
BUFFALO TOWNSHIP PLANNING COMMISSION – REGULAR MONTHY MEETING DECEMBER 1, 2021 

The Regular Monthly Meeting of the Buffalo Township Planning Commission was held on 

December 1, 2021, at 7:00 p.m. and called to order by Chairman Grant McConnell.  This Meeting is being 

recorded, if anyone is taping this Meeting, please state your name and address for the record. 

Roll Call 

Grant McConnell - Present 

Chris Foust – Present 

Sue Gregory – Present 

Amy Trulik – Absent (Emailed) 

Tim Gottus – Present 

Brian Farrington – Present 

Ken Howard – Present 

Rick Healey – Present 

 

A majority of the Planning Commission Board being present, the Chairman declared the Meeting 

open for the transaction of business.   

APPROVAL OF THE MINUTES of the November 3, 2021 Regular Monthly Meeting of the Buffalo 

Township Planning Commission, as recorded, was on motion of Tim Gottus, seconded by Chris Foust.  

Motion Carried.  Un. Approval. 

------------------------------------------------------------------------------------------------------------------------------------------

LAND DEVELOPMENT 

LAUREL HILLS PARTNERS, LP - LOT CONSOLIDATION PLAN 

 Tabled at the November 3, 2021 Meeting.  Removed from table.   

 On a motion of Sue Gregory, seconded by Tim Gottus to remove Laurel Hills Partners, LP – Lot 

Consolidation Plan from table.  Motion Carried.  Un. Approval. 

Gateway Engineers is submitting a proposed Lot Line Consolidation Plan for Laurel Hills Partners, 

LP who currently has an agreement on parcels 040-1F77-8B and 040-1F77-7A which are located on the 

south side of South Pike Road (SR 356) within the Township of Buffalo.  These parcels are currently 

owned by John M. Allen, Jr. Family Trust and Gary L. Risch, Sr.  Laurel Hills Partners, LP is purposing to 

combine the two forementioned parcels into one 29.3-acre parcel for development.  In addition to 

combining the above-mentioned lots, there is a small piece of property on the  north side and a small 

piece of property on the north corner of parcel 040-1F77-7A that is being transferred to the neighboring 

parcel owned by Anthony Donatelli. 

 The Township office has received the application, filing fee, copies of the plan, Butler County 

Planning Commission Comment letter received 11/3/21;  Municipal Authority Comment letter received 

10/26/21;  Public water and sewage are available.  Construction plans for water and sewage will need 

submitted to the Authority for review.  Letter of availability is attached,  The Municipal Authority of  
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Buffalo Township currently provides public water and sewage within the vicinity of the proposed Laurel 

Hills Development and has the capacity to furnish these services.;  Bankson Engineer Comment letter 

received 10/29/21. 

On a motion of Chris Foust, seconded by Tim Gottus to favorably recommend the Laurel Hills Lot 

Consolidation Plan be moved onto the Board of Supervisors for Preliminary Approval. Motion Carried. 

Un. Approval. 

--------------------------------------------------------------------------------------------------------------------- 
LAUREL HILLS MULTI-FAMILY DEVELOPMENT PRELIMINARY/FINAL SITE PLAN 

 Tabled at the November 3, 2021 Meeting.  Removed from table. 

 On a motion of Chris Foust, seconded by Tim Gottus to remove the Laurel Hills Multi-Family 

Development Preliminary/Final Site Plan from table.  Motion Carried.  Un. Approval. 

 Gateway Engineers is submitting a proposed Preliminary Site Plan for the Laurel Hills 

Development for Laurel Hills Partners, LP located on the south side of South Pike Road on parcels 040-

1F77-8B and 040-1F77-7A in Buffalo Township, Butler County in the B-1 (Business District) on 28.7 acres 

of land.  This site will be a multifamily development and the Conditional Use approval was previously 

granted.  The site currently consists of vacant land and remnants of previous structures.  The site will 

consist of 98 residential units and a clubhouse which is designed as a condominium community and 

there will be a condominium, association that will manage the open space and amenities within the site.  

