application, dated 

January 19, 2016, last revised February 12, 2016, prepared by Moore Design Associates, as 

received by our office March 1, 2016.  The plan proposes the construction of a hotel on 2.569 

acres.  The property at the intersection of Bayer Road and Steubenville Pike (S.R. 3066) and is 

Zoned B-2 – General Business District. 

 

Previous comments may be found in our previous letters dated February 5, 2016, February 16, 

2016 and March 1, 2016.   

 

The following listing presents unresolved/non-compliant items identified during our review that 

do not conform to the Township of North Fayette’s Zoning Ordinance (Chapter 27), Subdivision 

and Land Development Ordinance (Chapter 22), Grading Ordinance (Chapter 9) and Stormwater 

Management Ordinance (Chapter 19): 

 
Zoning 

 

1. The Ordinance requires Bufferyard B to be planted for all uses within B-2 Districts 

adjoining any B Districts. (Section 206.3.)  Previous Comment:  The applicant has 
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submitted a conditional use application to allow a modified bufferyard including the 

encroachment of parking spaces.  Status:  Pending. 

 

 
Major Land Development 

 

1. The Ordinance requires the Developer execute a Development Agreement.  (Section 209.)  

Previous Comment:  The Developer must contact the Solicitor to initiate the preparation 

of the Development Agreement.  Status:  Pending. 

 

2. The Ordinance requires a Soil Erosion and Sedimentation Control Plan.  (Section 318.)  

Previous Comment: Documentation that the Soil Erosion and Sedimentation Control 

Plan has been reviewed, deemed adequate by the Allegheny County Conservation District 

(ACCD), and that the NPDES Permit has been issued have not been provided.  Status:  

Pending. 
 

3. The Ordinance requires sidewalks be provided along all street frontages for all land 

developments.  (Section 404.2.)  Previous Comment: Not provided.  The applicant has 

requested a waiver to pay the fee in lieu of installing sidewalks.  Status:  A cost estimate 

must be provided for review and use as the basis of the determining the fee in lieu of 

installing sidewalks.  Pending. 

Stormwater Management 

 

1. The Ordinance requires certification and seal of the registered professional engineer 

responsible for the preparation of the plan.  (Sections 403.B.(16).)  Previous Comment:  

The Stormwater Management Report and plans have been sealed by a professional 

landscape architect.  Previous Comment:  The response letter indicates a Professional 

Engineer seal will be added to the final report and plans.  Pending.  Status:    A final 

report including the seal of a registered professional engineer has not been provided. 
2. The Ordinance requires a Stormwater Maintenance Agreement be signed and recorded.  

(Section 803.3.A.)  Previous Comment: A copy of the signed and recorded Stormwater 

Maintenance Agreement has not been provided.  The applicant should contact the 

Township Solicitor regarding the agreement.  Status:  Pending. 
 

3. The Ordinance requires payment to the Stormwater Facility Maintenance Fund for 

privately owned and maintained facilities.  (Sections 803.4.1.a. and 902.3.)  Previous 

Comment: The amount of the Fund contribution will be determined upon approval of the 

plan.  Status:  Pending. 

 

The plans have been reviewed for conformance to the Township Ordinance standards only.  The 

review is based on surveys and drawings prepared by others and assume this information is correct 

and valid as submitted.  Independent confirmation of adequacy or applicability of surveys, design 

data or procedures has not been provided. 

 
The plan, as submitted, will to the Township of North Fayette’s Zoning Ordinance (Chapter 27), 

Subdivision and Land Development Ordinance (Chapter 22) and Stormwater Management Ordinance, 

with resolution of the above noted items.   
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Mr. Wingrove made some additional comments. 

 

Mr. Wingrove said they did provide an updated comment letter dated March 7, 2016 based on Ms. 

Moore’s resubmission. He said they have addressed everything that they can at this point. He said 

everything left in the letter are all administrative in nature, the normal developer’s agreement, 

bonds, things like that, and the outstanding comment that was mentioned that they have the Public 

Hearing scheduled for March 22, 2016. He said they really have nothing requiring plan revision 

left. He said just the administrative items and as far as the ordinance review goes. 

   

Ms. Ludwig made the following comments. 

 

I have reviewed the revised application filed for land development and my comments are as 

follows: 

 

1. This is an application for preliminary and final non-residential land development involving the 

construction of a 13,320 square foot hotel with 89 rooms on 2.569 acres of land located 

at/adjacent to 7011 Steubenville Pike in a B-2 General Business Zoning District.     

 

2. On November 19, 2015, the Township’s Zoning Hearing Board granted three (3) variances 

related to this proposed development, including variances concerning the surface parking area 

interior landscape islands, surface parking area shading, and the minimum number of parking 

spaces.   

 

3. The applicant has submitted a request for a waiver from the Township’s Subdivision and Land 

Development Ordinance, Chapter 22 of the Township’s Code of Ordinances, Ordinance No. 

418, as follows:  

 Section 404.2. which requires sidewalks to be installed along all street frontages for 

all land development projects.  The applicant has stated they will provide the 

required fee in lieu associated with the sidewalk waiver.  

 

The applicant submitted a cost estimate for the sidewalk work totaling $5,500.  That cost 

estimate is still under review by LSSE and the final amount owed for the fee in lieu will be 

determined based on LSSE’s review of their estimate.  

 

4. The applicant has submitted a separate application related to this proposed development which 

is a conditional use application to deviate from the bufferyard requirements to allow access 

drives, parking spaces, and utilities within the bufferyard between the existing Quality Inn and 

the proposed Comfort Inn.  The public hearing for this conditional use deviation is scheduled 

for Tuesday, March 22nd at 7:00pm here at the Township Building in the Meeting Room.   
 

5. To access the public sewer system, the applicant has proposed to connect to the sewer system 

of the Municipal Authority of the Township of Robinson (MATR).  North Fayette does not 

currently have any sanitary sewer lines or manholes servicing the area near and around the 

proposed site.  The existing Quality Inn adjacent to the site is serviced by MATR.  The 

applicant has prepared a sewage facilities planning module, which LSSE and the Township 
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has reviewed.  The Sewage Facilities Planning Module for the project is on the agenda for the 

meeting as a separate item.  

 

6. Based on the resubmittal provided by the applicant on March 1, several items appear to have 

been cleaned up and addressed from LSSE’s review letter, including the provision of the Phase 

One Environmental Assessment, the additional necessary stormwater management 

calculations and information, etc.  

 

7. There are several third party items which are pending or outstanding, including the E&S and 

NPDES items from the Allegheny County Conservation District as well as the posting of the 

bond and preparation of the developer and stormwater maintenance agreements. These items 

are typical contingent items that are usually part of a conditional approval. 

 

8. A copy of the application and plans were forwarded to the Planning Division of the Allegheny 

County Department of Economic Development (ACDED) for their review and comment.  No 

comments have been received to date from ACDED.   

 

9. Refer to any comments from the Township Engineer in LSSE’s review letters dated March 1, 

2016 (stormwater only) and March 7, 2016.  

