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                    October 5, 2022            

  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   William Rudy, Engineer   

Sheldon Brymesser    Michael Pykosh, Solicitor 

Michael Mira     Kirk Stoner, Cumberland County Planning 

      Holly Wood, Recording Secretary 

 
                    

MINUTES 

 

 On the motion of Mr. Mira, and seconded by Ms. Nelson, and by majority vote of 

the Planning Commission members present, it was duly RESOLVED to approve the 

minutes of the September 7, 2022 regular meeting. 
 

 

CORRESPONDENCE      

  

 None 

 
 

AUDIENCE PARTICIPATION    

 

 None 

  

 

UNFINISHED BUSINESS  

 

Zoning Ordinance Update 

 

 Due to Mr. Rogalski’s deployment on a FEMA Urban Search & Rescue mission in 

response to Hurricane Ian, Chairperson Nelson suggested tabling this discussion until the 

November meeting. 

 

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

vote of the members present it was duly RESOLVED to TABLE the Zoning Ordinance 

Update discussion. 
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NEW BUSINESS   

  

415 Dunkleberger – Deputy Conditional Use Application 

  

 No representation was present for this application.  Chairperson Nelson explained that the 

application was for an Airbnb, short-term rental type use in the barn on the property at 415 

Dunkleberger Road.  She noted that this type of use has been determined before to be a “use not 

provided for” in the Zoning Ordinance, thus requiring the Conditional Use request.  She 

explained that Dunkleberger Road is a short road just outside of Churchtown, and this property is 

a single isolated home on that road.   

 

 Mr. Rudy noted that the Engineer’s comments have been issued and the suggested 

conditions are pretty standard.  Mr. Bugli asked if the property owner residing at the location is 

one of the conditions, as that is a condition he would encourage from a legal standpoint.  Mr. 

Rudy confirmed that it was suggested condition # 2 in the comments.  Mr. Stoner noted that the 

applicant should obtain and provide a County Hotel Room Excise Tax certificate. 

 

 Mr. Brymesser asked if a hearing date has been set.  It was confirmed that the hearing 

date was set for November 3, 2022 at 6 PM.  Ms. Nelson commented that she likes seeing 

noncontroversial repurposing of old barns.  She would rather see them repurposed than torn 

down.  She also noted the isolated area is a plus as there are no close neighbors to be disturbed 

and the views are gorgeous for somebody just wanting to relax.  Mr. Brymesser concurred that 

the isolated area of the property is a plus. 

 

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

vote of the members present it was duly RESOLVED to recommend approval of this 

Conditional Use application contingent on satisfaction of the Engineer’s comments dated 

October 5, 2022 and the providing of the County’s Hotel Room Excise Tax Certificate. 

 

 

Stonehouse Crossing Subdivision 

 

 Brian Linsenbach was present to speak on this plan.  He noted they had not yet received 

the Engineer’s comments, but they did receive the County’s comments today.  He understands 

that the Planning Commission would be tabling the plan tonight, but wanted to give a little 

background and receive some feedback since they are in attendance.  Mr. Linsenbach noted that 

this plan was before the commission before as a Conditional Use request for the flag lots 

presented on the plan. 

 

 Mr. Stoner commented that the new flood insurance maps are projecting that there will be 

an increase in the floodplain in this area, and ask that the developers keep that in mind as an 

informational piece when selling the lots affected by the change. 

 

 There was a question presented as to lots 4, 5, and 6 sharing an access drive, and why lot 

7 was not included in that sharing.  It was answered that PennDOT only allows 3 lots to share a 

minimum use driveway, so lot 7 could not be included in the permitting process.  Mr. Brymesser 
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asked if there will only be 2 lots exiting onto Old Stone House Road; it was answered that this 

was correct and all the others would exit onto W. Trindle Road. 

  

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

vote of the members present it was duly RESOLVED to TABLE the Stonehouse Crossing 

Subdivision. 

 

 

Threefold Schoolhouse Conditional Use 

 

 Charles Suhr of Stevens & Lee was present to represent property owners and the home-

school cooperative.  Mr. Suhr noted that this conditional use application is in reference to a 

10.25-acre lot located at 133 Old Stone House Road and the desire of the property owners and 

homeschool cooperative to build a meeting place for their group. He noted that the proposal 

looks like a school, but is not operated as a school.  Mr. Suhr noted that there is no attendance 

requirement, no certified teachers and no lectures; and since it is not operated like a school, the 

use is not provided for and the conditional use application is necessary.  He also noted that they 

are aware of the opposition of the neighbors, and they would like to work with the neighbors to 

address the concerns. 