The site slopes generally slope to the south and toward South Pike Road.  Stormwater runoff currently 

flows overland through the property which ultimately reaches Sarver Run and the stormwater will be 

managed via three proposed infiltration/stormwater management detention facilities.  All units will be 

serviced by public water and public sanitary sewer systems owned and operated by Municipal Authority 

of Buffalo Township running along or within the property.  There are no endangered species, mine 

subsidence area, oil or gas wells, or documented flood ways on the site. 

 The Township office has received the application, filing fee, copies of the plan, Traffic Impact 

Assessment received, Post Stormwater Management Report received,  Butler County Planning 

Commission Comment letter not received as of 11/3/21;  Municipal Authority Comment letter received 

10/26/21;  Public water and sewage are available.  Construction plans for water and sewage will need 

submitted to the Authority for review.  Letter of availability is attached;  The Municipal Authority of Buffalo 

Township currently provides public water and sewage within the vicinity of the proposed Laurel Hills 

Development and has the capacity to furnish these services.;  Bankson Engineer Comment letter received 

10/29/21 & revised Comment letter received 12/1/21; ZONING:  403:  It appears as if the Anthony and 

Michelle Donatelli parcel to the north of the project site is an existing non-conforming use. A note which 

identifies the parcel as such should be added to the Site and Subdivision Plan Drawings. 405: A 

minimum of 2.5 parking spaces are required for each Multi-Family Dwelling Unit. Please show evidence 

of the required parking spaces. 603.4.A.1: A continuous service drive or cross-access corridor right-

of-way shall be reserved. This shall appear on the Site and Subdivision Plan Drawings. 606:  Please provide 

evidence of adequate buffering in accordance with the Ordinance Requirements. SUBDIVISION: 206: This  
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project proposes the installation of public infrastructure. As such, per the Municipalities Planning Code, 

the Applicant is required to provide financial surety for the completion of the public improvements. 

Should the Applicant elect not to post financial surety, it is recommended that Final Approval not be 

granted until all public improvements are constructed in accordance with the Township Ordinances. 213: 

Public Sites and Open Spaces: As this Development will create new residential dwelling units, the Applicant 

is required to provide a dedication of land for recreational use or pay the fee in lieu of such dedication. 

303.2:  Please provide evidence of PennDOT Approval of the Traffic Study. A complete design including, 

but not limited to, Plans, Profiles, and Details of all proposed improvements to S.R. 0356 will be 

required.307: Water and sewer utility shall be forwarded to the Township. 402:  Concrete monuments 

shall be set at the intersection of all lines forming angles in the boundary of all subdivisions. Please provide 

evidence of monuments and markers. STORMWATER MANAGEMENT: 301.G/501.A:  If diffused flow 

is proposed to be concentrated and discharged onto an adjacent property, the Applicant must 

demonstrate that adequate downstream conveyance facilities exist to safely transport the concentrated 

discharge or otherwise prove that no erosion, sedimentation, flooding, or other harm will result from the 

concentrated discharge. The Township shall reserve the right to disapprove any design that would result 

in the continuation or exacerbation of a documented adverse hydrologic or hydraulic condition within the 

watershed. The Township is aware of stormwater runoff concerns along Parker Road. Please provide 

evidence that stormwater runoff from the proposed steep slopes will be adequately managed and will 

not create or exacerbate adverse conditions on adjoining properties.  301.M: Any stormwater 

management facilities regulated by this Ordinance that will be located on or discharged onto State 

highway rights-of-way shall be subject to approval by the Pennsylvania Department of Transportation 

(PennDOT). 301.Q: We recommend that all roof drain collector manifolds be connected directly to 

the proposed storm sewer system and not directly discharged into vegetated swales near the PennDOT 

right-of-way. Complete roof drain plan and profile drawings will be required. 401.B: Existing 

Resources and Site Analysis Plan shall be prepared to provide the Developer and the Township with a 

comprehensive analysis of existing conditions, both on the proposed development site and within 500 

feet of the site. Please add the required details to the Existing Resources and Site Analysis Plan as specified 

by the Ordinance. 501.B.13: All stormwater management facilities must empty over a period of time 

not less than 24 hours and not more than 72 hours from the end of the facility’s inflow hydrograph. 

