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                    October 6, 2021            

  6:30 PM 

  

 The regular meeting of the Monroe Township Planning Commission was called to order 

by Chairperson Nelson.  The Pledge of Allegiance was said by all. 

  

ATTENDANCE 

 

Sharon Nelson, Chairperson   Gregory Rogalski, Engineer   

Sheldon Brymesser, Vice-Chairman  Michael Pykosh, Solicitor 

Mark Swartz, Secretary   Kirk Stoner, Cumberland County Planning 

Dave DeNicholas    Holly Wood, Recording Secretary    

      

               

 

MINUTES 

 

 On the motion of Mr. DeNicholas, and seconded by Mr. Brymesser, and by 

unanimous vote of the Planning Commission members, it was duly RESOLVED to approve 

the minutes of the September 7, 2021 regular meeting as written. 

 

 

CORRESPONDENCE      

 

 None 

 
 

AUDIENCE PARTICIPATION    

 

 None   
 

 

UNFINISHED BUSINESS   

 

Allenberry Resort Community 

 

 Justin Kuhn of Integrated Development Partners explained that his group was back after 

presenting the requested master plan at the September Planning Commission meeting.  Based on 

comments received at that meeting, revisions were made and new plan sets were submitted along 

with the waiver requests that were discussed at the September meeting with the master plan 

presentation.  Mr. Kuhn noted that he received the Engineer’s most recent review comments 

earlier today and feel that things are fairly clean technically.   

 

 Mr. Rogalski agreed that the plan is technically ready to move forward, with 

contingencies, but the planning requirements have been met.  Mr. Rogalski gave a quick 

overview of his comments dated October 5, 2021 to explain some of the outstanding items and 
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how they will be addressed.  He noted the Zoning comment with regard to 2 points of access is 

still included, even though 2 points of access already exist.  Since the traffic study has not yet 

been completed, that item will remain until those results are final.  SALDO comments 1 – 13 are 

either administrative items or are reliant on outside agencies at this point.  It is his understanding 

that the Fire Chief has received the plan to review, but comments have not yet been returned, and 

it is generally understood that a fee in lieu of dedicated space will cover the open space 

requirement.  Mr. Rogalski also stated that he is comfortable with the stormwater management 

plan.  Mr. Rogalski also noted that the traffic study scoping process would begin next week with 

the PA Department of Transportation. 

 

 Ms. Nelson asked what kind of traffic study results are anticipated.  Mr. Rogalski said he 

expects a lower-level study to be completed, but they won’t be determined until the scoping 

meeting has been completed.  Mr. Kuhn said he anticipates a similar situation to what was seen 

with the Porches Development.  If a left turn lane situation is required, Mr. Kuhn noted that the 

right-of-way required for that is already owned by the resort, so that improvement could happen 

quickly compared to not owning the required right-of-way. 

 

 Mr. Rogalski went on to speak on the requested waivers.  He noted that waiver request 

listed as 1 – 4 in his comments are pretty standard request with this type of plan.  Request 6 is 

related to parking space sizing, our requirement is pretty large, this plan is proposing a newer 

standard sized spot, with the idea that a smaller size facilitates more green space.  Requests 7 and 

9 are specific to the fact that private road are being proposed.  Mr. Rogalski also noted that he 

has no issue with requests 8 and 10 as long as the truck turning template is included as a 

condition of waiver approval.  Request 11 to move drainage inlets away from the curb just makes 

sense since inverted streets are being proposed like the Porches Development.  Over all, Mr. 

Rogalski is ok with the waiver request. 

 

 Mr. DeNicholas asked if all County comments were addressed.  Mr. Stoner noted that 

some are still outstanding, but those cannot be addressed yet due to their administrative nature.  

Mr. Stoner did ask that the master plan be included with this land development plan when 

recorded.  Mr. Kuhn agreed to make that happen. 

 

 Mr. Brymesser asked why waiver request 4 with regard to steep slopes should be granted.  

Mr. Rogalski explained that this information only applied to the area of impact, and the proposed 

development work did not have slopes meeting the criteria.  Mr. Brymesser then asked about 

pervious vs. impervious areas, do they meet the ordinance requirement, to which Mr. Rogalski 

answered in the affirmative.  Mr. Brymesser asked if big rains like we recently saw can managed 

and where will they go?  Mr. Rogalski said the stormwater plan should net a less than or equal to 

current discharge scenario.  The Stormwater design and report were provided, and the 

development will be required to obtain an individual NPDES permit, that will add an additional 

layer of protection. 

 

 Mr. DeNicholas asked about the minimum vertical curve waiver request (#9).  It is his 

opinion that 165 living units does not constitute low volume usage.  Mr. Rogalski explained that 

the topography does not match requirement in this case.  Typically, speed plays a factor, and the 

size and layout of the development will not lend itself to a speed issue either. 
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 Mr. Swartz asked how much water the stormwater basin was being designed to handle.  

