
PUBLIC HEARING

MONDAY, FEBRUARY 12,2018

6:30 P.M.

Roll Call Dave Buchewicz presiding. Board members Walt Sackinsky and
Ed Snee were present. Also in attendance were: Karen Fosbaugh,
Township Manager; Chief Dennis McDonough; Paul J. Gitnik,
Esq., Township Solicitor; Glenn Prokopovitch, Code Enforcement
Officer; and Gary Wargo, Code Enforcement Officer.

Purpose of Hearing The purpose of the Public Hearing is to take oral or written
testimony on the Conditional Use Application submitted by Mero
South Park Ventures, LLC, with regard to the property located at
4000 Brownsville Road, the former site of Consol Coal, Lot and
Block Numbers 887-R-370, 887-L-400, 1009-A-146, and 1010-D-
280, to allow for a Transit Oriented Overlay Development (TOOD)
at the site which is zoned BP Business Park, C-l Community
Commercial, and C-3 Village Center Commercial.

Testimony Mr. Prokopovitch — Mr. Prokopovitch testified on the following:
On 12/6/2017, the Township received an application for
Conditional Use concerning the Transit Oriented Overlay
Development. On 12/11/2017, the Board of Supervisors scheduled
a public hearing for 1/8/2018, at 6:30 p.m. On 12/20/2017, the
Township received a letter from Mero South Park Ventures
requesting their application be tabled and confirming their request
to attend the 1/24/2018 Planning Commission Meeting. On
12/28/2017, a Legal Notice was sent to the Pittsburgh Post-Gazette
and published in the Xtra South edition on 1/26/2018 and
2/2/2018. On 1/8/2018, the Board of Supervisors rescheduled the
public hearing for the conditional use application for 2/12/2018.
On 1/17/2018 the property and surrounding street areas and the
Township Administration Lobby were posted, notifying the public
of the date and time of the public hearing. Additionally, 150 letters
were sent to adjoining neighbors notifying them of the public
hearing. On 1/24/2018, the Planning Commission recommended
approval for the Conditional Use. On 2/5/2018, the property and
surrounding street areas and the Township Administration Lobby
were posted, notifying the public of the date and time of this
evening's public hearing. Mr. Prokopovitch requested that his
testimony be entered into the record.

David Dillon, Project Manager for Mero South Park Ventures
- Mr. Dillon commented that also in attendance is their attorney,
Kevin McKeegan; Jim Green, their engineer; and the



owner/developer, Ron Sabatino. He stated that they are applying
for a Conditional Use for a Transit Oriented Overlay Development
(TOOD) for the former Consol Coal Property. They have removed
the buildings and cleaned up the site, and now it is ready for
development. He explained that a TOOD is a property abutting
public transportation and is a site that is not automobile centered.
It has a mix of residential, retail, commercial, office and public use
green space. It has wide sidewalks, suitable for walking, and
bicycling. The plan has a sidewalk access to the T-Station. He
added that the Montour Trail cuts directly through the site, which
is part of the attraction to the plan. There will be a bridge erected
to carry the Montour Trail over the readjust past the current
bridge. The current bridge will be widened to three (3) lanes, and
there will be a stop light at the end on Brownsville Road. In the
development, they plan on constructing two (2) 90-unit buildings
that are Class A apartments. There will be a clubhouse and a
swimming pool; and the clubhouse will have certain amenities,
such as bocce courts and an outdoor television viewing area. Also
in the site, there will be 127 attached homes and 80 detached single
family homes. The cost of the single family homes will start at
approximately $300,000, and the townhouses will start at
approximately $200,000. The clubhouse will be open to all the
residents of the site, and the green space will be open to all the
public. One of the requirements of the TOOD is a maximum
density allowance, which is relative to how much building is
permitted on the land. The plan was kept well under the
requirements for density, and they have exceeded the green space
requirement. There will be some commercial applications; much
of the commercial is limited in size. They are attempting to have a
small grocery store (20,000 square feet is the limit by regulation),
retail, food and possibly a restaurant. A lot of the higher-end,
Class A apartments tend to be child-free or a minimum of children
and should not be an impact on the schools. However, the
apartments are not restricted to anyone or any age. There will be
assisted-living, which may merge into something medical, such as
an emergent-care or a combination of both. There will also be
townhouses on the Cardox Road area. The entire site will be done
in phases. (Mr. Dillon directed everyone's attention to a mapped
plan indicating the various phases of the Development.) Mr.
Dillon explained that Phase I will be Class A Apartment Buildings,
the Clubhouse, and some of the single-family dwellings and some
of the townhouses on the road that runs to Wood Street. The
grading of the land will occur all at once on the entire site. Phase
II will be commercial and the assisted living, and Phase III will be
in the area of Cardox Road and a small section off of Woodland
Avenue. He clarified that the plan that he has been referring to is
actually a conceptual plan, and there will be more details in the
land development permit, once it is submitted. He explained that



the site is not flat, and there is an increase in elevation of 110 feet
from the entrance to the top of the site. Therefore, once the
grading has taken place, the plan may change slightly. He
mentioned that the apartments, will include a double interior
atrium. The attached townhouses have a two-car garage, and the
single-family homes have various styles to choose.