Infiltration tests performed at the facility locations and proposed basin bottom depths, in accordance with 

the BMP Manual, must support the time-to-empty calculations if infiltration is a factor.  501.B.15:  

Landscaping and Planting Specifications must be provided for all stormwater management basins. 

501.B.16:  A safety fence must be installed around all stormwater management basins. 501.B.18: The 

primary outlet structure shall be designed to pass all 24-hour design storms (up to and including the 100-

year event) without discharging through the emergency spillway. The 100-year water surface elevation in 

Basin 2 exceeds the crest of the emergency spillway. The Applicant should also clarify if the underdrain 

gate valves are to be normally open or closed. 501.B.22: The Applicant shall provide evidence that the 

storm sewer system has capacity to convey the peak flows from the 25-year storm event. Inlet capture 

calculations shall also be provided. It appears as if additional yard drains may be required to collect surface 

runoff nearby/adjacent to the proposed buildings. 501.B.22.d.5: All storm sewer pipes shall be laid to a 

minimum depth of 1.25 feet from the bottom of the stone subbase to the crown of the pipe. 501B.22.d.6:  
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It appears as if the proposed spacing of inlets exceeds 200 feet along Forest Oaks Drive. GENERAL 

COMMENTS: 1. Please revise the alignment of the proposed storm sewer along Forest Oaks Drive near 

the connection to Twin Oaks to eliminate the storm sewer within the cartway. 2. Streetlights will be 

required in all cul-de-sacs and at all pedestrian crosswalks. Also, it appears as if a streetlight will be 

required at the intersection where the entrance to the Development meets S.R. 0356.  3. A modification 

has been requested to allow the Developer to disturb approximately 63% of the steep slopes on the 

project site, by area. The Ordinance permits disturbance of these slopes up to 20% percent, by area.  4. 

At all points where the sidewalks intersect with the public roadway, provisions shall be made by the 

Applicant to ensure that the sidewalks are compliant with the requirements of the Americans with 

Disabilities Act (ADA). Also, please revise the ADA Detail on Sheet C600 to accurately represent the asphalt 

wedge curb and ADA ramp interface. 5. It appears as if slopes are proposed to be graded at 2:1. Please 

provide a Geotechnical Report signed and sealed by a licensed professional engineer in the 

Commonwealth of Pennsylvania which certifies the stability of the proposed 2:1 slopes. 6. Any and all 

permits including, but not limited to, those shown below shall be obtained prior to Final Approval:  i. 

NPDES Permit for Stormwater Discharges Associated with Construction Activities ii. Township Grading 

Permit  iii. PennDOT Highway Occupancy Permit   We recommend that the Preliminary/Final Subdivision 

and Land Development Plan Applications for the Laurel Hills Development should be tabled at this time. 

The Applicant should provide evidence of adequate resolution of all comments outlined above. We trust 

the foregoing is adequate for your immediate needs.  Please contact us if you require any additional 

information or clarification. 

 Ken Howard stated that we do have a long list of comments as listed a noted above.  They have a 

Lot Consolidation plan and a Comprehensive Land Development Plan with Site Plan and Stormwater 

Management and purposed layouts of the 2 stormwater basins and the comprehensive highway 

improvements along route 356.  They are seeking tonight for Preliminary Plan Approval of the project with 

the understanding that if they would give us some indication that they are going to complete all the items 

listed to our satisfaction and understanding that there is about a 6-month window for obtaining permits 

from PennDOT and the DEP so maybe what we can do is let Mike give us the presentation and go down 

the list of everything that he has on his mind and we can go from there.  Mike stated since the last time 

we were here we submitted a letter in response to the initial letter.  There still are some gray areas 

between preliminary and final. I think we are pretty far along with this project are getting close to final 

approval at this point.  Ken did have a couple concerns that I would like to address with the Board.  Just 

so you know I did contact Ken and said hey, I don’t really have any issues with the comments that are on 

here because a lot of the stormwater stuff was addressed in the first comment letter.  I don’t want to 