Mr. Rogalski explained that a basin must be designed so that the flow leaving the basin cannot be 

more than it would be without the development.  He explained that the developer is proposing to 

dig the basin deeper than what currently exists, so discharge should be less.  Right now, the 

water runs over the exit drive and into the low-lying meadow, the same will happen with the 

stormwater facilities, except it will discharge from a pipe instead of running over the driveway. 

 

 Mr. Brymesser asked about the 165 EDU’s required for sewer services, how will that be 

handled?  Mr. Kuhn explained that they have attended the Monroe Township Board of 

Supervisors meeting and the Monroe Township Municipal Authority meeting to discuss the 

possibility of either modifying or creating a new intermunicipal agreement with South Middleton 

to address the issue.  South Middleton Township is also aware of the situation.  The pieces are 

moving, but are not yet resolved. Mr. Rogalski noted that no official request or action with South 

Middleton Municipal Authority has taken place yet.  Mr. Brymesser then asked about 

landscaping testing and what results may be.  Mr. Kuhn noted that they include a standard note 

on their plans that contracted landscaper need to provide testing, and he was not sure of 

requirements at this time. 

 

 Mr. Swartz asked about the breakdown of living units and if the plan was to rent all units, 

and if the plan could change over time.  Mr. Kuhn affirmed the plan was to rent all units, and the 

plan could change with time, but that was not the goal.  Goal is to operate as part of the resort 

community with a target audience of extended stay, remote workers, retirees that travel.  Mr. 

Swartz asked for the break-down of the 339 proposed parking spaces.  Mr. Kuhn said 205 spots 

would be paved off-street parking spots and 134 would be garage or carport parking spots.  

There are currently 105 parking spots today that would be included in the 339 proposed.  Mr. 

Swartz asked if that was enough parking for the resort with the restaurant and such.  Mr. Kuhn 

noted that 270 some spots are required, and they are proposing 339.  He also noted when new 

theatre is built, it will be near the largest parking area including 67 spaces. 

 

 Mr. Brymesser asked if there was any concern with the new buildings hiding the history 

of the resort.  Mr. Kuhn ensured that the main historic buildings will remain, goal is to maintain 

historic charm and improve with village feel.  Mr. Kuhn noted that the property is zoned 

highway commercial, so possibilities could be much worse. 

 

 Mr. Swartz asked about the HOA note on the plan.  Mr. Kuhn explained that is another 

standard note they include on these types of plans, but there is no plan for an HOA at this point.  

The plan is for the resort to rent the units. 

 

 Mr. Brymesser asked what responsibility will fall on the Township with stormwater and 

such.  Mr. Rogalski stated that stormwater inspections and sewer work could fall to Township, 

but since those items are not finalized, that nay not happen that way.  They may be worked back 

to being landowner responsibilities. 

 

 Marshall Dixon of 1571 Boiling Springs Road commented that he loves the idea and has 

a good working relationship with Mr. Kennedy, but the 100-year rain event are becoming more 
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regular now, flooding the meadow, and he has concerns with the stormwater plan and how it will 

affect his property in the future.  Mr. Dixon also weighed in that the meadow parking denoted on 

the plan can accommodate more cars than noted on the plan. 

 

 John Aigeldinger of 1447 Lutztown Road questioned who will be living in these units.  

The August 2021 Planning Commission meeting minutes has a reference to Airbnb.  His 

understanding of Airbnb type rentals does not bode well for the idea.  Mr. Kennedy responded 

that extended stay type guests are the target, they are not looking for the weekend party crowd.  

Mr. Kuhn noted the upgrades to the resort, such as the gatehouse should help keep the party 

crowds at bay.  Mr. Aigeldinger noted that he appreciates the traffic study being done because 

Boiling Springs Road is getting busier, but he hopes Lutztown Road is included in the study, as 

people are using it more and more as a way around or short cut.  He also asked about the 

environmental impacts and stormwater and wetland studies, were they completed.  Mr. Rogalski 

assured him that those items were completed, and he can inspect them in the Township offices, if 

he would like.  Mr. Aigeldinger noted that the stormwater facilities and such at the Porches 

Development may be legal and appropriate, but in his opinion, they do not work well.  And if the 

resort community development falls through, what then, can we expect to see section 8 housing 

like happened in the Poconos.  His other concerns center around the cost of sewer in the 

Southern District, how will that work.  Residents were told years ago that adding users would 

lower their rates, and that has not happened.  Mr. Rogalski invited Mr. Aigeldinger to a sit-down 

discussion with him so he can better understand the sewer situations of the Township. 

 

 Roberta Sue of 187 Highlander Way asked if a projected rental fee has been determined 

for the new units in today’s current market.  Mr. Kuhn noted that they are nowhere near that yet. 

 

 Bonnie Greaves-Remsberg and Thomas Remsburg of 296 Breeches Run expressed that 

they want to keep the atmosphere as it exists now.  Pets and children coming in will affect that 

atmosphere and have an environmental impact.  As new residents to the Porches Development, 

they were never informed of this possible concept, they came here for the nature and agricultural 

feel.  They are worried about the traffic and how the schools will be affected with the influx of 

people.  They want to make sure the Yellow Breeches remains clean, quaint and charming.  Mr. 