Ed Guzak, 4131 Woodland Ave., South Park, PA - Mr. Guzak
commented that the Project Engineer was not present at the
Planning Commission Meeting, and the Planning Commission
would not table the application. He stated that there were a lot of
questions that he and some of the community had that they would
like answered. He expressed his enthusiasm for the TOOD
Development; however, he is concerned about the north entrance
coming off of Woodland Avenue. He stated that the traffic study
was not done with volume. He explained that he lives in a cul-de-
sac which only allows for one way in and one way out. When the
new plan of homes were built near him, they were promised a
walk-way for the children from the new plan to Pleasant Street.
The Township widened High Street and installed guard rails but
did not install the walkway. Each school morning, there are many
vehicles parked along the intersection of High Street and Pleasant
Street, waiting for the school bus. Mr. Guzak stated that he was
not sure what the Township ordinance dictates for cul-de-sacs, but
neighboring communities only permit 20 homes in a cul-de-sac. If
there are more than 20 homes, another egress or entry must be
installed. He believes that there is a health and safety concern
because there is only one way out of his neighborhood and the new
plan of homes. He commented that the part of the TOOD project
near his neighborhood is not physically connected to the rest of the
TOOD plan. He questioned the impact of the density if the 16 or
18 homes on the north entrance are removed. He commented that
the residents who will be residing on the street coming off of
Woodland Avenue will not want to walk through the woods to
access the community room and all the other amenities offered.
He stated that the Planning Commission did not have the traffic
study but told him that as per the engineer, everything was fine.
Mr. Guzak stated that he has since reviewed the traffic study, and
referenced section 7.7, which he interpreted as indicating that there
is a sight distance issue. He disagreed with the recommendations
given in the study and asked that the issue be brought back before
the Planning Commission, so that an explanation can be given as to
why 16 homes will be added to the Woodland Avenue cul-de-sac.
Mr. Buchewicz asked Mr. Guzak to describe the cul-de-sac on
Woodland Avenue. Mr. Guzak explained that you come off of
Pleasant Street and onto High Street, and there is only one way in
and one way out in the entire plan.



Donna Stewart, 4127 Woodland Ave., South Park, PA - Ms.
Stewart commented that she is in favor of the TOOD; however, she
is concerned about the section of the plan near Woodland Avenue
which is not connected to the TOOD. She stated that if they
constructed the 16 or 18 houses, a new intersection would need to
be installed at Woodland Avenue which would require a great deal
of construction. She reiterated Mr. Guzak's comment regarding
the fact that there is only one way in and one way out, and an
additional 16 homes would only make the safety issue worse. She
also feels that the issue should be brought back before the Planning
Commission.

Todd Kircher, 4214 Remington Drive, South Park, PA - Mr.
Kircher commented that he has resided in South Park for over 30
years. He stated that he concurs with all of Mr. Guzak's
comments. He mentioned that there are many children who take a
modified bus to school and back, because a regular school bus will
not fit up the S curve. Mr. Kircher added that anytime there is a
new plan of homes, there is generally younger adults and children
moving into the plan. Adding the 16 homes will increase the
amount of children, which will require more school buses to
transport the children. He hopes that the Township accommodates
for this issue and commented that the rest of the plan is wonderful.

Ms. Yagle - Ms. Yagle explained that the application was
submitted in December and was reviewed and submitted for
consideration in January. There were a few changes made and
elements addressed as part of the maximum impervious surface
coverage, and that was in the correspondence and recommendation
as part of the Planning Commission bringing that to the process.
She addressed the question relating to density, and stated that they
are permitted eight (8) dwelling units per acre, which would be
over 750 units that would be permitted within the plan. They are
are only proposing 387 units, which is approximately 4.1 dwelling
units per acre. From a perspective of fulfilling the requirements of
the ordinance, she believes the Township was identifying the
positive components of the development, not only from a life style
perspective but as a contributor to those within the development
and the surrounding development, and it is responding to all of the
objectives that are outlined.

Rob Arnold, Township Engineer - They received the conditional
use application for review in December to determine if it was in
compliance with the TOOD Ordinance and any other applicable
ordinances. They also received and reviewed the Traffic Study.
There were two reviews and two sets of comments that the
Developer's engineer responded to. In general, they have
performed the Traffic Study to the requirements of the Ordinance



as well as answered the majority of their questions. He introduced
Tom Hardy as the Traffic Engineer that performed the review. The
submission that they received was in compliance with the
Ordinances.

