EAST NORRITON TOWNSHIP PLANNING COMMISSION
MEETING OF WEDNESDAY, JANUARY 21, 2026

A meeting of the East Norriton Township Planning Commission was held at the East
Norriton Township Municipal Building, 2501 Stanbridge Street in East Norriton,
Pennsylvania at 7 pm on January 21, 2026. In attendance were Planning Commission
Officers Kenneth Grimes (Chair), Jeffrey Moller (Vice-Chair), John Barrett (Secretary), and
members Ed Cavanaugh, Kandy Heckman, and Keith Tornetta. Township Engineer Krista
Heinrich of Gilmour Associates and Bryan Hart, East Norriton Township Zoning Officer,
were also present.

1. Call to Order/ Reorganization
The Annual Reorganization and Business Meeting was called to order by Mr. Kenneth Grimes at
7:00 PM.

Mr. Grimes led the assembly in the recitation of the Pledge of Allegiance.

Mr. Jeffrey Moller made a motion to retain the current committee officers: Mr. Kenneth Grimes
as Chair, Mr. Jeffrey Moller as Vice Chair, and Mr. John Barrett as Secretary. The motion was
seconded by Mr. Tornetta and passed unanimously.

2. Approval of Minutes
A motion was made by Mr. Moller to approve the minutes of the December 17, 2025, Planning
Commission meeting. The motion was seconded by Mr. Tornetta and passed unanimously.

3. Review SALDO Application #2025-01 (3100 Butchers Lane and 3111 Hannah Avenue in the
AR Residential Zoning District)

Mr. Greg Frederick, property owner of 3111 Hannah Avenue, addressed the Commission and
provided background on the Frederick family property, which has been in the family for
approximately 100 years. He explained that the application proposes subdivision of the existing
parcels into six total lots. Mr. Frederick stated that there is no intent to sell the lots; they are
intended to remain within the family and be transferred as gifts. He noted that his son intends to
build on the property.

Mr. Frederick advised that, in addition to his residence on lot 1, the property contains three existing
structures: a residence, a farmhouse, and a barn. All existing structures will be retained, with new
homes potentially on Lots 4 and 5. Additional existing dwellings are located on Lots 3and 6, and an
existing barn is located on Lot 2.



Mr. Dan McKenna of Horizon Engineering presented details of the subdivision plan. He explained
that the subdivision would result in three new net buildable lots. He confirmed that no
improvements are proposed to existing fences, hedges, trees, or other site features unless removal
is required at a later date. Mr. McKenna stated that there is no intention of selling any of the
proposed lots.

Mr. Barrett asked whether there is street access to Lot 1 from Butchers Lane. Mr. McKenna stated
that while a separate easement from Butchers Lane previously existed, it is no longer accessible.
Mr. Frederick confirmed this information.

Mr. Moller stated that he would be supportive of approving the application with the requested
waivers based on the stated intended use, but expressed concern about tying approval conditions
to the applicant’s stated intentions rather than future ownership or use. The Commission discussed
potential mechanisms to ensure that the granted waivers could be revisited or modified in the event
the properties are sold or transferred outside of the Frederick family in the future.

Mr. Hart advised that the Planning Commission may make a recommendation to the Board of
Supervisors and that reasonabte conditions could be imposed and recorded as part of any Board
approval.

Mr. Al Rossi, a meeting attendee, suggested that conditions could be structured to require
improvements in the event the property is sold, potentially tied to the purchase price, to address
future changes in use.

Mr. Kolb, a meeting attendee, suggested that, rather than waiving certain SALDO requirements
outright, the Board of Supervisors could retain discretion to defer specific improvements, such as
sidewalks, until the time of building permit issuance.

Commission members discussed framing the recommendation as support for the proposed family-
based subdivision concept, with final determination of waivers and conditions left to the Board of
Supervisors. The proposal was characterized as a family tract preservation plan rather than a
traditional land development. It was noted that approval language could be crafted by the Township
solicitor to address the unique nature of the proposal.