 

10. Refer to any comments from the Township Solicitor.  

 

11. Please note: the applicant is responsible for all engineering, legal, and other related review fees 

associated with this application and if the escrow deposit is depleted, they will be billed for 

any remaining fees owed and asked to replenish the escrow account.  

 

At this time, the application is complete. The Planning Commission will need to make two separate 

motions related to the application, as follows:  

 

 A motion whether to recommend approval of the sidewalk waiver request to 

Section 404.2. of the SALDO, conditioned upon the applicant paying the required 

fee in lieu of, as determined by the Township Engineer.  

 A motion as to whether to approve or deny the application, conditioned upon all 

outstanding items being addressed in LSSE’s review letters dated March 1, 2016 

and March 7, 2016 and the Township review letter dated March 11, 2016.  

 

It is my recommendation that the Planning Commission recommend approval of the sidewalk 

waiver to the Board of Supervisors provided that the fee in lieu is paid and that the Planning 

Commission recommend approval of the overall land development application to the Board of 

Supervisors, contingent upon all items being addressed in the review letters, as noted above.  

 

Ms. Ludwig made some additional comments. 

 

Ms. Ludwig said to refer to her letter dated March 11, 2016. She said she really does not have 

much to add. She said that LSSE did submit a review of the cost estimate for the sidewalks and 

did confirm that $5500.00 will be the fee in lieu for that sidewalk. She said that is what they will 

be required to pay towards that in order to get the waiver.  
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Mr. Kyle asked if the Township has agreed to that. 

 

Ms. Ludwig said yes the Township has agreed. She said that Lennon Smith issued a letter today.  

 

Mr. Wingrove said what they submitted was consistent with previous ones that were submitted in 

the past and is appropriate. 

 

Ms. Ludwig said the public hearing for the Conditional Use bufferyard deviation is next Tuesday, 

March 22, 2016  in front the  Board of Supervisors at 7:00pm. She said the Board probably won’t 

take action until their first meeting in April. She said they will have prepare a written decision and 

everything. She said that would be when the Supervisors would do that. She said they’ve shored 

up the sewage planning issues, she said they’ll talk more about that. 

She said it is going to be serviced by the Municipal Authority of the Township of Robinson since 

North Fayette does not have any sewers there. She said as Mr. Wingrove mentioned the rest of the 

items are really third party or last minute items that they would be comfortable with granting a 

contingent approval with developer’s agreements, stormwater management, NPDES, third party 

type items pending. 

 

Ms. Ludwig said the Board’s motions would be to recommend approval of the sidewalk waiver 

provided that the $5500.00 fee in lieu is paid. She said a motion to either approve or deny the 

application just simply noting that all the items be addressed in her review letter and Mr. 

Wingrove’s review letter.  

 

Mr. Cosnek if there are any comments from the Board. 

 

Hearing none, Mr. Cosnek asked for a motion on the first item to recommend to the Board of 

Supervisors to approve the sidewalk waiver request to Section 404.2 of the SALDO, conditioned 

upon the applicant paying the $5500.00 fee in lieu of, as indicated by the Township Engineer.  

 

 

A MOTION WAS MADE BY Mr. BILL FITZGERALD, SECONDED BY Mr. FRED 

LUTZ, AND CARRIED TO RECOMMEND TO THE BOARD OF SUPERVISORS 

TO APPROVE THE SIDEWALK WAIVER REQUEST TO SECTION 404.2 OF 

THE SALDO, CONDITION UPON THE APPLICANT PAYING THE $5500.00 FEE 

IN LIEU OF.  

 

ROLL CALL:   BILL FITZGERALD YES 

      FRED LUTZ   YES 

      CHUCK KYLE  YES 

      DAVE COSNEK  YES 

 

Mr. Cosnek asked for a motion to recommend to the Board of Supervisors to approve the Land 

Development application conditioned upon all the outstanding items being addressed in LSSE’s 

review letters dated March 1, 2016 and March 7, 2016 and the Township review letter dated March 

11, 2016.  
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A MOTION WAS MADE BY Mr. FRED LUTZ, SECONDED BY Mr. CHUCK 

KYLE, AND CARRIED, TO RECOMMEND TO THE BOARD OF SUPERVISORS 

TO APPROVE APPLICATION 2016-01- COMFORT INN LAND DEVELOPMENT 

PLAN. 

 

 

ROLL CALL:   BILL FITZGERALD           YES 

      FRED LUTZ   YES 

      CHUCK KYLE  YES 

      DAVE COSNEK   YES 

 

 

 

2. Comfort Inn & Suites Sewage Facilities Planning Module – Application for approval 

of the Tonidale Comfort Inn’s Sewage Facilities Planning Module which involves the 

addition of 23 new EDUs that will be serviced by the Municipal Authority of the Township 

of Robinson (MATR) via the Campbells Run Treatment Facility.  

 

Mr. Cosnek said they do not have any correspondence this. He asked if that was correct. 

 

Ms. Ludwig said no there is not any correspondence. She said they usually don’t do a letter with 

module approvals and that the applicant submitted what they needed to the Township. Ms. Ludwig 

said she filled out the component for the 4B checklist for them basically that asks questions like  

isn’t consistent with our Zoning Ordinance, our Comprehensive Plan,etc. She said there are no 

issues there as she mentioned before they finally figured out the issues making sure they were clear 

and it isn’t an ALCOSAN service area. She said that area has always been serviced by the MATR 

and it actually flows into Campbells Run and not Robinson Run. She said they are good to go there 

it is just a formality of getting it approved here. 

 

Mr. Cosnek asked what would be the motion. 

 

Ms. Ludwig said the motion would be to approve the Sewage Planning Module. 

 

Mr. Cosnek asked if there were any questions. 

 

Mr. Kyle asked if it were subject to receipt of the maintenance fund.  

 

Ms. Ludwig said that is for stormwater and that he was likely getting sewage and stormwater 

confused there. 

 

Mr. Kyle said ok.  

 

Ms. Ludwig said yes. 

 

Mr. Cosnek asked for a motion to approve the application for the Tonidale Comfort Inn’s sewage 

Facilities Planning Module.  
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            A MOTION WAS MADE BY Mr. BILL FITZGERALD, SECONDED BY  

Mr. FRED LUTZ , AND CARRIED, TO RECOMMEND APPROVAL TO THE 

BOARD OF SUPERVISORS THE TONIDALE COMFORT INN’S SEWAGE 

FACILITIES PLANNING MODULE  WHICH INVOLVES THE ADDITION OF 

23 NEW EDUs THAT WILL BE SERVICED BY THE MUNICIPAL 

AUTHORITY OF THE TOWNSHIP OF ROBINSON (MATR) VIA THE 

CAMPBELLS RUN TREATMENT FACILITY.  

 

ROLL CALL:                                     DAVE COSNEK                   YES 

                                                              CHUCK KYLE                     YES 

                                                              BILL FITZGERALD           YES 

                                                              FRED LUTZ                         YES 

 

 

Ms. Moore asked if March 22, 2016 would be the Board of Supervisors meeting. 

