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PLANNING COMMISSION RECORD OF MINUTES 
October 7, 2015 

 
  
The Regular Meeting of the BETHEL TOWNSHIP DELAWARE COUNTY PLANNING 
COMMISSION was held on Wednesday, October 7, 2015, in the John Myers Building, 1092 
Bethel Road, Garnet Valley, PA  19060. 
 
 
PRESENT:   Lou Torrieri-Chairman  Ken Laaken, Jr.-Vice Chairman 
    Ted Hoppe   Bill Linton 
    Raj Shah   Dave Tustin 
     
APOLOGIES:   Michael Schneider 
 
        
IN ATTENDANCE:  Mike Davey, Township Supervisor 
    Matt Houtmann, Township Engineer 
    Denise DeJohn, Secretary 

Laurence L. Smith, Esquire - Planning Commission Solicitor 
 
 
OBSERVERS: 
  

MEMBERS OF THE PUBLIC      (9) 
 
The regular meeting was called to order by Lou Torrieri, Chairman, at 7:30 p.m., followed by the 
Pledge of Allegiance. 
 

BETHEL TOWNSHIP 
DELAWARE COUNTY 
1092 BETHEL ROAD 

GARNET VALLEY, PA 19060 
     

Phone: (610) 459-1529 
     Fax: (610) 459-2921 

Email: planning.commission@betheltwp.com 
www.twp.bethel.pa.us 
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The Chairman requested everyone to please silence all electronic equipment and announced 
the presence of a recording device for the purpose of minute taking.  A copy of the minutes, as 
well as the agenda, is available on the Bethel Township website. 
 
APPROVAL OF MINUTES:   
 
Lou asked for a motion to approve the minutes from September 2, 2015 Planning Commission 
Regular Meeting, as prepared by Secretary, Trish Sharp.  
  Motion:  Moved by Ken Laaken, Jr., and seconded by Dave Tustin, we approve 
the minutes as prepared by our secretary.  Motion carried, unanimous. 
 
The Planning Commission Secretary Trish Sharp did not submit her planning hours for the 
month of September.  Our secretary,Trish Sharp, has resigned from the Planning Commission 
due to personal obligations that conflict with the hours of the Planning Commission meeting.  
Lou thanked Trish for her service to the Commission.  He introduced Denise DeJohn who will be 
taking over as the new Planning Commission Secretary.  Lou welcomed Denise. 
    
CORRESPONDENCE:  Any correspondence will be addressed during the meeting where 
applicable.  
 
REPORTS: 

1.SEWER AUTHORITY – Laurence Smith – nothing new to report at the present 
time. 

 
ANNOUNCEMENTS:   
 
Judy McCleary – 3307 Foulk Road – The Preservation Society will hold their 18th Annual 
Founders Day Festival on October 10th from 10:00 a.m. to 3:00 p.m., rain or shine at the Bethel 
Firehouse.  The house tours will be held from 3 p.m. to 6 p.m.  The township building’s last full 
Chaney exhibit will be from 3 p.m. to 6 p.m.    The Chichester Alumni Band will play colonial 
music, 40-50 Colonial reenactors and the blacksmith will be attending.   There is something for 
everyone.  Food too!  There are flyers in the back of the meeting room for those interested. 
 
Lou stated policy for public comments.  Project representatives will present overview and/or 
updates of projects in their entirety with discussions throughout among the Board, Township 
Supervisor, Engineer and applicants.  Upon completion of the presentation, the Chairman will 
give the opportunity for the public to comment and ask questions.    Please state full name 
address & direct all comments to the board only. 
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OLD BUSINESS:   
 
1. BYC Fields at Francis Harvey Green School 
 
This project has been tabled per Larry Smith until December 4, 2015 planning meeting.  They 
are waiting for approval of a traffic study and a few items. 
 
* The attorney for Dunkin’ Donuts asked for a 5 minute extension due to the engineer’s delay.  
The commission then moved to 3130 Booth Drive. 
 
2. Property Subdivision – 3130 Booth Road Garnet Valley, PA – PC 2015-4 Bill Mullray, 

Mullray Builders Corp. 
 