Mr. Tornetta asked whether the structure on Lot 2 is nonconforming. Mr. Hart confirmed that itis
nonconforming.

Mr. Moller made a motion that the Planning Commission make a positive recommendation to the
Board of Supervisors for approvat of SALDO Application #2025-01, contingent upon the granting of
the requested waivers or variances to allow the subdivision to function as a Frederick family
compound rather than a conventional real estate development. The motion was seconded by Mr.
Tornetta and passed unanimously.



4. Review SALDO Application #2025-04 (171 W. Johnson Highway in the BP Business and
Professional Zoning District)

Mr. Donald Haas of BOGIA Engineering, Inc., appeared before the Commission on behalf of PA
American Water to present an application requesting waivers from Sections 175-14 and 175-15
of the East Norriton Township Subdivision and Land Development Ordinance (SALDO).

Mr. Haas explained that the proposed project consists of the installation of an overflow parking
area. The plan calls for the conversion of an existing grassy area into overflow parking, utilizing

turf reinforcement. The proposed improvement would provide fewer than twenty (20) parking

spaces and would be used on an occasional basis for training events and meetings.

Mr. Haas stated that the project would not result in an increase in impervious surface. He noted
that one or two trees may require removal, depending on the extent of grading necessary to
accommodate the installation. No changes to existing drainage patterns are proposed as part of
the project.

Mr. Moller inquired whether the proposed improvement would have any impact on
neighboring properties. Mr. Haas responded that no impacts to adjacent properties are
anticipated.

Mr. Tornetta made a motion to recommend that the Board of Supervisors grant the requested
waivers from Sections 175-14 and 175-15 of the SALDO. The motion was seconded by Mr.
Grimes and passed unanimously.

5. Review SALDO Application #2024-01 (301 E. Johnson Highway in the C Commercial Zoning
District)

Mr. Scott Mill of Van Cleef Engineering appeared before the Commission on behalf of the
applicant, Trinetra Realty Holdings PA LP, regarding a proposed gas station project and
associated requests for waivers under the East Norriton Township Subdivision and Land
Development Ordinance (SALDO). It was noted that the applicant had previously appeared
before the Commission in 2024 concerning this property.

Mr. Mill provided an overview of the proposed improvements, which include the renovation of
a vacant gas station site. The project involves the relocation and addition of gas pumps,
including the addition of one new pump with two dispensers, and the conversion of the former
automobile mechanic portion of the building into retail space. As part of the renovation,
approximately sixteen (16) feet will be removed from the left side of the existing building. The
plan proposes ten (10) parking spaces at the rear of the site and one (1) handicapped parking
space at the front. For safety reasons, two existing access points near the intersection will be
removed and the access point on Old Road will be moved slightly to align with the parking



spaces. Mr. Mill further noted that the project will result in a reduction of impervious surface
by more than 1,000 square feet.

Ms. Heinrich, Township Engineer, advised that it was not her understanding that the applicant
was requesting a waiver of land development approval, but rather waivers from specific land
development requirements. Mr. Mill stated that his understanding was that the applicant’s
attorney had requested a waiver of land development approval; however, for purposes of this
meeting, the applicant would proceed with the waiver requests as presented.

Ms. Heckman inquired whether the existing building would change in size. Mr. Mill responded
that the building would be reduced in size as part of the renovation, with the removal of the
former automotive mechanic’s bays.

The Commission discussed potential environmental issues related to the site’s prior use as an
automobile repair facility. Mr. Mill stated that he believed an environmental assessment had
been completed, but that he would confirm this with the property owner and provide the
documentation to the Township. Mr. Grimes inquired about the status of the existing
underground fuel storage tanks. Mr. Moller questioned how any residual fuel currently in the
tanks would be addressed. Mr. Mill responded that all work related to the tanks would be
conducted in accordance with applicable Pennsylvania Department of Environmental
Protection (DEP) requirements.

With respect to sight distance and site access, it was noted that the plans contemplate an
ingress-only driveway from Johnson Highway. Mr. Tornetta commented that the plans would
need to be revised to accurately depict the trash truck turning template consistent with an
ingress-only condition on Johnson Highway.