have to keep coming back every month and I think we have a 6 or 7 month wait on this NPDES Permit 

once we get it in to the DEP which we are hoping to submit by weeks end.  So, we think we more than 

meet Preliminary requirements with exception of one main item that Ken has brought to my attention 

and I am willing to get him the information on.  Mike shared the information regarding the plan.  There 

will be 98 units, quad units including a Clubhouse with a pool, 2 public streets and a public connector that 

connects to Oak Creek Farms.  We will have widening along 356 and the status on that is the traffic study 

has been submitted and should have approval on that in the next month.  A big change from last month 

is dealing with the Stormwater Plan.  The pond that was originally on the plan that would be diverted to  
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Parker Road is now being diverted down along Route 356 at our front pond.  The back pond has been 

reduced from 12.5 acres to 6.5 acres.  I felt that since we did that, I don’t see any issue with us providing 

additional water to the neighbors along Parker Road.  Ken suggested that maybe we should have a 

secondary swale to make sure there is no runoff from this slope that will head down to the Parker Road 

homes.  Brett and I looked at it and we could put a swale or pipe and direct it down a 50-foot strip.  We 

are willing to do that.  That is the biggest change to the plan.  The Planning Commission suggested that 

there be a cross connection from Donatelli’s property to the Laurel Hills Plan.  We prefer not to make any 

changes in that area at this point until we see what the traffic impact will be like.  Tim Gottus stated that 

there has been a lot of sensitivity regarding the Stormwater Management because a lot of people have 

been impacted in these developments.  I read in the comment letter from Bankson that there will be a 

metric of flow from water and after that build the metrics will be even less.  I don’t understand the metrics 

but is there any plans if this doesn’t happen?  What is the recourse?  How will this impact the township, 

the community, the neighbors as taxpayers?  Could there be a potential hazard in the future if this does 

not work.  Mike replied that it is our job as professionals to address everything so that there are not any 

problems and Ken as township engineer will bring up things that we may have not seen.  Theoretically on 

paper there is half the amount of water entering there as long as we collect all of this which we plan to 

do.  There is several thousands of roof drains going into there and we as professionals are liable if 

something is out there and owners are impacted and developers have to address.  I understand that there 

have been things in this area that shouldn’t have happened in the past so I know it is sensitive and we will 

work with Ken to make things work.  Tim asked how some of these things have been addressed in the past 

then we would have a basis to say this is what we expect.  Ken replied that they have asked Mike and his 

firm and Brett Schultz with Weaver to give us additional infrastructure along the southern edge of their 

parcel with has been called in the past belts and suspenders which will keep the runoff from the 

development that will hold the water and make it flow more slowly in a 100-year storm event to a 10-year 

storm event which is slowing the water way down and explained more regarding the stormwater flow.  

Ken shared information regarding what happened with the Twin Oaks PRD and caused major issues to 

people in that area.  Tim asked about the 50-yard strip and asked about the water going onto Parker Road.  

Ken answered.  They took the pipe away from the Parker Road area.  Barb Panza, 110 Kimberly Drive.  I 

have sat through several meetings and am asking now if we as a township have someway to evaluate the 

changes that are going to happen to our roads?  Atty. Farrington replied that when you were here at 

previous meetings the plans that were being discussed were much older plans.  The Woodbury plan did 

not have the stringent stormwater requirements.  Everything that Ken is talking about are the newer plans 

and they have been enhanced in the last several years so that they can significant rainfalls.  Atty. 

Farrington asked Ken if that was correct and Ken replied, yes that is correct.  When you see these people 

that come in with stormwater issues, my basin has filled up significantly, those have been addressed as 

the standards have changed over time.  Ken stated that the newer developments meet a much more 

stringent standards and requirements.  Barb replied that their were people that had built a home in 

Chesterfield Estate.  No one was familiar with this.  Gary Risch stated that in the Edgewood plan we had 

to absorb the costs in a plan that was built in the 50’s.  We had to replace all the terracotta piping we dug 

it out and put plastic pipe in and we had to do the same thing over on Rambler Drive.  The township had 

to fix that as well and it was another plan that was built in the 50’s.  Barb stated that I guess my problem 

is since we moved in there has been a huge amount of growth in Buffalo Township.  Gary Risch replied 



BUFFALO TOWNSHIP PLANNING COMMISSION – REGULAR MONTHY MEETING DECEMBER 1, 2021 

that he just looked at the 2000 Census we had 7300 people and in the 2020 Census we now have 7900.  

