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Bridgeton	  Township	  Planning	  Commission	  

Minutes	  of	  April	  26,	  2017	  Meeting	  

Bridgeton	  Township	  Building,	  1370	  Bridgeton	  Hill	  Rd,	  Upper	  Black	  Eddy,	  PA	  
	  

Present: Glenn Phillips. Mike Doyle, Terry Brown, CC Hopf, and Roger Keller.  

I. Call to order  

Glenn Philips called the meeting to order at 7.32 pm. 

II. Review & Approval of Minutes 

Minutes for the March 22nd meeting were reviewed. On a motion by Roger Keller, seconded by 
Glenn Phillips, the minutes were approved unanimously.  

III. Review of the Bryan minor subdivision at 1935/1937 River Road 

Also present: Mark Bryan, Carlos Carretero, the property owners, and Tim Fulmer from Robert 
Wynn Associates, the Township’s engineers. 
 
Tim reviewed the purpose of the proposed subdivision: to separate the private residence and the 
commercial properties on the site. Each site has a well and septic system and no development activity 
is proposed in the subdivision plan. The applicants will need some zoning relief and have a meeting 
with the Zoning Board the week following this meeting. (Attached letter from Dan Jenkins, Zoning 
Officer, to the Supervisors dated April 24th, 2017.) 
 
Tim then went through each zoning issue for which relief is required as described in a letter to the 
Planning Commission Dated March 23, 2017 and is appended to these Minutes. Roger Keller asked 
about storm water management. Tim said that the impervious area coverage on the proposed Lot 1 
would be 17.5% versus the 15% limit. There are no known concerns with drainage on the property 
and there will be no development that would change the current flows of storm water.  
 
Tim Fulmer stated that they had received the County review of the proposal and no further issues 
were raised. Terry Brown asked why the PC had not received copies of the County review document. 
 
Terry Brown moved for approval of the plan as presented and subject to compliance with the March 
23 memorandum and securing the necessary variances from the Zoning Hearing Board. The motion 
was seconded by Roger Keller and approved unanimously. This approval will be communicated to 
the Township by ‘action item’ memo. 
 
IV. Review of River Valley Waldorf land development 

Also present: Amy Nyberg, Paul Kovach, Ron Ferguson of the River Valley Waldorf School, and 
represented by Matthew Connors of Engineering & Land Planning (E&LP, High Bridge, NJ), and 
Tim Fulmer from Robert Wynn Associates, the Township’s engineers. 
 
The purpose of the meeting was discussion of a preliminary land development plan prepared by 
E&LP: a 6000+/- sq ft building expansion and addition of parking facilities at the school. 

Tim Fulmer stated that the Preliminary Plan is referenced in detail in his April 3rd letter to the PC. 
Matthew Connors (Senior Manager, E&LP), beginning the review, said that the ‘Phase 2’ parking 
area was being removed for the time being and would reduce the impervious surface coverage. In 
answer to a question by Roger Keller on the effect of additional parking on auto headlights on the 
neighboring properties, Mr. Connors noted that the improvements would not increase the usage at the 
site and that screening shrubbery would be planted. Parking would be on what is currently grass and 
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would not encroach on the shrubbery area. Roger also commented on the problems of ‘pervious’ 
pavements that can clog and require maintenance. This was a concern because it could impact storm 
water management. It was agreed that they would look into alternative pervious systems.  

Tim Fulmer then discussed each item (1-15) in the April 3 letter. The following are comments that 
supplement or are additional to statements in the letter. Those items pertaining to the Phase 2 parking, 
now withdrawn for the time being, were identified: items 2, 3 (A and B). On item 4 Mr. Connors said 
that he had a letter from Bucks County saying that the septic system and water supply are in 
compliance. Item 5: some updated impervious coverage calculations are required and some 
consideration given to the maintenance of pervious surface products. Item 6, buffer yards, the 
requirement is for evergreen plantings to minimize light on the neighboring properties. Item 8, Mr. 
Fulmer proposed that the Township grant waivers on street improvements (Bridgeton Hill Road) 
although there will be a review by PennDot.  

Item 9 regarding storm water runoff: Mr. Fulmer stated that the site has existed for many years 
without storm water problems and recommended the Township approve the waiver requested in 
section 9A subject to the design calculations verifying compliance on impervious surfaces. Mr. 
Fulmer stated that there will be full compliance on paragraphs 9B and 9C and noted the continuous 
involvement of the Township in a Stormwater Management Maintenance and Monitoring Agreement 
with the School. 

Item 10. A memo, March 17, from Bucks County Conservation District stated the current plan is 
adequate for erosion/sediment control. Item 11 on site well: Mr. Connors has received a latter from 
BCDH (see above).  Item 12, Illumination of parking area, Mr. Fulmer drew attention to the 
Township’s lighting ordinance. Item 14: Mr. Fulmer stated that the Township needs a Financial 
Security Agreement to ensure completion of the improvements necessary for overall compliance. 

On the Drafting Detail Review section #15, Mr. Fulmer recommended a waiver to allow HDPE 
plastic pipe rather than reinforced concrete pipe in the Storm water system on the property. Roger 
Keller requested that nothing under 8” diameter pipe be used. 

Finally, Mr. Fulmer requested that the approval be tabled for now so that preliminary and final 
approvals could be done simultaneously at a later date.  Roger Keller made a motion to table, and 
Terry Brown seconded was carried unanimously. 

V. PC comments 

Roger Keller said that he had emailed the Township office requesting that all relevant reports and 
letters received should be distributed to Commission members prior to scheduled meetings. 

VI. Adjournment 

With no further comments from the planning commission members, and no public comments, Terry 
Brown moved for adjournment. The motion was seconded by Mike Doyle and the meeting was 
adjourned at 9.16 p.m. 

Michael Doyle, Secretary 

May 23, 2017 

 

Appended to the Minutes:  Two letters from Mr. Tim Fulmer to the BTPC: 

1. Dated March 23, 2017. Subject: “Bryan Minor Subdivision”. 

2. Dated April 3, 2017. Subject: “River Valley Waldorf School Land Development”.  