 

Ms. Ludwig said no that is the Public Hearing. 

 

Ms. Moore said ok the Public Hearing. Then the Board of Supervisors meeting will take place 

when. 

 

Ms. Ludwig said the Board of Supervisors meeting will be the second Tuesday in April which is 

probably when they will make the decision. 

 

Ms. Moore said ok thank you. 

 

3. Application 2016-03 – Herrick Lot Consolidation and Land Development Plan – 

Application for preliminary and final minor subdivision and non-residential land 

development to consolidate two lots into one lot and to build an approximate 1,400 square 

foot addition onto the existing Herrick Funeral Home located on 2.022 acres of land at 951 

Cliff Mine Road in an R-3 Medium-Density Residential Zoning District (Allegheny 

County Lot and Block #s 692-J-1 and 692-J-2).  

 

 

Mr. Cosnek asked if there is a respresentative here. 

 

There being none, The Board reviewed the comments made by Mr. Wingrove and Ms. Ludwig. 

 

Mr. Wingrove made the following comments. 

 

We have completed our review of the above referenced Subdivision Plan, dated October 12, 2015, 

last revised February 12, 2016, last revised March 8, 2016, prepared by Liadis Engineering & 

Surveying, Inc., as received by our office March 10, 2016.  The plan proposes the consolidation 

of two lots (Lot and Block # 692-J-1 and 692-J-2).  The properties are located with frontage along 

Cliff Mine Road and are zoned R-3 – Medium Density Residential District. 

 

Previous comments may be found in our letter dated February 26, 2016. 
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The following listing presents items identified during our initial review that do not conform to the 

Township of North Fayette’s Zoning Ordinance (Chapter 27), and Subdivision and Land 

Development Ordinance (Chapter 22): 

 
Subdivision 

 

 

4. The Ordinance requires subdivisions that abut an existing street which has a right-of-way 

width of less than the Township Construction Standards shall dedicate additional amount 

of land necessary so that the distance from the center line of the street to the edge of the 

right-of-way abutting the subdivision is one-half the right-of-way width required by the 

Township Construction Standards.  (Section 504.1.I.)  Previous Comment:  The Township 

Construction Standards require all Township roads shall have a minimum right-of-way 

width of 50-feet.  An additional 8.5-feet of land shall be dedicated to meet the required 

right-of-way width along Cliff Mine Road.  Status:  No change.  The response letter 

indicates Cliff Mine Road is a County Road and the plan is not proposing construction 

activities associated with the widening of the road.  The applicant may request a 

waiver of this requirement. 
 

The plans have been reviewed for conformance to the Township Ordinance standards only.  The 

review is based on surveys and drawings prepared by others and assume this information is correct 

and valid as submitted.  Independent confirmation of adequacy or applicability of surveys, design 

data or procedures has not been provided. 

 

The plan, as submitted, will conform to the Township of North Fayette’s Zoning Ordinance 

(Chapter 27), and Subdivision and Land Development Ordinance (Chapter 22) with the resolution 

of the above noted items. 

 

We have completed our review of the above referenced Land Development Plan, dated October 

12, 2015, last revised March 8, 2016, prepared by Liadis Engineering & Surveying, Inc., as 

received by our office March 10, 2016.  The plan proposes the construction of a building addition 

to an existing funeral home, bituminous parking lot and associated stormwater management 

facilities.  The property is located with frontage along Cliff Mine Road and is zoned R-3 – Medium 

Density Residential District. 

 

Previous comment may be found in our letter dated February 26, 2016. 

 

The following listing presents unresolved/non-compliant items identified during our review that 

do not conform to the Township of North Fayette’s Zoning Ordinance (Chapter 27), Subdivision and 

Land Development Ordinance (Chapter 22), Grading Ordinance (Chapter 9) and Stormwater 

Management Ordinance (No. 427): 

 

Zoning 

 

1. The Ordinance identifies uses based upon zoning districts.  (Section 205.2.A.)  Previous 

Comment: Funeral Homes are not listed as a permitted use, conditional use or use by 

special exception within the R-3 zoning district.  An application for expansion of a non-
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conforming use must be submitted to the Zoning Hearing Board.  Status:  Pending 

decision of Zoning Hearing Board. 
 

2. The Ordinance requires at least one deciduous tree must be planted for each 750 square 

feet of gross lot area occupied by the building footprint in conjunction with any 

nonresidential development. (Section 207.1.C.)  Previous Comment: A tabulation of 

required and proposed plantings has not been provided.  Status:  The applicant has 

requested a variance of this requirement. 
 

3. The Ordinance requires in parking areas containing more than 20 spaces, at least 20 percent 

of the interior parking area shall be landscaped with plantings including one tree for each 

10 spaces.   (Section 207.2.B.)  Previous Comment: A tabulation of required and 

proposed planting and internal landscaped areas have not been provided.  Status:  The 

applicant has requested a variance of this requirement. 
 

4. The Ordinance requires one internal landscape island shall be provided for every 10 

parking spaces and should have a minimum area of 160 square feet.  At least one shade 

tree shall be provided in each interior landscape island.  Also, no more than 10 parking 

spaces shall be provided in an unbroken row without provision of interior landscape islands 

(Section 207.2.B.(2).(b) and 207.2.B.(2).(d) and 207.2.B.(2).(c).)  Previous Comment: 

The proposed parking area contains 82 parking spaces; therefore, 9 internal landscape 

islands must be provided.  Internal landscaped areas have not been provided.  The plan 

also proposes unbroken rows of parking spaces greater than 10 spaces.  The applicant 

indicated that a variance will be requested.  Status:  The applicant has requested a 

variance of this requirement. 
 

5. The Ordinance requires each tree shall be presumed to shade a circular area having a 

minimum radius of 15-feet.  There must be sufficient trees so that 20% of the area occupied 

by parking spaces shall be shaded. (Section 207.2.B.(2).(h))  Previous Comment: A 

tabulation of the amount of parking area space to be shaded has not been provided.  The 

applicant has indicated that a variance will be requested for this requirement.  Status:  

The applicant has requested a variance of this requirement. 
 

6. The Ordinance requires access drives entering a County road shall be approved by 

Allegheny County.  Said permits and approvals shall be obtained prior to commencement 

of any construction activity. (Section 303.F)  Previous Comment: Provide documentation 

that a permit has been issued for the proposed realignment of the access drive and 

connection of storm sewers to an existing Allegheny County Inlet located outside of the 

site’s property.  Status:  Pending. 

 
Land Development 

 

5. The Ordinance requires a Completion Bond in the amount of 110% of the cost of the 

required improvements.  (Sections 208.)  Previous Comment:  An itemized quantity 

takeoff and unit price cost estimate has not been provided for review.  The cost estimate 

will aid in the determination of the required Completion Bond amount.  Status:  Pending. 
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6. The Ordinance requires the Developer execute a Development Agreement.  (Section 209.)  

Previous Comment:  The Developer must contact the Solicitor to initiate the preparation 

of the Development Agreement.  Status:  Pending. 
 