Remsberg said it is a great idea, but it may be too big. 

 

 Christine Clepper Musser is a Silver Springs Township resident that was born and raised 

in Monroe Township.  She is a historian that has been living in Silver Springs for 30+ years.  She 

has experience in local historic preservation projects like the McCormick Farm.  She has done 

research on the local families that created the resort and their current ties to the community.  As a 

historian she is in favor of the plan to maintain the historical buildings and improve on the 

property to support the history. 

 

 Greg Swenson of 187 Highlander Way stated he has density concerns with the plan.  It 

appears to him that there are a lot of units, and he has concerns with water run-off and traffic 

issues inside and outside the resort.  He understands that Mr. Kennedy is trying to work in a 

responsible way, but he still has concerns. 

 

 Jill Steps of 282 Breeches Run said she give a nod to those that work in support of 
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progress.  She trusts Mr. Kennedy’s vision and preservation efforts but shares the density 

concerns.  She understands that the density meets the ordinance requirements, but the area 

involved just seems small.  She asked if there is a mechanism where the Township can regulate 

the lease vs. sale option.  It was explained that the Township perspective can only define use in a 

particular zone. 

 

 Murray Small of 275 Breeches Run stated that he moved here from Upper Allen, and he 

has concerns with the rapid growth he has seen in neighboring municipalities and the speeds he 

sees on Boiling Springs Road.  He just hopes that everybody does their due diligence when 

looking at these types of plans. 

 

 Ric and Jill Kriebels of 290 Breeches Run express concerns on the environmental impact 

on the Yellow Breeches creek. 

 

 Various other members of the community, that did not sign in on the attendance sheet 

expressed concerns for the upticks in traffic and accidents, and asked what was going to be done 

to protect the long-term existing residents of the area. 

 

 Ms. Nelson explained that the Township is trying hard to not over-develop the area, but 

noted there are limits to what the Township can require.  She herself lives in a village setting and 

the whole proposed plan before the Planning Commission will encompass about one typical 

block, and the best area will be maintained as open space.  With the currently proposed idea, she 

does not anticipate huge increases in children, so there will be little effect on the schools.  Ms. 

Nelson noted that requiring preliminary and final plans typically work best with phased 

developments, this is not being proposed as a phased development, so preliminary and final plans 

will look exactly the same, making the requirement a redundant waste of time. 

 

 Mr. Swartz asked if the traffic study on Boiling Springs Road would include traffic on the 

surrounding township roads also.  Mr. Rogalski said that will be determined at the scoping 

meeting next week, but he anticipates that they will only be looking at Boiling Springs Road. 

 

 Ms. Nelson asked what they are looking to do tonight.  Mr. Rogalski said he felt things 

were ready for action from the Planning Commission tonight.  Waivers could be addressed and a 

recommendation of approval could happen with conditions. 

 

 On the motion of Mr. Brymesser, and seconded by Ms. Nelson, and by unanimous 

vote of the Planning Commission members, it was duly RESOLVED to recommend 

approval of waiver requests 1 through 7, 9 and 11 as listed on the Engineer’s comments 

dated October 5, 2021. 

 

 On the motion of Mr. DeNicholas, and seconded by Mr. Brymesser, and by 

unanimous vote of the Planning Commission members, it was duly RESOLVED to 

recommend approval of waiver requests 8 and 10 as listed on the Engineer’s comments 

dated October 5, 2021 with the condition that the truck turning template for emergency 

vehicle access be included as a condition of approval. 
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A motion by Ms. Nelson recommending approval of the plan received no second and 

died on the floor.  A new motion was then made by Mr. Brymesser. 

 

 On the motion of Mr. Brymesser, and seconded by Mr. DeNicholas, and with a 3 – 1 

roll call vote of the Planning Commission members, it was duly RESOLVED to recommend 

disapproval of the plan due to a need for more information with regard to an 

Environmental Impact Study, traffic study information and fire company review 

comments. 

 

Roll call vote – Mr. Swartz – for, Mr. DeNicholas – for, Ms. Nelson – against, Mr. 

Brymesser - for  

 

 Mr. Swartz addressed the audience thanking everyone for their comments, he wanted 

them to know they were heard; and even though he is grateful for Mr. Kennedy’s investment, he 

personally feels the density is too high.  He understands that this Board approved the zoning 

amendment change request, but the plan presented is not what they envisioned with that 

approval, and he has concerns about the effects that 164 units will create. 

 

 Ms. Nelson said she lives in Churchtown and does not see this plan as a scary thing.  
 

 

NEW BUSINESS  

 

 None 
 

 

AUDIENCE PARTICIPATION 

 

 None 
 

 

STAFF COMMENTS 

 

 None  

 

  

ADJOURN 

 

 On the motion of Mr. DeNicholas, and seconded by Mr. Swartz, and by unanimous 

vote of the members it was duly RESOLVED to adjourn the meeting at 8:45 PM.  

 

      Respectfully submitted,    

      

 

 

      Holly Wood 

      Recording Secretary 