John Mullin, Mullin Engineering – provided overview of plans.  This is an R1 Zoning district.  
There are existing buildings on the property that need to be cleaned up from site.  The new 
plans are now for 3 single family homes. The plans have changed from 4 lots to 3 lot reduction.   
All debris and concrete will be removed from the property before any potential construction.  
The DEP and Army Corp. of Engineers originally wanted basin in line with stream where the 
existing house is.  Army Corp. of Engineers said no.   It was reduced from 4 lot to 3 lot reduction 
with cul de sac to meet requirements. Some points in Matt Houtmann’s letter, dated September 
29, 2015 were:   
 
Comments: 
 

1) Street lights – Street lights at the cul de sac.  Preference is no street lights.  Matt:  
Prefer street lights at intersections. At times, we have requested street lights at end of 
streets and cul de sac.  Ken:  If we don’t do street lights how about driveway lights at 
end of driveway (post lights)?  Township will incur electric bill if street light.  They want 
more of “country” feel in area, street lights are very bright.   It was agreed to have post 
lights. 

2) General Comments:  DEP permits (Army Corp of Engineers).  Turtle determination 
can happen at same time.  Stream bank stabilization..  Two thru DEP and 2 thru Army 
Corp. of Engineers permits.  No one knows where old septic disposal systems are.  
Need to identify sewage disposal systems.   Ken:  Didn’t old septic tanks get crushed?  
Inspector to identify.   

3) Page 10, 11 & 12.  Want curbing around cul de sac.  Booth Drive widened to 24 feet 
from cul de sac to Green Street There are expenses involved with subdivision on top of 
what Bill anticipated.   There is a lot to remove on site.  The engineer didn’t see anything 
that would prevent them from doing subdivision and keep with redevelopment standards.  
Ken questioned “you are doing curb, sewer and release it to stream?”    Engineer replied 
“yes”.    They will slow down discharge flow.   On the next plan, water flow will be 
redirected.   

4) Storm Water Calculations – Reduce surfaces by 20%.  Four feet stretch to widen road 
will meet 80% requirements.   

 
Engineer – Matt:  redevelopment more geared to commercial center.  1 house on 1 lot.   Now 1 
lot to 3 lots.   Should we use redevelopment standards going from 1 lot to 3 lots? Each house 
will be responsible for its own water and discharge.   
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Engineer – Bill Mullray – Mullray Builders.  Currently there is 1 house.   Each lot will have rain 
garden.  Develop site:  redeveloping site.  Impervious surface.  Redevelopment standard you 
don’t have to assume whole lot is meadow.   There will be water quality management – keep 
volume requirement, but peak rate of runoff reduced due to impervious surfaces on site now.  .   
Yes:  will look like now.  No, basin will increase significantly. Runoff of water will go into rain 
garden.  It is very wet back there.    
 
Matt:  redevelopment standard:  assume site is meadow.  For redevelopment standards, you 
can match what is there now if you reduce the impervious coverage by 20%.    The standard is 
usually in there for commercial development.   Widening on  one side of road.  Lou asked what 
is the bottom line to Matt?  Follow redevelopment standards for one of the lots and even maybe 
for the cul de sac but for the other 2 lots enforce the full storm management.    
 
Redevelopment for Engineer:  When they meet with DEP & Army Corp. of Engineers, they said 
to follow redevelopment standards.   There is a lot of impervious surface on this property.   
 
Lou stated we need more discussion on subdivision.  Let’s focus on what needs to be done for 
the next meeting.  Matt, Bill and engineer to meet.  Ken wants to table for next meeting so the 
commission has proper time to think about the issues of cul de sac and widening of road.  Ken 
asked “do residents where they are paving road need to be notified? And were they notified?  
Were letters sent out to people going up Booth Drive – Yes, letters were sent out regarding 
subdivision to adjoining properties. 
 
Matt stated we need to talk to fire chief, assuming he is putting fire hydrant back there .  Water 
line easement too.  Line needs to be located with Water company. Get master locators to locate 
it?  Mains to be moved from one side of road to shoulder of road.  Coordinate with residents to 
allow access to houses at all times.   Bill Mullray and Matt to meet regarding 100 year flood 
zone.   
 
Fay Steiger – 3120 Booth Drive – rain water draining questioned if there will be water flooding 
in the cul de sac.  Grass, erosion control blanket to keep it stabilized.   Township requires cul de 
sac to be curved.  Water captured by the curve and then conveyed into a pipe to stream.  Most 
water will be kept from going down driveway.  When they rebuild driveway, elevate to give extra 
height so it keeps water in road and not in your driveway?  The 3 houses – sewer, gas, electric?  
Will said 1000 gallon propane tanks. She has not been contacted regarding driveway.  When 
will that happen?   Per Lou, Developer needs to be in contact with the residents.  Her property 
technically is not down straight path, it curves behind and creek flows through her property.  Lou 
stated that survey points should be done.   
 