Mr. Barrett inquired about the applicant’s plans for site signage. Mr. Mill stated that specific
signage plans had not yet been developed, but noted that all signage would comply with
Township zoning requirements and that any necessary variances would be sought if required.

Mr. Grimes asked whether the applicant had contacted surrounding property owners regarding
the proposed development, as discussed at the July 17, 2024, Planning Commission meeting.
Mr. Mill stated that the adjacent property owner had been contacted and that the applicant
would work cooperatively with that neighbor regarding fencing and vegetation along the
shared property line.

Mr. Moller requested that the applicant identify which items in the Gilmore & Associates
Preliminary Plan Review Letter dated January 13, 2026, the applicant was proposing not to
comply with at this time. The following items were discussed:



Comment #19 - Ingress, Egress, and Sight Distance

e Mr. Mill stated that the plans would most likely be revised to reflect ingress-only access
from Johnson Highway, as discussed earlier in the meeting. It was noted that PennDOT
review and approval would be required.

Comment #27 - Parking Lot Landscaping:

e Mr. Mill stated that the applicant intends to consolidate parking as much as possible and
provide increased landscaping around the perimeter of the site. Ms. Heinrich advised that
this item should be included in the waiver requests pursuant to § 175-19(E)(5)(1) of the
SALDO.

Comment #33 - Tree Protection Plan:

e Mr. Mill stated that the applicant plans to include the requested tree protection information
on the erosion and sediment control plans rather than submitting a separate tree protection
plan sheet. Protective fencing at the root protection zone would be shown on the plans. A
waiver may still be required for not submitting this information as a separate plan.

Regarding stormwater management, Mr. Mill stated that the applicant believes the project
would be exempt from stormwater management requirements due to a reduction in
impervious surface. Ms. Heinrich agreed that the stormwater-related comments could be
addressed and that formal stormwater management facilities would most likely not be
required. She indicated that a brief, one-page stormwater management narrative would likely
be sufficient.

Ms. Heinrich also reviewed additional comments from the January 13, 2026, Preliminary Plan
Review Letter, including:

Comment #4: A minimum fifteen (15) foot curb radius is required between the commercial
driveway and Old Arch Road.

Comment #5: The applicant must obtain approval from the Fire Marshal for a variance related
to the minimum allowable clearance between parking areas and the structure, including
permission to allow parking within the front yard.

Mr. Tornetta made a motion to recommend approval of the Preliminary Land Development
Plan to the Board of Supervisors, including the requested waivers, subject to the following
conditions:

¢ The driveway connection to Old Arch Road shall provide a minimum fifteen (15) foot
curb radius.

e The applicant shall obtain approval from the Fire Marshal for the requested parking
clearance prior to granting of any waiver.

o The applicant shall add a waiver request pursuant to § 175-19(E)(5)(1) of the East
Norriton Township Subdivision and Land Development Ordinance.

The motion was seconded by Mr. Moller and passed unanimously.



6. Other Business

s Mr. Bryan Hart provided updates an several local development activities within the
Township. He reported that White Yak, a Tibetan restaurant, has received its building
permit and that construction is currently progressing. Mr. Hart also noted that a new
Mediterranean restaurant is planned to open in the Swede Square Shopping Center, in
the space formerly occupied by Menchie’s, near LA Fitness. In addition, he advised that
the Arby's location has closed. Mr. Hart further stated that a Popeyes restaurant is
expected to open in the former Bostan Market location.

= Mr, Moaller also raised an item for discussion regarding a property located in the 400
block of Francis Avenue, where extensive trenching and drainage-related work has been
observed. Mr Hart indicated that he would investigate the matter further and report
back to the Commission as appropriate.

7. Next Meeting
Mr. Grimes announced that the next Planning Commission meeting would take place on
Wednesday, February 18, 2026, at 7:00 PM,

7. Adjournment
On motion by Mr. Moller, seconded by Mr. Tomnetta, the meeting was adjourned unanimously

at 8:07 PM.
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