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MEETING MINUTES 
November 22, 2016 

7:00 p.m. 
 

A Meeting of the New Britain Township Planning Commission was held on November 22, 2016, at the 
Township Administration Building, 207 Park Avenue, New Britain Township, PA, beginning at 7:00 p.m.  In 
attendance were: Vice Chair Deborah Rendon, William B. Jones III, Alfred Tocci and Stephanie Shortall.  Chair 
Gregory Hood, Marco Tustanowsky and Theresa Rizzo Grimes were absent.   Township Zoning Officer, Devan 
Ambron and Township Engineer Janene Marchand were also in attendance. 

 
1.  Approval of Minutes: 
 
1.1 Minutes of September 27, 2016 Planning Commission Meeting: 
 
 MOTION: Upon motion of Mr. Jones, seconded by Mr. Tocci, Mrs. Rendon abstaining, the 
 September 27, 2016 Minutes were approved as written.      
 
2.  Kohler Minor Subdivision Plan Review, TMP# 26-004-007, 1337 Upper Stump Road. 
 
2.1 Mr. Scott Mease, of Mease Engineering, was in attendance to present the proposed plan to the Planning 
Commission.   The parcel is a 49 acre parcel located in the Watershed zoning district.  The owner wishes to 
subdivide the property creating 2 parcels, one 45 acre parcel and the other a 4 acre parcel.  The current owner 
wishes to construct a two story dwelling in which she shall reside.  The property is currently enrolled in Act 
319.  By correspondence dated November 21, 2016 approval was given by the Bucks County Board of 
Assessment Appeals to allow the 4 acre subdivision to proceed.  It was stated that the Minor Subdivision Plan 
has been revised and has not yet been submitted for review.     
 
At this time a discussion began regarding the proposed subdivision plan. Mrs. Rendon inquired as to why the 
wetlands were not delineated on the plan.  Mr. Mease stated soil testing was done and wetlands were not 
discovered.  Mrs. Rendon responded that this should be revisited because she believes wetlands are present 
due to the type of vegetation that grows upon the property.   
      
Mr. Mease presented the waivers requests at this time.  A waiver is being requesting from the requirement of 
the plan scale to be 1”=50’.  It was stated that due to the large size of the property and only creating one new 
building lot, the plan items are legible at a scale of 1”=100’.  Gilmore & Associates is in support of this waiver.   
 
A waiver is being requested to defer the requirement of preparing erosion and sediment control plans and 
Bucks County Conservation District approval until the time of development of lot 2.  A note has been added to 
the plan stating such.  Mr. Mease stated at this time the exact size of the home has not been decided on.   
 
A waiver is requested from the requirement from cartway widening/reconstruction, installing curbs, and 
installing sidewalks on Upper Stump Road.  It was stated that the proposed subdivision is only creating one 
new building lot that will be occupied by the existing property owner, curbs and sidewalks are not 
characteristic in this area of the Township.  The Commission recommended intersection improvements be 
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considered at the intersection of Middle Road.  It was mentioned that stabilization of the shoulder was 
required at a nearby development, Stone Creek.  It was stated staff should discuss and make a 
recommendation of the need for road improvements or if contribution of fee-in-lieu of road improvements is 
required.    
 
A waiver is requested to defer stormwater management until the time of development of Lot 2.  It was 
recommended that the stormwater management be designed conceptually at this time.  It was stated that the 
Planning Commission can support this waiver.   
 
At this time the discussion was opened for public comment.  Mr. David Kirk of 1515 Upper Stump Road stated 
he will be affected by this subdivision the most.  He owns the adjoining property.  He stated a water problem 
does exist on the property.  He questioned why the proposed lot is located in the only wooded area on the 49 
acre parcel, which is located directly next to his property.  Mr. Wenhold, from Wenhold Builders, stated this 
location has always been a favorite spot of the applicant.   
 
Mr. Matt Moritz of 1608 Upper Stump Road which is located in Hilltown Township also expressed concern in 
removing the only wooded area on the parcel.  Mr. Moritz questions the type of future development 
possibilities on the property.   
 
Mrs. Rendon stated she would like to see land preservation, open space or a deed restriction on the property.  
Mr. Mease stated that the applicant is willing to discuss.   
 
With there being no further comment Mrs. Rendon stated the Commission is not comfortable on making a 
motion at this time.  
 