 

 Tim Clymer of 1692 W. Lisburn Road is the owner of Threefold Farms and part of the 

homeschool cooperative.  He explained that he and his family moved here 7 years ago with the 

dream of building a farm and sharing this way of life.  Since then, Threefold Farms was 

established and continues to grow.  Mr. Clymer noted that they invite and welcome groups from 

preschool ages to senior living ages to their farm to learn and share what they do.  He noted that 

the homeschool group was established in 2019 and has continued to grow and now needs a more 

permanent home with plenty of outdoor space.  Mr. Clymer noted that outdoor play learning is 

very important to their learning philosophy.  He said he wants to grow deep roots in Monroe 

Township and wants to build in a way that preserves open space and fits into the local 

architecture. 

 

 Clarissa Mitchell of 201 Meadow Lane is the CEO of the Threefold Schoolhouse.  She 

noted that the school currently has 40 participants from 20 families.  They are accredited through 

the International Association of Learner Driven Schools and are an Acton Academy affiliate.  

She explained that the participants are registered with a public school and must provide 

portfolios to those public schools at year end.  Ms. Mitchell noted that staff are not teachers, they 

simply provide safety oversight.  Their model is very much rooted in the outdoors and preserving 

farmland is very important to them.  Ms. Mitchell noted that they receive no funding from the 

State, and they are much like church education which is allowed in all zones. 

 

 Chairperson Nelson asked who is teaching since staff only oversees safety.  Ms. Mitchell 

stated that the participants are encouraged to use the community, books, technology, experience 

and each other to learn. 

 

 Joel Widders of Evans Engineering was in attendance to present the land development 

concept.  He made special note that the presentation tonight was just to give an idea of how 
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things might look if the conditional use request is approved.  Mr. Widders explained that access 

to the site would be off of Old Stone House Road with a 13,600 square foot building and 130 

parking spaces.  Impervious area is expected to be about 11% with buildings and paving.  He 

noted a PennDOT permit will be required and a traffic study will need to be done.  He also noted 

that new soil testing would need to be completed for an on-lot system, and a DEP approved 

design and permit will need to be obtained.  Ms. Nelson asked if the plan is to leave the open 

space open.  It was answered yes, there is room to adjust, if necessary, but the plan is to remain 

very open.  

 

 Mr. Rudy briefly went over the Engineer’s comments dated October 5, 2022, noting this 

application was reviewed as a “use not provided for”, but it is his understanding that there is a 

formal letter dated October 3, 2022 requesting a legal determination on if this proposal is a “use 

not provided for” or if it is a school.  The outcome of that determination could change the 

process from conditional use to a zoning hearing board process.  Ms. Nelson noted that by 

Private School definition, this project seems to fit with the exception of the education being 

unsupervised and employees being for safety purposes only. 

 

 Mr. Stoner commented that his family is a homeschool family and is part of a 

homeschool cooperative.  It is his opinion that the design presented is a responsible design for 

agriculture preservation.  He thinks parking may be oversized based on his experience with 

homeschooling; and he concurs with the applicant on there being no need for a play area. 

 

 Charles Mitchell of 201 Meadow Lane is Treasurer for the group.  It was asked if they 

had looked into other options for meeting space.  Mr. Mitchell said that they had reached out to 

other entities before presenting this plan.  He noted that churches do not have the kind of outdoor 

space necessary in most cases, and in some cases, their group was too large. 

 

 Ralph Freed of 136 Old Stone House Road asked what happens once these current 40 

children graduate, will the building become a commercial venture.  It was answered that the 

anticipation is that new students will be filling the openings.  Mr. Freed asked about the traffic 

studies and sewage issues.  It was explained that the conditional use request is the first step to 

move the project forward.  If PennDOT or DEP do not have favorable responses to those items, 

the project would not move forward.  This conditional use application is about the allowance of 

the use only. 

 

 Kelly Bricker of 1710 W. Lisburn Road voiced concern with the intersection of Old 

Stone House Road and W. Lisburn Road.  She noted the multiple accidents at that intersection 

and the ever-increasing traffic on those roads.  She stated that she works from home and sees and 

hears the intersection issues every day, all day.  Ms. Nelson asked if ingress and egress for the 

proposed project being on W. Lisburn would assist in calming traffic and speed.  Ms. Bricker 

said it would not. 