7. The Ordinance requires a phase one environmental assessment.  (Section 307.)  Pre-

Construction Status:  Not provided  Status:  The prepares of the phase one 

environmental assessment should be noted on the assessment. 
 

8. The Ordinance requires that the landscape plan clearly delineates the calculation of the 

total landscaped area.  In addition, plants shall be labeled by botanical name, common 

name, caliper, or container size, spacing, and quantities in each group.  (Section 310.)  

Previous Comment: A landscaping plan has not been provided.  Status:  Pending Zoning 

Hearing Board decision on variance request as noted above. 
 

9. The Ordinance requires any land development which will generate, on average, 100 or 

more peak hour trips on any adjacent streets shall be required to have a traffic impact study 

completed.  (Section 312.)  Previous Comment:  A traffic impact study has not been 

provided.  If the proposed expansion generates fewer than 100 peak hour trips, a sealed 

statement indicating such may be provided.  Status:  No change.  Provide a sealed 

statement based on the Institute of Transportation Engineers trip generation manual 

for peak hour trips. 
 

10. The Ordinance requires an infrastructure demand statement be provided.  (Section 314.)  

Previous Comment: Not provided.  Status:  No change.  Provide a infrastructure 

demand statement indicating the pre- and post-development data for overall 

Township demand for the following: 

a. Estimated gallons of sanitary sewage created per average day. 

b. Estimated gallons of potable water consumed/utilized per average day. 

c. Estimated number of school age children. 

d. Estimated total residents and/or employees. 
 

11. The Ordinance requires a Soil Erosion and Sedimentation Control Plan.  (Section 318.)  

Previous Comment: Documentation that the Soil Erosion and Sedimentation Control 

Plan has been reviewed, deemed adequate by the Allegheny County Conservation District 

(ACCD), and that the NPDES Permit has been issued have not been provided.  Status:  

Pending. 
 

12. The Ordinance requires sidewalks be provided along all street frontages for all land 

developments.  (Section 404.2.)  Previous Comment: Not provided.  Status:  The 

applicant has requested a waiver of this requirement and should provide a cost 

estimate as basis for the payment of a fee in lieu of the construction of the sidewalk. 

 

13. The Ordinance requires conformance to the Township’s Standard Construction Details.  

(Section 502.)  Previous Comment:  The plan makes use of details from the previous 

version of the Township Standard Details.  Status:  The applicant shall obtain the most 

current construction details from the Township. 
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14. The Ordinance requires easements for sanitary sewers, waterlines and access to stormwater 

management facilities dedicated to the Township shall be required to have a minimum 

width of 20 feet.  (Section 508.)  Previous Comment:  Easements have not been provided 

for the stormwater detention facility.  Status:  The plan must provide an easement for 

the stormwater detention facility for future inspection by the Township.  Per the 

Stormwater Management Ordinance, Section 803.3.A.(2)., the owner shall convey to 

the Township easements and/or rights-of-way to assure access for periodic inspection 

by the Township and maintenance.  A note may be added to the plan indicating such. 

Grading 

 

1. The Ordinance requires a geotechnical report be provided.  (Section 103.D.(2).(i).)  

Previous Comment: Not provided.  Status:  The applicant is requesting a waiver of 

this requirement. 
  

Stormwater Management 

 

4. The Ordinance requires a list of adjacent property owners with 200 feet of the property and 

documentation that the adjacent property owners have been notified of the project.  

(Section 301.3.C.)  Previous Comment: Not provided.  Status:  Pending certified mail 

receipts. 
 

5. The Ordinance requires all calculations, assumptions and criteria used in the design of the 

storm sewer system and detention facilities.  (Sections 403.C.(1).)  Previous Comment:  

Storm sewer conveyance calculations have not been provided.  Status:  The length and 

slope of the stom sewrs shown on the plans do not match the storm sewer conveyance 

calculations. 
 

6. The Ordinance requires all calculations, assumptions and criteria used in the design of the 

storm sewer system and detention facilities.  (Sections 403.C.(1).)  Previous Comment:  

Provide drainage area map clearly identifying which post-development drainage areas are 

captured by the detention facility and areas that are un-detained. Status:  No change.  The 

response letter indicates item will be addressed once additional information is 

obtained. 
 

7. The Ordinance requires profiles of proposed storm sewers including elevations, sizes, 

slopes and materials.  (Sections 403.C.(2).)  Previous Comment:  Not provided. Status:  

No change.  The response letter indicates item will be addressed once additional 

information is obtained. 
 

8. The Ordinance requires a maintenance plan establishing ownership and maintenance 

responsibilities for all stormwater management control facilities (identify specific person 

or entity responsible) and detailing financial requirements and sources of funding shall be 

submitted with the final plan  (Sections 403.C.(14).)  Previous Comment:  A maintenance 

plan has not been provided for the infiltration berm. Status:  No change.  The response 

letter indicates item will be addressed once additional information is obtained. 
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9. The Ordinance requires the maximum rate of runoff is no greater after development than 

prior to development activities and also requires control of post-construction stormwater 

impacts and compliance with state water quality and quantity requirements through BMPs 

including replication of pre-construction stormwater infiltration conditions.  (Sections 

502.A.(1). and 804.C.)  Previous Comment:  Provide completed worksheets for the DEP 

BMP Manual demonstrating compliance with State water quality and quantity 

requirements.  The plan notes construction of an infiltration berm; however, calculations 

showing the infiltration berm can address the 2-year volume increase have not been 

provided.  Calculations should also demonstrate the effect of the anticipated overflows of 

the infiltration berm. Status:  No change.  The response letter indicates item will be 

addressed once additional information is obtained. 
 

10. The Ordinance requires for analysis of redevelopment projects, 20% of the existing 

impervious surface shall be considered meadow in good condition.  (Sections 502.K.1.)  

Previous Comment:  The stormwater calculations do not include the required 20% 

meadow in good condition. Status:  No change.  The response letter indicates item will 

be addressed once additional information is obtained. 
 

11. The Ordinance requires geotechnical report be provided for the construction of all 

stormwater facilities.  (Sections 601.H.)  Previous Comment: Field measured infiltration 

results must be provided if infiltration BMPs are proposed.  Provide calculations regarding 

the dewatering time of the infiltration berm area. Status:  No change.  The response letter 

indicates item will be addressed once additional information is obtained. 
 

12. The Ordinance requires design of stormwater conveyance structures be consistent with the 

design of other stormwater management facilities.  (Sections 601.3.B.)  Previous 

Comment:  Stormwater conveyance system calculations have not been provided.  

Stormwater facilities conveying flow to the underground detention tank must be sized for 

the 100-year storm event.  Also, provide calculations documenting that the downstream 

system has capacity to convey the added flow from the site.  Provide documentation that 

Allegheny County has approved of the proposed connection. Status:  No change.  The 

response letter indicates item will be addressed once additional information is 

obtained. 
 