Tom Hardy, Traffic Engineer-Herbert, Rowland & Grubic,
Inc. - Mr. Hardy stated that he sent comments to the engineer, and
they answered questions regarding Woodland Avenue. Based on
PennDOT requirements, they were borderline in terms meeting
distance requirements. Mr. Sackinsky inquired about volume, and
Mr. Hardy replied that the Traffic Study was for capacity reasons
and for site distance. He stated that there is not a significant
amount of volume. Mr. Buchewicz asked if they take into
consideration the additional 18 houses and the possible increase in
children walking along Woodland Avenue and High Street, and
Mr. Hardy replied that it does not. Ms. Fosbaugh asked if site
distance means the site distance from the new plan to the
intersection of Woodland Ave., or the site distance from High
Street down to Pleasant St. Mr. Hardy replied that they are
referencing Woodland Ave. and the new intersection. Mr.
Buchewicz asked if Mr. Hardy would explain the requirements for
the new intersection and if Woodland Ave. would need widened.
Mr. Hardy explained that the Traffic Study does not consider the
need to widen roads; it is done strictly for site distance. Initially,
they talked about what intersections to consider in terms of
capacity and traffic volumes. Mr. Buchewicz inquired about the
site distance after the additional homes are built. Mr. Hardy
replied that it is based off of the speed limit of the road and the
horizontal curvature. He explained that the Traffic Study considers
only the intersection of Woodland Ave. and the new local road.
Anything that is existing is not included. Ms. Stewart asked if
cameras were used to determine the volume of traffic.

Jim Green, Project Engineer-JAI Consultants - Mr. Green
explained that he is not the Traffic Engineer but he works with
them directly. He commented that when they first started on the
project, they met with HRG, the Traffic Engineer, and PennDOT
to consider what intersections need to be studied. Woodland Ave.
and the cul-de-sac was not studied, since it is not a major
intersection. Because of the small amount of homes and traffic, it
was not recommended to be studied by the Traffic Engineer, HRG,
or by PennDOT. Mr. Green explained that the cul-de-sac will be
part of Phase 3, which may happen in 2 to 3 years. At that time,
when that property is developed and goes through the Land
Development process, there will be a detailed design of that
connection to Woodland Ave. At that point, if mitigation is
required at some of the areas, such as widening roads, making one
way access, or reducing the speed limit, they will be further



investigated at that time. Mr. Green stated that in his opinion, this
is not the proper time to be discussing those detailed design
perimeters. Mr. Gitnik stated that it was his understanding that the
applicant/developer had already agreed to improve Woodland Ave.
and to widen it to the Township's standards within the existing
right-of-way and/or the land's now owned by the applicant. Mr.
Green commented that he cannot speak for Mr. Sabatino.

Kevin McKeegan, Law Firm and counsel for the applicant -
Mr. McKeegan stated that he, Mr. Gitnik, the Township Staff and
the Developer had a conference call on Friday, and this was one of
the items that was discussed. He commented that it is work that
will be taken at a later phase, and it was agreed as to a possible
condition of approval at this stage of the Conditional Use, at the
Developer's cost within the existing legal right-of-way of
Woodland Ave. and/or the land owned by the Developer. If it is
merited by the Traffic Study to be undertaken at that point, the
Developer would widen Woodland Ave. Therefore, a Traffic
Study will need to be performed for that phase. If the study
indicates that Woodland Ave. needs to be widened, and can be
completed within the Developer's right-of-way and the
Developer's property, it will be done. Mr. Gitnik stated that
because Woodland Avenue does not currently comply with
Township Standards, and since the Developer owns the property,
the Developer agreed to widen Woodland Avenue and provide and
erect directional signage during Phase 3. He added that the
agreement was not subject to a Traffic Study. Mr. McKeegan
commented that the Traffic Study that has been done to date does
not have those details. Once those details are established, which
will be by the subsequent Traffic Study submitted at that Phase,
that work will be done. Ms. Stewart inquired about the more
specific detailed traffic study to be part of the Land Development
submission. Mr. Gitnik explained that it is the Township's
understanding that Woodland Ave. would be widened to the width
of Township standards; therefore, it would not look like its current
state in Phase 3. Mr. Sackinsky asked if the Developer agrees to
widen the road, not being subject to a Traffic Study. Mr.
McKeegan read aloud the following condition, "Subject to the
condition that the Applicant/Developer shall at its cost make such
improvements within the existing legal right-of-way to Woodland
Avenue and/or land now owned by the Applicant/Developer, as
well as provide and erect street directional signage on Woodland
Avenue, all to be as described in the traffic study to be submitted at
the time the Applicant/Developer is at that phase of the
Subdivision or Land Development." Mr. Gitnik mentioned cost
and expense which was not included on the last draft. He also
commented that Mr. McKeegan defined the word "Traffic Study,"
and Mr. McKeegan stated that they took out that definition because