 

Motion:  Moved by Ken to extend the 3130 Lionti PC 2015-4 to January 15, 2016, and 
seconded by Bill, that we approve the need to sign an extension request for 3130 Lionti.  
Motion carried, unanimous.   An extension request be signed by Bill Mullray was indicated by 
Lou. 
 
3.  Project PC-2015 -3 Formal Preliminary Plan – RDM Management LLC (Dunkin’ 

Donuts)    
 
Michael Ciocco, Project Engineer, Catania Engineering Assoc., Inc. – 520 W. MacDade 
Blvd. – Mike presented updated preliminary plans for proposed Dunkin’ Donuts at the corner of 
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Foulk and Naamans Creek Road with gas pumps, Dunkin’ Donuts store, a drive thru, and a 
convenience store.  They removed a lot of depressed curb areas and put in curb islands to 
egress points 
 
Mike reviewed letter from Matt Houtmann, Township Engineer.  Lou asked that each point listed 
below from the Planning Commission Board be addressed. The new footprint is a little smaller.    
 
It is 4 feet wide landscape strip, southeast side of building, 

• 2,400 square feet now 2,150 square feet 
• Building is closer to Foulk Road within what was approved at Zoning meeting.  Pushed 

everything back.   
• Added directional arrows, lines, striping, one way around entire site. 
• Drive thru – NE side of building, 5 spaces stacked to menu board, does not encroach on 

parking.  
• 7 parking spaces in front of building. 
• Handicap spots on side of building.   The team agrees this looks a lot better. 
• Easier turn radius that is workable.   
• The team agrees with plan.  Also letter from Matt’s office, they are agreeable to all of his 

comments. 
Please go through comments on Matt’s letter: 
  

• 1) Added 4 ft. grass strip adjacent to Foulk Road - Resolved 
• 2) No left turn sign to be added on Naamans Creek Road. 
• 3) Public building Entrances shown on plan– same general area. 
• 4) Existing lane striping to be shown– resolved. 
• 5) Keep existing signs, pylon signs, will reuse those. 
• 6) Easement – added 1 dimension.  The starting point of loading area easement 

previously 106.98 ft. loading area will be added to plan.   
• 7) Zoning appeal of buffer plantings for neighbor. Resolved, will use fence as buffer. 
• 8) Resolved – a privacy fence in front yard.   Will shield Dunkin’ Donuts parking from 

neighbor. Make sure fence is far back enough to get clear view of Naamans Creek 
Road.   The property owner will still have buffer they currently have.  Plan shows it is 22 
ft. off edge of road.   The current fence is white, Lou asked if it has to be white?.   Ken 
says Dunkin Donuts uses tan fence, why don’t we use tan fence.    Dunkin’ Donuts 
management agrees with a darker color fence.    

• 9) Resolved. Employee Parking away from building. 
• 10) Resolved. Menu board location to allow stacking 5 vehicles not blocking parking. 
• 11) Matt was concerned with maneuver around the building.   Resolved. 
• 12) DD/convenience store signs. Only have 1 convenience store sign on one end of 

building.   Dunkin Donuts sign out on corner    Ken asked if the sign light up, will it be 
bright? Sign on Foulk Rd. and Exxon gas, how bright?   It will be a typical sign. Typical 
pylon sign backlit.  Not LED sign. 

• 13) traffic flow schemes – Resolved. 
• 14) traffic lane layout – Resolved. 
• 15) landscaping, drainage – Resolved. 
• 16) The 60 ft. Wide parcel of land between Coffee Station is to be merged with adjoining 

Coffee Station property.  It is on plan to be done. 
• 17) lighting standards – Resolved. 
• 18) ISO-foot candle diagrams required for lights.-Resolved. 
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• 19) Planning Commission Solicitor to review easements – did add easement detail to 
plan.   DD legal team has prepared legal descriptions. 

• 20) ADA compliance – will go through that to make sure Matt is happy.   
• 21) Trash enclosure – In speaking with DD, our thought was to keep it matching with 

privacy fence along the edge of adjoining property.   Ken and Lou mentioned brick or 
metal fence.    Metal fence with tan slots, vinyl fence may come part right away.   Dunkin 
Donuts wants to look at other stores.  Ken suggested metal. Mr. Patel said because of 
location of enclosure, dumpster has to come out anyway.   It makes more sense to have 
something that lasts longer.   Metal was agreed by all.    To clarify, sides that open up to 
be metal, everything else around it can be plastic.          