13. The Ordinance requires a Stormwater Maintenance Agreement be signed and recorded.  

(Section 803.3.A.)  Previous Comment: A copy of the signed and recorded Stormwater 

Maintenance Agreement has not been provided.  The applicant should contact the 

Township Solicitor regarding the agreement. Status:  No change.  The response letter 

indicates item will be addressed once additional information is obtained. 
 

14. The Ordinance requires payment to the Stormwater Facility Maintenance Fund for 

privately owned and maintained facilities.  (Sections 803.4.1.a. and 902.3.)  Previous 

Comment: The amount of the Fund contribution will be determined upon approval of the 

plan.    Status:  No change.  The response letter indicates item will be addressed once 

additional information is obtained. 
 

15. The Ordinance requires provision of a copy a recorded Post Construction Stormwater 

Management Plan record drawing.  (Sections 805.)  Previous Comment: The applicant 
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should note the requirement for provision of a recorded PCSM record drawing prior to 

issuance of an occupancy permit. Status:  No change.  The response letter indicates item 

will be addressed once additional information is obtained. 
 

The plans have been reviewed for conformance to the Township Ordinance standards only.  The 

review is based on surveys and drawings prepared by others and assume this information is correct 

and valid as submitted.  Independent confirmation of adequacy or applicability of surveys, design 

data or procedures has not been provided. 

 
The plan, as submitted, does not conform to the Township of North Fayette’s Zoning Ordinance 

(Chapter 27), Subdivision and Land Development Ordinance (Chapter 22), Grading Ordinance 

(Chapter 9) and Stormwater Management Ordinance (No. 427).  Additional comments may be made, 

and we reserve the right to comment further pending submission of revised plans.   

 

The Applicant must provide a detailed written response to each item noted in this letter along with the 

plan re-submittal. 

 

 

Ms. Ludwig made the following comments. 

 

I have reviewed the application filed for lot consolidation and minor land development and my 

comments are as follows: 

 

1. This is an application for preliminary and final minor subdivision and non-residential minor 

land development to consolidate two lots into one lot and to build an approximate 1,400 square 

foot addition onto the existing Herrick Funeral Home located on 2.022 acres of land at 951 

Cliff Mine Road in an R-3 Medium-Density Residential Zoning District (Allegheny County 

Lot and Block #s 692-J-1 and 692-J-2).  

 

2. In regard to the lot consolidation plan, there are no outstanding comments or issues to address.  

All outstanding items at this point are in regard to the proposed land development, which 

includes the construction of the addition and the parking area to be added once the lots are 

combined.   It is important to note that the two existing structures on Lot 1 is an existing non-

conformance.  Typically, the Zoning Ordinance only allows one principal building or structure 

per lot.  I recommend that a note be added to the plan to note the two principal structures as an 

existing non-conformance.    

 

3. The applicant has submitted an application to the Township’s Zoning Hearing Board for 

permission to expand a non-conforming use, as a funeral home is not a permitted use by right 

in the R-3 Zoning District.  The Herrick Funeral Home has been located here for several years 

and as such is considered a legal non-conforming use.  However, they are required to obtain 

the ZHB’s approval to expand the use.  This application is pending and will go before the ZHB 

on March 24th at 7:30pm.  
 

4. The applicant has also submitted several requests for variances from the Township’s Zoning 

Ordinance, Chapter 27 of the Township Code of Ordinances, Ordinance No. 418, as amended, 

from the Zoning Hearing Board, including  (1) a variance from the bufferyard and landscaping 
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requirements of Sections 27-206 and 27-207 of the Zoning Ordinance; (2) a variance from the 

minimum loading requirements for a funeral home use required by Sections 27-302 of the 

Zoning Ordinance; and (3) approval of a nonconforming use expansion for the subject funeral 

home use under Section 27-1102.B(1) of the Zoning Ordinance.  This variance application will 

go before the ZHB on March 24th at 7:30pm.  

 

5. The applicant has submitted a request for a waiver from the Township’s Subdivision and Land 

Development Ordinance, Chapter 22 of the Township’s Code of Ordinances, Ordinance No. 

418, as follows:  

 

 Section 404.2.A. which requires sidewalks to be installed along all street frontages 

for all minor land development projects.  The applicant must provide the required 

fee in lieu associated with the sidewalk waiver. They must submit a cost estimate 

for the sidewalk that will be reviewed and approved by the Township Engineer to 

determine the fee in lieu for this. 

 

6. The applicant has also submitted a request for a waiver from the Township’s Grading and 

Excavating Ordinance, Chapter 9 of the Township Code of Ordinances, Ordinance No. 418, as 

follows:  

 

 Section 102.D.(2).(i). which requires a geotechnical report be provided.  

 

7. The applicant has submitted traffic information regarding the peak number of PM trips to be 

generated by the project.  The applicant has noted that the peak afternoon hours of 4pm-6pm 

are not the normal hours of operation for funeral services and as a result, they are estimating 

no additional PM trips to be generated. Given the nature of the expansion and the existing use, 

this estimation seems accurate.  

 

8. The stormwater management plans are incomplete, pending the inclusion and review of 

additional flow calculations, among other items.   

 

9. A copy of the application and plans were forwarded to the Planning Division of the Allegheny 

County Department of Economic Development (ACDED) for their review and comment.  No 

comments have been received to date from ACDED.   

 

10. Refer to any comments from the Township Engineer in LSSE’s most recent review letter dated 

March 10, 2016.  

 

11. Refer to any comments from the Township Solicitor.  

 

12. Please note: the applicant is responsible for all engineering, legal, and other related review fees 

associated with this application and if the escrow deposit is depleted, they will be billed for 

any remaining fees owed and asked to replenish the escrow account.  

 

At this time, the application is incomplete pending the resolution of several items noted in this 

letter and LSSE’s review letter dated March 10, 2016.  Thus, it is my recommendation that the 

Planning Commission reject the application as administratively incomplete. The applicant should 
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resubmit for the April Planning Commission meeting.  Resubmittals for that meeting are due by 

April 5th.  

 

Ms. Ludwig made some additional comments. 

 

Ms. Ludwig said they still have several outstanding items left to address including stormwater and 

some other things. She said they are going before the Zoning Hearing Board next Thursday. She 

said we will know more hopefully next month on what variances were or were not granted, as they 

have asked for several. She said right now she would recommend that the application be rejected 

as administratively incomplete. 

 

Mr. Cosnek said he has gone through the letters and asked if there was a need to go through them 

during the meeting. 

 

Ms. Ludwig said no she doesn’t think so. She said she thinks they can simply reject the application 

as administratively incomplete. 

 

Mr. Cosnek asked if there were any other comments. 

 

Hearing none, Mr. Cosnek asked for a motion to reject the application as administratively 

incomplete at this time. 

 

A MOTION WAS MADE BY Mr. BILL FITZGERALD, SECONDED BY Mr. 

CHUCK KYLE, AND CARRIED, TO REJECT THE HERRICK FUNERAL HOME 

LOT CONSOLIDATION AND LAND DEVELOPMENT PLAN AS 

ADMINISTRATIVELY INCOMPLETE. 