3. Nolen Development Group, Zoning Ordinance Amendment Request, J25-Self Storage Use, 505 W. Butler 
Avenue, TMP# 26-006-096. 
 
3.1 William Benner, Benner and Wild, Richard Sudall, Nolen Development Group and Robert Showalter, 
Showalter and Associates, were in attendance to present the proposed Zoning Ordinance Amendment to the 
Planning Commission.  Mr. Benner gave a brief description of the proposed use of the property, to convert the 
vacant Acme building into a free standing self-storage facility.  The applicant requests the New Britain 
Township Zoning Ordinance be amended to allow a J25-Mini-Warehouse Use as a use allowed by Conditional 
Use approval in the C2, Commercial, zoning district, or to rezone the property to the C1 zoning district where a 
Mini-Warehouse Use is a use allowed by right.   
 
Sean Crowley, project architect, stated it is the intent of the applicant  to redevelop the existing super market 
building into a 100% climate controlled self-storage facility consisting of 963 units with 74,000 square feet of 
rentable space, 102,000 square feet total.  The building will be converted to a 2-story fully sprinklered facility 
with two elevators and three fire towers.  No site improvements are proposed.  There will be exterior 
improvements made to the building.  The loading docks are to remain.  A small administration office, public 
restrooms, and an employee breakroom are proposed.         
 
Mr. Tocci asked if all of the units will have access to the elevators and loading docks to which Mr. Sudall stated 
yes.  Mrs. Rendon asked how the building is accessed.  Mr. Sudall stated access is achieved by code from 6:00 
a.m. until 10:00 p.m.  A total of up to six employees are on site from 8:00 a.m. until 6:00 p.m.  Cameras are 



 

3 

 

proposed to be located at every entrance/exit and in every isle.  No outside storage is proposed at this site.   
Mrs. Rendon inquired as to the possibility of a future subdivision.  Mr. Sudall stated a lease may be considered 
in the future for a convenient store. 
 

MOTION:  A motion was made by Mrs. Shortall, seconded by Mr. Tocci, and carried unanimously, to 
recommend in favor of the proposed New Britain Township Zoning Ordinance Amendment, to allow 
J25-Mini-Warehouse Use as a use permitted by Conditional Use Approval in the C2 (Commercial) 
zoning district, to the New Britain Township Board of Supervisors.     

 
4.  Omnibus Zoning Ordinance Amendment.  
 
4.1 The Commission members had a brief discussion regarding the proposed Omnibus Zoning Ordinance 
Amendment.  The proposed amendment revises references to lot size, definition of lot area, adding 
dimensional requirements for J24-Shopping Center Use, adds references to L2 use, revises area, dimensional 
and site capacity requirements for the WS zoning district, revises setbacks for accessory buildings, allows J25 
Use in the C2 district, revises calculation of base site area, and revises certain parking requirements. 
 

MOTION:  A motion was made by Mrs. Shortall, seconded by Mr. Tocci, and carried unanimously, to 
recommend in favor of the proposed Omnibus Zoning Ordinance Amendment to the New Britain 
Township Board of Supervisors. 

 
5.  Proposed Zoning Ordinance, Medical Marijuana Dispensary/Cultivation Facility.   
 
5.1 A discussion was had by the Commission members in regards to the Proposed Zoning Ordinance, adoption 
of two new uses, J34 Dispensary Use and a K21 Grower/Process Use, to be permitted in the IO, Industrial 
Office, zoning district.  It was stated that this use is regulated by the State.  No growing is permitted in open 
fields.  Growing must be done in an enclosed environment.  The state of Pennsylvania is to award contracts.   
 

MOTION:  A motion was made by Mr. Tocci, seconded by Mrs. Shortall, and unanimously carried to 
recommend in favor of the Proposed J34 Dispensary Use and K21-Grower/Process Use, to the New 
Britain Township Board of Supervisors.  

 
6.  Public Comment.  There was no public comment at this time.  
 
7.  Adjournment.    
 
 MOTION:  A motion was made by Mrs. Shortall, seconded by Mr. Tocci, and unanimously carried 
 to adjourn the November 22, 2016 meeting at 8:38 p.m. 
 
Respectfully Submitted, 
 
________________________________  __________________________________ 
Deborah Rendon, Vice Chair    Devan Ambron, Zoning Officer 