the Township found it to be more open ended. Mr. Gitnik
commented that so this would not become an issue, it was already
agreed that Woodland Avenue would be widened to Township
Standards, regardless of the Traffic Study. He added that this
came to fruition as a potential condition because the Township
knew that the Developer was under control and the topography
allows for it to occur. Mr. McKeegan stated that there is
not a Traffic Study that speaks to this particular issue. He added
that they fully expect that the Traffic Study that will be submitted
for the Land Development in approximately 2 or 3 years will
determine that need; however, they are uncertain of what the
Traffic Study may determine. What was agreed upon is that they
will follow the Township ordinances and submit a Traffic Study at
the time the Land Development application is submitted. If the
Traffic Study determines that Woodland Ave. needs widened, they
will widen the road. Mr. McKeegan asked that the Township keep
in mind that this is an application for a conceptual master plan.
Each phase will be subject to a separate Land Development
review. When the application is submitted, if the Township wants
to impose a condition at that time, it would be within the
Township's powers to do so. He added that it is a future phase for
which the real study and engineering will be submitted at a later
date. Mr. Gitnik stated that the biggest concern this evening is
Woodland Avenue, and he asked if there is any opportunity that
the Developer would agree to widen Woodland Avenue to
Township Standards when developing Phase 3, rather than relying
on the Traffic Study. Mr. Buchewicz asked how the 18 houses
near Woodland Ave. qualify for the TOOD if they are not
connected for pedestrian or vehicular access. Mr. McKeegan
replied that he has not studied that issue, but the planners and
engineers have reviewed it and signed off on it. He referred the
question to Mr. Sabatino.

Ronald Sabatino, Developer - Mr. Sabatino stated that they
would have liked to connect it more directly, but there is a 40 foot
ravine and a beautiful creek bed which environmentally they
wanted to protect. Therefore, it was virtually impossible to
connect the roads directly to the TOOD at this point. One of the
reasons that that is part of Phase 3 is because they are still pursuing
other options for connectivity. Mr. Sabatino stated that Phase 3
will be developed in the 5-year realm; Phase 1 and 2 will be
developed in the first 5 years. Mr. McKeegan stated that the
problem is that at this point we do not have any design criteria for
widening the road. Mr. Gitnik and Mr. Sackinsky commented that
it would be Township standards, and Mrs. Fosbaugh stated that it
would be 50 feet wide. Mr. Gitnik added that it would be within
the legal right-of-way and within the Developer's property. Mr.
Sabatino commented that the study will also show the design. For



Action

Adjournment

example, they have a condition to do some improvement to
Brownsville Road, but do not have a condition to obviously widen
all of Brownsville Road. So the design will determine what
portions of Woodland Avenue are most important. Mrs. Fosbaugh
commented on the intersection at Woodland Avenue and the new
street going into the plan near the cul-de-sac, which the Developer
indicated as currently marginal. She asked if that street was
widened from the curb to the current Township standard of 50 feet,
would it have a beneficial impact upon the site distance. Mr.
Hardy replied that it probably would not increase site distance.
Ms. Stewart asked that the Board of Supervisors take into
consideration all of the information brought forth this evening,
specifically how the section of homes near Woodland Avenue
connect to the TOOD. She requested that the Board of Supervisors
remove that section as part of the master plan and approve the
remaining master plan. If in the future they are still considering
connecting it to the TOOD, then we can have further discussions,
and the Supervisors could potentially approve it at that time. Mr.
Gitnik asked that all of the plans, drawings and Traffic Study,
Declaration Draft, all corresponding documents from and to the
Township Engineer, Planning Consultant, and Solicitor, relating
only to the Conditional Use Application; the Power Point that was
projected this evening; and the minutes of the Planning
Commission be submitted. Mr. McKeegan added that he would
like the Planning Commission's recommendation and the
recommendation from the Planning Consultant to be entered into
the record.

Chief McDonough - Chief McDonough had no comments.

Mr. Sackinsky - Mr. Sackinsky had no further comments.

Mr. Snee - Mr. Snee had no comments.

Mr. Buchewicz - Mr. Buchewicz had no further comments.

Motion by Mr. Snee and seconded by Mr. Sackinsky to close the
public hearing. All members voted aye. Motion carried.

Motion by Mr. Snee and seconded by Mr. Sackinsky to adjourn the
public hearing. All members voted aye. Motion carried.

Time: 7:28 p.m.