 

ROLL CALL:   BILL FITZGERALD           YES 

      FRED LUTZ   YES 

      CHUCK KYLE  YES 

      DAVE COSNEK   YES 

 

 

4. Application 2016-04 – Molinaro Manor Plan of Lots No. 2 – Application for preliminary 

and final minor subdivision involving the subdivision of one lot into two lots on 1.3871 

acres of land located on Molinaro Circle in an R-2 Suburban Residential Zoning District 

(Allegheny County Lot and Block # 498-R-2). 

 

 

Mr. Cosnek asked a representative to approach the Board. 

 

Dale Wachter from Wachter-Willis Consulting approached the Board. 

 

Mr. Wachter said Mr. Molinaro set up a plan of lots, he said 6 lots back in 1993. He said that all 

of the infrastructure is there including water, electric, sewer. He said Mr. Molinaro is resubdividing 

one of those lots into 2 lots. He said there is access on Molinaro Drive. He said the plan is basically 

pretty simple. Mr. Wachter said that Mr. Molinaro has the required area and the required frontage 
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to break this into another lot. He said for someone that wants to remain in the Township and would 

like to build a new home there.  

 

The Board reviewed the comments made by Mr. Wingrove and Ms. Ludwig. 

 

Mr. Wingrove made the following comments. 

 

We have completed our review of the above referenced Subdivision Plan Application, dated 

February 12, 2016 by Wachter-Willis consulting, LP, as received by our office February 18, 2016.  

The plan proposes the re-subdivision of an existing lot into two lots.    The property is located 

southeast of the intersection of Molinaro Circle and McKee Road.  The properties are zoned R-2 

– Suburban Residential District. 

 

The following listing presents items identified during our initial review that do not conform to the 

Township of North Fayette’s Zoning Ordinance (Chapter 27), and Subdivision and Land 

Development Ordinance (Chapter 22): 

 

Subdivision 

 

15. The Ordinance requires the certification and seal of the professional land surveyor that 

prepared the recording plan. (Section 315.M.(1).)  Status:  The final plan for recording 

must be sealed. 
 

The plans have been reviewed for conformance to the Township Ordinance standards only.  The 

review is based on surveys and drawings prepared by others and assume this information is correct 

and valid as submitted.  Independent confirmation of adequacy or applicability of surveys, design 

data or procedures has not been provided. 

 

The plan, as submitted, will conform to the Township of North Fayette’s Zoning Ordinance 

(Chapter 27), and Subdivision and Land Development Ordinance (Chapter 22) with the resolution 

of the above noted items. 

 

Mr. Wingrove made some additional comments. 

 

Mr. Wingrove said they did provide a review letter dated March 1, 2016. He said this plan was 

actually pretty clean and there were no issues, except for the withstanding note for the final plans.  

He said it’s in pretty good shape. 

 

Ms. Ludwig made the following comments. 

 

I have reviewed the application submitted for minor subdivision and my comments are as follows: 

 

1. This is an application for preliminary and final minor subdivision involving the subdivision 

of one lot into two lots on 1.3871 acres of land located on Molinaro Circle in an R-2 

Suburban Residential Zoning District (Allegheny County Lot and Block # 498-R-2). 
 



 18 

2. It is my understanding that the applicant and current property owner, Mr. Molinaro, is 

subdividing the property and will be selling Lot No. 6 to someone who plans to build a new 

single family residence.  There are currently two other homes located on Molinaro Circle 

and both are serviced by public utilities, including water through WACMA and sanitary 

sewers through North Fayette Township.  Please note that either the applicant or the future 

owner of Lot No. 6 will need to submit a sewage facilities planning module to account for 

the added EDU within the Robinson Run Sewershed.    

 

3. Per the Allegheny County Subdivision and Land Development Ordinance (SALDO), all 

paper plans submitted for recording must have both the embossed and ink seal of the PA 

licensed surveyor who prepared the plans.   

 

4. In addition, the County’s SALDO requires that all signatures be made in permanent navy 

blue ink or felt tipped pen.  

 

5. The plan was forwarded to the Planning Division of the Allegheny County Department of 

Economic Development for review and comment.  The County provided a review letter 

dated February 26, 2016.  The County had two minor comments.  One comment involved 

the acknowledgment clause due to the property owner, Mr. Molinaro, being a resident of 

Florida and the other comment was in regard to the addition of a note regarding the 

potential need for a Highway Occupancy Permit from PennDOT for a driveway, as the lot 

is located on the corner of Molinaro Circle and McKee Road (McKee Road is a State 

Road).  It is my understanding that a HOP from PennDOT will not be necessary as the 

future owner will have their driveway come off of Molinaro Circle, which is a private 

roadway.  

 

6. Refer to any comments from the Township Engineer, per LSSE’s review letter dated March 

1, 2016.  

 

7. Refer to any comments from the Township Solicitor.  

 

At this time, the application for minor subdivision involving the subdivision of one lot into two 

lots on Molinaro Circle is complete.  It is my recommendation that the Planning Commission 

recommend approval of this plan to the Township Board of Supervisors.  

 

Ms. Ludwig made some additional comments. 

 

Ms. Ludwig said she doesn’t have any further comments. She said her recommendation to the 

Planning Commission would be to recommend approval of the plan to the Board of Supervisors. 

 

Mr. Cosnek asked if there were any questions or comments. 

 

Mr. Fitzgerald asked what is going to be put on this. 

 

Mr. Wachter said 2 single family homes. He said that Mr. Molinaro has a buyer for 1 lot. He said 

he thinks there are still 3 vacant lots up there. He said there are  2 existing homes. He said the 

gentleman interested wants to build a home on the lot. 
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Mr. Fitzgerald said ok that’s fine. 

 

Mr. Cosnek asked for a motion to recommend this plan to the Board of Supervisors. 

 

 

A MOTION WAS MADE BY Mr. FRED LUTZ, SECONDED BY Mr. CHUCK 

KYLE, AND CARRIED, TO RECOMMEND TO THE BOARD OF SUPERVISORS 

TO APPROVE THE MOLINARO MANOR PLAN OF LOTS NO. 2. 

 

ROLL CALL:   BILL FITZGERALD           YES 

      FRED LUTZ   YES 

      CHUCK KYLE  NO 

      DAVE COSNEK   YES 

 

 

5. Application 2016-05 – Fayette Farms Phase 7 – Application for preliminary and final 

minor subdivision and residential land development involving a 24 lot residential 

subdivision on 13.34 acres of land located on Saddle Ridge Drive in a R-2 Suburban 

Residential / Planned Residential Development (PRD) Overlay Zoning District (Allegheny 

County Lot and Block # 798-A-5).  

 

Mr. Cosnek asked a representative to approach the Board. 

 

Kim Gales from J.R.Gales and Associates approached the Board. 

 

Ms. Gales said the next phase will be the extension of Saddle Ridge Drive and there will be the 24 

lots. She said which is off of the first phase 1-B. She said the sanitary will all come down into an 

existing sanitary, the stormwater will go into a new pond that will be built that was previously 

approved with the master plan. She said all of the lots meet the zoning, and grading requirements. 

