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                    August 4, 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    

Michael Mira      

               

 

MINUTES 

 

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

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

July 7, 2021 regular meeting as written. 

 

CORRESPONDENCE      

 

 None  

 

AUDIENCE PARTICIPATION    

 

 None   

 

UNFINISHED BUSINESS   

 

Todd Rabert Land Development Plan  

 

 Trey Shellenberger of Red Barn Consulting was present to provide answers to questions 

asked at the last planning commission meeting.  He stated that he received the engineer’s most 

recent comments dated August 4, 2021 earlier today.  Mr. Shellenberger provided the figures of 

the owned versus rented lands by Mr. Rabert as 166.83 acres owned and 353.12 acres rented.  He 

also provided text book numbers from a nutrient specialist of what the manure samples at this 

site should look like to answer Mr. Brymessers question on manure composition from last 

meeting.  An actual sample analysis taken from a similar operation was provided earlier for this 

meeting, and it was noted that the potassium level was a little high, therefore nutrient 

management text book numbers were provided for comparison. 

 

Mr. Shellenberger reiterated that the construction of the 4th barn would not take place 

until the Conditional Use approval was obtained, but the construction of the pad and stormwater 

facilities to cover 4 barns would take place at the beginning of the project to cover the land 
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development plan with the assumption that the plan would meet conditional use requirements at 

the time of the 4th barn construction.  Mr. Rabert and Red Barn Consulting expect the entire 

construction of the operation will take place in 2 phases, but full build out timing is unknown due 

to Bell & Evans demand and approval for the additional barns for operation. 

 

Mr. Rogalski noted that the most recent comments provided are basically administrative 

in nature, and he has no issues with the waiver requests. 

 

Ms. Nelson asked about the time extension request, is it necessary.  Mr. Pykosh and Mr. 

Rogalski agreed that it probably would not be necessary at this time.  Ms. Nelson asked if there 

was any issue recommending approval anyways as a precautionary measure.  Mr. Pykosh said it 

couldn’t hurt, but may not be necessary. 

 

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

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

extension request for the Todd Rabert Final Land Development Plan.   

 

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

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

waivers for the Todd Rabert Final Land Development Plan as listed on the Engineer’s 

comments dated August 4, 2021. 

 

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

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

the Todd Rabert Final Land Development Plan contingent on satisfaction of the Engineer’s 

comments dated August 4, 2021. 

 

 

Amsterdam Minor Subdivision Plan – (Deadline 9/30/2021) 

 

 Mr. Rogalski noted that he spoke with the Engineer working with the Amsterdam’s, and 

they were not ready to present this plan to the Township this evening.  They hope to have some 

issues resolved and be ready to present at the September meeting. 

 

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 TABLE 

the Amsterdam Minor Subdivision plan until the September meeting. 

 

Zoning Ordinance Update 

 

 Ms. Nelson noted that she was moving this item to the end of the meeting, so as not to 

hold up any new plan presenters with anticipated lengthy discussions among the Planning 

Commission members and professionals. 
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NEW BUSINESS  

 

Allenberry Resort Community 

 

 Justin Kuhn of Integrated Development Partners was present to speak on this plan.  Mr. 

Rogalski noted that he completed a high-level review of the plan earlier in the day and had the 

comments in hand for this evening’s meeting.  Mr. Kuhn acknowledged receipt of the comments, 

but noted he had not reviewed them yet. 

 

 Mr. Kuhn noted that the plan presented was a bit different from an earlier concept made 

to the Planning Commission.  He said when they started putting the plan on paper, they realized 

that they wanted to stay away from the stream and floodplain and impact the least amount of the 

resort.  That idea led to the compact residential area presented. 

 

 The buildings they are looking to replace with residential units are old, they intend to 

relocated the shop and the playhouse, and the under- utilized lodge is being turned into a 2-floor 

commercial use area with a spa.  He also noted that the stone lodge will remain as lodging.  The 

desire is to maintain the view out the back of the property. 

 

 Mr. Nelson asked if the theatre operation is going to remain.  Mr. Kennedy confirmed 

that to be the plan, and the old theatre would not be removed until a new theatre was constructed. 

 

 Mr. Kuhn said a full master plan is in the works.  He noted that the lodge to the front of 

the property is not needed for lodging, and compact narrow streets would give a very village 

concept feel to the property.  The roads will remain private and the hope is to encourage walking 

and golf cart driving, and discourage vehicular driving around the property.  The plan presented 

included single family, stacked townhouses. 

 

 Mr. Kennedy noted that they wanted to work with the grade of the property and maintain 

the trees and such as they are.  He noted they plan to provide water and sewer through existing 

lines.  He noted a 10” main water line was installed along Boiling Springs Road that they plan to 

utilize, and feed into the existing sewer lines that service the Porches Development.  Mr. 

DeNicholas asked if South Middleton Municipal Authority would provide the services, and how 

would that work with Monroe.  It was stated that that was the plan and that it would require a 

joint municipal agreement, just like the Porches Development required. 

 

 Mr. Rogalski noted his review generated a lot of comments, including some on 2-point 

access off Boiling Springs Road and additional traffic generation.  He also noted that he 

anticipates a large number of waiver requests with this plan. 

 

 Ms. Nelson asked about a master plan and if the intent was to do a maximum build out.  