 

 Christine Musser of Silver Springs Township commented that she is a historic 

preservationist and it was her family that sold this farm to the Clymer’s.  She noted that the 

original farm was sold to the Clymer’s because the Musser family knew they would preserve the 

farm as a farm.  When her daughter decided to sell the 10+ acre piece, it was hoped that the 
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Clymer’s would buy it due to the family philosophies on farm land preservation being similar.   

Ms. Musser spoke to her daughter and son-in-law about this proposed project, and they asked her 

to express their support of the school and the Clymers. 

 

 Christylee Peck of 162 Meadow Lane asked about the septic system design and if it 

would be designed to meet the 40-50 people currently active in the homeschool cooperative.  It 

was answered that new testing would be done and any design would need to meet the projected 

occupancy, but the project is not to that point yet.  Ms. Peck also asked if the school has teens 

participating and if parking accounts for their driving/parking possibilities, it was confirmed that 

there are teens attending and parking was designed to account for that. 

 

 Joanne McGraw of 152 Old Stone House Road asked Mr. Rudy to comment on the letter 

sent by her legal representative.  Mr. Rudy deferred to the Township Solicitor who noted the 

letter was received and under review. 

 

 Nathan Boob of 162 Meadow Lane commented that in his opinion the proposed project is 

a noble cause, but the concerns for traffic on W. Lisburn Road are real and the intersection is 

awful.  The traffic study is crucial.  He values his neighbors, but the project needs to be safe and 

the safety has not been proven yet. 

 

 Mr. Brymesser asked about the grading system and grade level changes, and how they are 

determined.  It was answered that there are no grade levels, just levels of mastery that need to be 

met.  Mr. Brymesser asked how funding for the school works.  Mr. Mitchell stated that the 

participating families pay 2/3 of the costs and donors pay the remaining 1/3.  Mr. Brymesser 

asked if the intent is for a long-term existence of the school, it was answered that is the plan. 

 

 Kelly Bricker asked if the retention pond increased the chance of sinkholes, and who 

pays if they run neighbor wells dry. 

 

 Mark Swartz, Planning Commission member, was absent, but submitted comments prior 

to the meeting.  Mr. Swartz noted that safety at the Old Stone House Road and W. Lisburn Road 

is an issue and would encourage travel into the school from the other direction.  He asked if both 

parcels have the same owner, as the driveway crosses over 2 separate parcels.  He wanted to 

know if a traffic study would be required based on the parking proposed; and he had concerns 

about the longevity of the school, what happens 10 – 12 years from now.  It was explained that 

they are currently turning people away for lack of space, so it is anticipated that the school will 

be around for a very long time. 

 

 Ms. Nelson noted that the current size of the school is most similar to the Mennonite 

school of Boyer Road, that has about 30 students. Noting concerns about the number of people in 

and out, limiting the number of students could be a possible condition.  In Ms. Nelson’s opinion, 

it has to be decided if this project should be going through a Conditional Use process or a Zoning 

Hearing Board process.  In her opinion, based on the definition of a school, it seems that this 

project should be seeking Zoning Hearing Board approval. 
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 Christylee Peck asked if the cooperative was accredited as a school, to which the answer 

was yes, and it was confirmed that they are an official non-profit organization. 

 

 Members of the Planning Commission all agreed, that based on the definition of a private 

school in the Zoning Ordinance, this project is to build a school and does not meet the “use not 

provided” for criteria in the Zoning Ordinance. With that in mind, Ms. Nelson recommended that 

the Planning Commission provide an opinion on whether the project meets Conditional Use 

criteria; and then if the Board of Supervisors deems that the project does meet the criteria for 

Conditional Use, then provide a recommendation on approval or denial of the project. 

 

  On the motion of Ms. Nelson, and seconded by Mr. Mira, and by majority vote of 

the members present it was duly RESOLVED that recommend that this project is a use 

provided for in the Zoning Ordinance and does not qualify for Conditional Use approval. 

 

 Mr. Brymesser abstained from this vote. 

 

 On the motion of Ms. Nelson, and seconded by Mr. Mira, and by a 2-1 vote of the 

members present it was duly RESOLVED to recommend a favorable outcome if 

Conditional Use approval is deemed appropriate. 

 

 

AUDIENCE PARTICIPATION 

 

  None 
 

 

STAFF COMMENTS 

 

 None  

   

 

ADJOURN 

 

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

vote of the members it was duly RESOLVED to adjourn the meeting at 8:20 PM.  

 

       

Respectfully submitted,     

      Holly S. Wood 

      Recording Secretary 