She said that comments made by Ms. Ludwig was to change the phasing as they go along so we 

will keep updating the master plan. She said there is a slight area difference of the open space. She 

said it is 4.7 on the tentative plan but is 4.65 now.  She said they are still way over the open space 

that is required. She said it was just done in CAD versus doing other methods, once they did the 

subdivision, which resulted in the discrepancy. She said another comment from Mr. Wingrove was 

to do a recording within the stormwater plan to adhere to the MS4 requirements, that they convert 

the ponds a lot of them are still acting as sediment traps.  

 

The Board reviewed the comments made by Mr. Wingrove and Ms. Ludwig. 

 

Mr. Wingrove made the following comments. 

 

We have completed our  review of the above referenced Preliminary  and Final  Subdivision, dated 

February 11, 2016, last revised March 3, 2015, prepared by J. R. Gales & Associates, Inc., as 

received by our office March 9, 2016.  The subdivision proposes the creation of 24 lots and one 

open space parcel.  The property is located along proposed Saddleridge Drive, R-2 – Suburban 

Residential District, and PRD – Planned Residential Development Overlay District. 
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Previous comments may be found in our letter dated February 26, 2016. 

 

The following listing presents unresolved/non-compliant items identified during our review that 

do not conform to the Township of North Fayette’s Zoning Ordinance (Chapter 27), and 

Subdivision and Land Development Ordinance (Chapter 22): 

 

 

Zoning 

 

1. The Ordinance requires 40% of the total site area be reserved as open space.  (Section 

607.4.A)  Previous Comment:  The Tentative PRD plans show Open Space 4-A to have 

4.7 acres.  The plans now propose Open Space 4-A to have 4.6518 acres.  Status:  No 

change.  The response letter did not address this comment. 

 

Subdivision 

 

2. The Ordinance requires the Developer execute a Development Agreement.  (Section 209.)  

Previous Comment:  The Developer must contact the Solicitor to initiate the preparation 

of the Development Agreement.  Status:  Pending. 

 

Stormwater Management 

 

1. The Ordinance requires an access road of at least 15’ wide be provided for all stormwater 

detention facilities.  (Section 601.2.D.(7).)  Pre-Construction Status:  An access road has 

not been provided for the proposed pond.  Also, please provide a detail for the proposed 

access road.  Status:  The applicant should note that the access road must be maintained 

and must be relocated to the satisfaction of the Township upon the extension of Horseshoe 

Drive. 

 

2. The Ordinance requires a Stormwater Maintenance Agreement be signed and recorded.  

(Section 803.3.A.)  Previous Comment: A copy of the signed and recorded Stormwater 

Maintenance Agreement has not been provided.  The applicant should contact the 

Township Solicitor regarding the agreement, if the previous agreement does not include 

proposed Detention Basin No. 6.  Status:  Pending. 
 

3. The Ordinance requires payment to the Stormwater Facility Maintenance Fund for 

privately owned and maintained facilities.  (Sections 803.4.1.a. and 902.3.)  Previous 

Comment: The applicant should contact the Township regarding payment, if this has not 

been previously provided for the proposed facility.  Status:  Pending. 
 

4. The Ordinance requires provision of a copy a recorded Post Construction Stormwater 

Management Plan record drawing.  (Sections 805.)  Previous Comment: The applicant 

should note the requirement for provision of a recorded PCSM record drawing prior to 

issuance of an occupancy permit.  Status:   No change.  The response letter indicates 

the current NPDES permit was issued and renewed prior to this requirement.  A 

record plan must be submitted to the Township in compliance with the MS4 Permit. 
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The plans have been reviewed for conformance to the Township Ordinance standards only.  The 

review is based on surveys and drawings prepared by others and assume this information is correct 

and valid as submitted.  Independent confirmation of adequacy or applicability of surveys, design 

data or procedures has not been provided. 

 

The plan, as submitted, does not conform to the Township of North Fayette’s Zoning Ordinance 

(Chapter 27), and Subdivision and Land Development Ordinance (Chapter 22).  Additional 

comments may be made and we reserve the right to comment further pending submission of 

revised plans. 

 

A detailed written response to each comment identified in this letter along with revised plans for 

review is required. 

 

Mr. Wingrove made some additional comments. 

 

Mr. Wingrove said they actually provided a new review letter dated March 10, 2016. He said most 

of the comments from the first submission they were able to address most of them. He said there 

are a handful of mostly administrative comments, developer’s agreement and payments of the 

stormwater fund. He said so long as it hasn’t been done already with the previous plan. He said he 

will ask the staff what to work out with the developer and he will put in a place holder in case it 

wasn’t paid, the same thing for the OEM agreement that wasn’t completed for this pond. He said 

all in all the plans are in good shape. He said they conform with what was approved with the 

original master plan, the original stormwater report, and the new PRD that came through in 

November or December of 2015.  

 

Ms. Gales said they did respond today and resubmitted the plans as per Mr. Wingrove’s review.  

 

Ms. Ludwig made the following comments. 

 

I have reviewed the application submitted for preliminary and final subdivision and residential 

land development and my comments are as follows: 

 

1. This is an application for preliminary and final subdivision and residential land development 

involving a 24 lot residential subdivision on 13.34 acres of land located on Saddle Ridge Drive 

in a R-2 Suburban Residential / Planned Residential Development (PRD) Overlay Zoning 

District (Allegheny County Lot and Block # 798-A-5).  

 

2. Please note this Phase Number differs from the Phase Number indicated on the revised master 

plan that was approved last year.  This makes sense as the phases should be numbered in the 

order they are completed.  We simply ask that as each phase is applied for, the applicant submit 

a revised master plan with the adjusted phase numbers.  

 

3. On November 10, 2015, the North Fayette Township Board of Supervisors approved a revision 

to the Tentative PRD for Fayette Farms that increased the total number of dwelling units from 

548 units to 639 units, an increase of 91 total units.  The revision to the PRD approved in 

November 2015 also included 85.3766 acres of open space. The overall density of the Fayette 
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Farms PRD has increased from 1.7 to 1.93 units per acre as part of this revision.  A copy of 

the Board’s written decision is attached.  

 

4. As part of the revised Tentative PRD approval made on November 10, 2015 by the Board of 

Supervisors, the following modification request were granted from the Township’s Zoning 

Ordinance, Chapter 27 of the Township’s Code of Ordinances, Ordinance No. 418, for the 

proposed revision:  

 

 §205.3. and 607.2.D. of the Zoning Ordinance requires a minimum lot area of 7,200 

square feet for single family lots.  The applicant is granted a modification to have lots 

with a minimum lot area of 6,000 square feet.  

 

 §205.3. of the Zoning Ordinance requires a minimum lot width of 80 feet for single-

family dwellings and 20 feet for townhomes. The applicant is granted a modification 

to have lots with a minimum lot width of 50 feet.  