Mr. Kennedy said it was hard to say, but they do not want to interfere with the views to the rear 

of the property.  Mr. DeNicholas asked what the proposed number of dwelling units was 

presented as, and it was answered that 164 dwelling units were being proposed, but they would 

be contained in approximately 100 buildings. 
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 Mr. Swartz asked if the units would be privately owned.  Mr. Kuhn said they are not sure 

yet, the preference would be to maintain ownership and lease the units.  At this point they 

envision a more long-term rental, resort style set-up, maybe to include flex office or extended 

stay features. 

 

 Mr. Pykosh questioned an Airbnb style rental, and noted that the group may want to 

consider the type of problems that have come to light with the Airbnb rentals in residential areas.  

Transient style rentals in residential communities have led to some neighbor disputes in recent 

history for this area.  Mr. Kennedy noted that they already deal with lodging, and their short-term 

rentals are envisioned as being at least one month.  He also noted that they are adding a 

gatehouse to the resort, so in essence it will be a gated community.  This also ties into their 

preference to lease the units instead of selling them. 

 

 Mr. Swartz asked about the gating and gatehouse.  Mr. Kennedy said it will be more a 

directional/informational assistance type unit, but the plan is to include a physical gate, as 

vehicular traffic is planned to be discouraged.  Mr. Swartz noted that this plan is not what we 

envisioned from prior meetings with the group, and he has concerns with the density proposed.  

Mr. Rogalski agreed that this plan is not what was envisioned with the amendment request and 

such, but the density is well below what it could be.   

 

 Ms. Brymesser questioned drainage/stormwater issues with the stepped building plans, 

where will stormwater and drainage go.  Mr. Kuhn said that the natural drainage for the area 

already runs to the front of the property, so stormwater management will be installed there.  Mr. 

Brymesser then asked about the existing trees and shrubs, will they remain.  Mr. Kennedy said 

that is the plan.  He noted that they want to maintain an early 1900’s feel to their “village”, hence 

the one-way streets that will work as a traffic control measures.  Mr. Kennedy and Mr. Kuhn 

both commented that it is their plan to respect nature and the views to the maximum extend 

feasible. 

 

 Mr. Stoner noted that County comments were relative to a master plan, pedestrian 

connectivity, future build out and parking concerns.  He stated that he feels it is a unique concept 

as presented, but is it going to flex as it grows. 

 

 Mr. Kennedy noted that they really want to maintain a certain feel to the resort and 

development, and based on what the markets are showing them right now, they think this can 

work, but it may flex some depending on where the markets go.  The goal is to maintain a 

healthy profitable business that adds to the community, but in a way that does not diminish the 

feel around it. 

 

 Mr. Swartz asked what the maximum build out for the property would be.  Mr. Rogalski 

noted the property listed on the plan was 39.6 acres, and density maximum was 10 units per 

acres.  Therefore, maximum density could be 396 units.  The current plan presented includes 164 

units, which equals only 4 units per acres at this time.  

 

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 table 
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TABLE the Allenberry Resort Community plan until the September meeting. 

 

 

Zoning Ordinance Update 

  

 Mr. Rogalski gave a brief summary of the Zoning Ordinance Update plan, noting the 

need to make updates to problem areas has been briefly discussed over the last year or more.  He 

explained that the County made known a grant opportunity late last year and the Supervisors 

agreed to submitting an application.  Action on the zoning update was dependent on receiving a 

grant award to offset the total cost.  The grant was approved in May and an initial meeting was 

arranged with a local vendor.  

 

 A working committee consisting of Mr. Rogalski, Mr. Stoner, Ms. Nelson and township 

office staff was established and discussion ensued around the facts that the Comp Plan, though 

old, is still valuable and existing mapping has not been built.  It is understood that the Township 

still has an ag-centric desire, and engagement with the Planning Commission is to start taking 

place. 

 

 Mr. Rogalski noted that there is no anticipation for any big changes.  It will be more of a 

reorganization of content with minor updates.  He noted that the idea is to make progress from 

lessons learned over the past couple of years. 

 

 Ms. Nelson noted that discussion was good and the general plan concept sounded good.  

She understood that the major work would be by the work group and County GIS with input 

from others as we go. 

 

 Mr. Pykosh noted that the current definitions need to be updated. 

 

 Mr. Rogalski said he plans to bring things back to the Planning Commission in chapters 

for feedback.  He noted that surrounding townships are building out, and we need to start 

planning for what is or could come. 

 

 Mr. DeNicholas commented that community involvement would be good, but people 

don’t get involved until it affects them.  Ms. Nelson noted that she would like to see a survey of 

some sort to get community feedback.  Mr. Brymesser noted that any survey conducted should 

be simple and concise for the best response numbers.  Mr. Stoner noted that surveys are being 

responded well right now.  He feels Monroe is doing the right thing with this update, and doing it 

in the right timing. 

 

 Mr. Rogalski noted that the work group will meet in days prior to the Planning 

Commission meetings to bring fresh information to the commission, but it will probably be a 9-

month timeframe to the finished project. Mr. Rogalski warned the Planning Commission 

members to get ready for homework.  Information will be provided at one meeting to be 

discussed at the next to keep things on track with the proposed timeframe. 
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AUDIENCE PARTICIPATION 

 

 None 

 

STAFF COMMENTS 

 

 None  

 

  

ADJOURN 

 

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

vote of the members it was duly RESOLVED to adjourn the meeting at 8:00 PM.  

 

      Respectfully submitted,    

      

 

 

      Holly Wood 

      Recording Secretary 