• 22) Conditions of Zoning Hearing Board will be added to plan. - resolved. 
• 23) Additional comments.   Matt suggested putting a curb along Naamans Creek Road, 

shift curb 3 additional feet.    
• 25) Left as ground striping, proper signage, do not enter, no left turn.  Planning 

Commission agrees. 
• 26) Landscaping – will have for next plan submission.  On shrubbery alongside 

Naamans Creek Road and all signage for no left turn.    It has to be low.   There is a 
description on plan, specify that.    Resistant to salt? 

• 27) Penn DOT permit – in process. 
• 28) Applicant to provide gas tanker truck movement through sight to Matt. 
• 29) Will add times for dumpster truck.  Applicant indicated pickup typically by 11 a.m.  

Add to the plan trash pickup window of time will be 8 a.m. to 5 p.m. 
 
Ken asked about Adkinson property and Coffee Station property.  Are these 2 different parcels?   
It should have been done with previous plan when Coffee Station built.   This parcel was to be 
merged with this parcel.  The County needs to show these two parcels as being one as it was 
intended.   Ken asked about #13 – traffic flow.    Let’s add sign “to drive thru” on plans and 
signage. It will be similar to Dunkin Donuts on Route 322.   There will be a good flow around 
building.  Cars are more stacked at pick up and pay, not menu board.    
 
How high is curb at handicap?   It is a foot high down to 6 inches.  Dunkin puts bollards all 
around building.  Will add to plan. 
 
Lou mentioned one of the items discussed was access between Coffee Station and Dunkin 
Donuts.   There is a set of steps.  What improvements are we doing there?   They will put chain 
back so no one can walk across lots.    Raj doesn’t think there is a need for a chain.  There is a 
sidewalk.   
 
Ken mentioned we will need a time extension on this plan. 
 
Questions from Audience: 
 
Mike Davey, Township Supervisor – handicap spots on the northwest of building?   So not in 
angled spots.    If people in from southern entrance, they have to go around building to spaces.  
Will there be a traffic issue with people parking and turning left on Foulk Road.   Will there be a 
choke hold? 
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Roger Baldino, 39 Overlook Circle. - There was discussion of pickup delivery for trash.  We 
said 8 to 5 would be window.  It is high traffic area in morning, picking up trash at 8 a.m. is not 
ideal.  Maybe later 11 a.m. to 3 p.m. for trash pickup.  Eliminate that time which might be better.  
The owner will coordinate with trash company to agree on reasonable time for pickup.   Was a 
traffic study done?  Traffic report is available and accepted.  It was reviewed and accepted by 
Penn DOT.   
 
Gary Lanahan, 1334 Zebley Road stated the township secretary should have that information.   
 
JudyMcCleary – 3307 Foulk Road - She had a question about the fence.  If there is a concern 
about site, if fence moved further down, couldn’t fence be closer to road?   Fence will be 22 ft. 
back from road.   Does fence have to be 6 feet?  Lou stated that existing fence is 6 feet and 
meets fence ordinance to give resident privacy and buffer between commercial and residential 
homes.  It will cut down on noise. 
 
Roger Baldino – How many parking spots will be at this location?  There will be 27 parking 
spots. 
 
Lou thanked Mike for all the changes and input, very good work on plan.   I hope you can work 
out issues with Matt that you discussed and show reflections on plan.  The fence is allowable on 
plan.  Need to fill out extension request. 
 

Motion:  Moved by Ken, to extend the Dunkin’ Donuts plan on the corner of Foulk and 
Naamans Creek Road PC 2015-3 to January 15, 2016 and seconded by Raj.  We approve the 
need to sign an extension request for approvals to Dunkin’ Donuts.  Motion carried, 
unanimous.    
 
If you can meet all the things we discussed this evening and agreed upon, we can move forward 
with recommendations to approve preliminary plan with contingency to complete agreed to 
comments.    
 

Motion:  Moved by Ken to extend preliminary approval to DD PC2015-3.    Dave to 
second.   Motion carried, unanimous.  On the contingency that all these items be included in 
the plan.       
 
 
NEW BUSINESS:   No new business. 
 
 
PUBLIC COMMENTS AND QUESTIONS:   
 
 
CLOSING COMMENTS:   
 
Lou thanked the Board members for attending the meeting. The next Planning Commission 
meeting will be on Wednesday, November 4, 2015, at 7:30 p.m.   
 
ADJOURNMENT: 
The meeting adjourned at 9:05 p.m., on a motion by Ken, and seconded by Will.  
Denise DeJohn, Secretary 