 

 §205.3. of the Zoning Ordinance requires a 10 foot side yard setback for each side yard 

within the PRD.  The applicant is granted a modification to have 5 foot or 0 foot and 

10 foot minimum side yard setbacks.  The 0 foot to 10 foot side yard setback is only 

applicable to townhome lots and cannot be used for detached single family home lots.  

Thus, the 0 to 10 is for TOWNHOMES ONLY.   

 

5. In addition, the following modifications from the Township’s Subdivision and Land 

Development Ordinance, Chapter 22 of the Township’s Code of Ordinances, Ordinance No. 

418, were granted on November 10, 2015 by the Board of Supervisors:  

 

 §504.2.E. of the Subdivision and Land Development Ordinance requires horizontal 

curve centerline radii shall be minimum of 150 feet.  The applicant is granted a 

modification to this requirement. 

 

 §504.3.C. of the Subdivision and Land Development Ordinance requires the minimum 

length of vertical curve for all streets to be 250 feet. The applicant is granted a 

modification of this requirement. 

 

 §504.3.D. of the Subdivision and Land Development Ordinance requires there be a 

level area on each street within which no grade shall exceed a maximum of 5% for a 

minimum distance of 100 feet.  The applicant is granted a modification of this 

requirement. 

 

 §504.4.D. of the Subdivision and Land Development Ordinance requires cul-de-sac 

streets shall be no greater than 600 feet in length.  The applicant is granted a 

modification of this requirement. 

 

 §404.2. of the Subdivision and Land Development Ordinance requires sidewalks to be 

installed along all street frontages for which development is proposed in all major land 

developments.  The applicant is granted a modification of this requirement, 

conditioned upon either (a) payment of the required fee in lieu per §404.5 or (b) in lieu 
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of such fee, agreement acceptable to the Township Board of Supervisors providing for 

the construction of an enhanced system of trails to create inter-connectivity within the 

overall plan and to provide connectivity between the Plan and the Township Park, in 

such locations and built to standards acceptable to the Board of Supervisors. 

 

6. All lots that are part of the subdivision for Phase 7 meet the requirements per the PRD approval 

in terms of lot width, overall square footage, etc.   

 

7. There are a few outstanding items that need to be addressed.  One item is to simply clarify the 

open space amount re: open space Parcel 4-A.  There is a discrepancy between the open space 

number shown on the master plan that was approved as part of the revised PRD last November 

and the plans recently submitted for Phase 7.  The applicant will need to clarify the open space 

amount at the meeting.  

 

8. One other outstanding item is in regard to stormwater management.  Stormwater management 

regulations, specifically our Stormwater Maintenance Ordinance and federal Municipal 

Separate Storm Sewer System (MS4) regulations, have changed significantly since Fayette 

Farms was originally approved and since the overall Stormwater Management Plan for the site 

was approved.   The Township is asking that the applicant and developer submit a copy of the 

recorded Post Construction Stormwater Management Plan so that the Township can comply 

with federal MS4 regulations.  This is not something Fayette Farms has done in the past but is 

really something that they should do for all phases moving forward.   

 

9. Refer to any comments from the Township Engineer per LSSE’s review letter most recent 

review letter dated March 10, 2016.   

 

10. Refer to any comments from the Township Solicitor. 

 

11. The Planning Division of the Allegheny County Department of Economic Development 

(ACDED) did receive a copy of the application.  To date, ACDED has not provided any 

comments or a formal review letter. 

 

12. Please note: the applicant is responsible for all engineering, legal, and other related review fees 

associated with this application and if the escrow deposit is depleted, they will be billed for 

any remaining fees owed and asked to replenish the escrow account.  

 

At this time, the final subdivision and land development application filed by Fayette Farms LP for 

Phase 7 is complete, pending the resolution of the items notes in this letter.  In addition, other 

pending items include the completion of the Phase 7 developer’s agreement, posting of the 

performance bond, the completion of the stormwater maintenance agreement, and the payment of 

the stormwater maintenance fee.   As such, I recommend that the Planning Commission make a 

motion to recommend to the Board of Supervisors to approve the application, contingent upon all 

items being addressed in LSSE’s review letter dated March 10, 2016 and this review letter dated 

March 11, 2016. 

 

Ms. Ludwig made some additional comments. 
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Ms. Ludwig said she doesn’t have any other comments to address. She said other than what is 

already stated in her review letter dated March 11, 2016. She said at this point everything has been 

addressed pending some of the traditional 3rd party items that they have at this point. She said that 

her recommendation to the Planning Commission this evening is to recommend to the Board of 

Supervisors that the application be approved contingent upon all items being addressed in LSSE’s 

most recent review letter dated March 10, 2016 and her review letter dated March 11, 2016.  

 

Mr. Cosnek asked for any comments or questions. 

 

Hearing none, Mr. Cosnek ask for a motion to recommend to the Board of Supervisors to approve 

the application contingent upon all items being addressed in LSSE’s review letter dated March 10, 

2016 and the Township’s letter dated March 11, 2016.  

 

 

A MOTION WAS MADE BY Mr. CHUCK KYLE, SECONDED BY Mr. BILL 

FITZGERALD, AND CARRIED, TO RECOMMEND APPROVAL TO THE BOARD 

OF SUPERVISORS FOR PRELIMINARY AND FINAL MINOR SUBDIVISION AND 

RESIDENTIAL LAND DEVELOPMENT INVOLVING A 24 LOT RESIDENTIAL 

SUBDIVISION ON 13.34 ACRES OF LAND LOCATED ON SADDLE RIDGE DRIVE 

IN A R-2 SUBURBAN RESIDENTIAL / PLANNED RESIDENTIAL DEVELOPMENT 

(PRD) OVERLAY ZONING DISTRICT (ALLEGHENY COUNTY LOT AND BLOCK 

# 798-A-5) CONTINGENT UPON ALL ITEMS BEING ADDRESSED. 

              

 ROLL CALL:   BILL FITZGERALD           YES 

      FRED LUTZ   YES 

      CHUCK KYLE  YES 

      DAVE COSNEK   YES 

                                                                         

Mr. Cosnek asked if there were any comments or discussion. 

 

Ms. Ludwig said she had just one reminder that the Public Hearing for Bright Oaks is Tuesday 

March 22, 2016 along with the Comfort Inn Conditional Use for their Bufferyard. She said that 

starts at 7:00pm and the regular Township meeting starts at 7:30pm. She said if any of the Planning 

Commission Board members wish to attend please do. 

 

Mr. Cosnek asked for a motion to adjourn. 

 

 

ADJOURNMENT: 

 

A MOTION WAS MADE BY Mr. FRED LUTZ, SECONDED BY Mr. CHUCK 

KYLE, AND CARRIED, TO ADJOURN THE MEETING at 7:55 PM. 

 

        ROLL CALL:                                  BILL FITZGERALD           YES 

             FRED LUTZ   YES 

             CHUCK KYLE              YES 

             DAVE COSNEK   YES 
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                                                                        Respectfully submitted, 

 

         

                             Debbie Midgley 

                                                                         Planning Commission Recording Secretary 
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