So, there really hasn’t been that much more growth in the Township.  Barb answered but if you look at 

the amount of buildings that have been put up, that is a lot on non-permeable space and we do have a 

big issue in Buffalo Township with flooding.  Gary replied we have had rains like we have never had before.  

Barb asked so, what are we as a township doing to make sure our growth doesn’t exceed what we are 

capable of handling?  Gary replied, I am not sure what you mean by that.  Tim Gottus stated, I agree with 

what you are saying about that.  There is a lot of building going on obviously the numbers speak for 

themselves and discussed how it was 2 or 3 years ago when he was putting in an inground pool on his 

property.  I think that is why we are evaluating all of this now.  Gary stated that all the new homes used 

to run their rain gutters out onto the street and that is not allowed now and explained about when he 

built his home six years ago.  Our Ordinances have been upgraded and now we are to the point of updating 

them again.  Barb stated that she appreciates that now everyone has to maintain their water within their 

property because we have to mitigate 3 properties that were not part of the new agreement with the 

stormwater.  My concern is that we have roads that are non-permeable and are putting more in.  Are we 

at down the road, we don’t become a cement township that we are all dealing with a bunch of flooding.  

Tim replied, that makes sense.  Mike Ogin stated that we do not usually get this detailed at these meetings.  

Once the storm basins are built and once constructed they will come in a clean them out and put 

specialized soil in there and is fairly stringent.  This is an MRC Project.  Chris stated that there was an issue 

with a pool and asked if there is something that can be done during construction that can help these 

people that are already living there out while the plan was being built?  Mike stated if you get a contractor 

that comes in and removes all of the vegetation, doesn’t have his controls in potentially and we get one 

of these rains then there is no place for this water to go and explained how his stormwater plan is for this 

development, maintenance and constructed properly.  There is always potential for these issues but we 

can try to address as much as possible.  So, back to where I started, I contacted Ken and said that we are 

pretty far along with this project and are looking at submitting the NPDES Permit.  The elevations and the 

swale that we took out, if I provide this to you and have this addressed prior to the meeting, is there any 

chance we can obtain Preliminary approval to move along to the Board of Supervisors?  That way I won’t 

have to revise all the drawings again and return back in another month.  But tonight, I would like to see if 

we could move forward with Preliminary then you would have to see me back in 6-8 months once we 

receive the NPDES Permit.  There were 2 items on the agenda.  The first was a Lot Consolidation plan and 

the other is for the Land Development.  The Lot Consolidation plan is to create the roadways in the plan.  

There were 2 parcels that are being combined and then the third part was a small strip on land that is 

being conveyed to Donatelli.  The developers worked out a plan to swap some land to help him out and 

explained.  Atty.  Farrington asked Mike if he was going to submit a separate Lot Consolidation Plan in 

which he had already done.  The plan was on the table in front of the Board table.  Ken stated that if Mike 

could add to these items to the drawings, the cross connection and the infrastructure that will be to the 

southern side then we could support moving this along as a preliminary approval.  Ken explained that 

none of this will get recorded and if you can get these changes on the plan before next Wednesday, then 

I think we can support your request to help him move forward with DEP.  Atty. Farrington asked about 

the entrance/exit along route 356 and what the daily traffic flow would be.  Mike stated it is just in and 

out.  Atty. Farrington asked what the anticipation daily traffic is?  Ken stated that it is in his report.  The 

report is on the table.  Mike said that he could pull the page out for him to review.  Atty. Farrington asked  
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if it would be less than 100 and said the reason he was asking is because it is in the A-2 Access Management 

overlay.  Grant McConnell asked about the Stormwater Management Plan and if he is in support of it.  Ken 

replied he is.  Sue Gregory asked about the flow coming down to 356 and Ken answered her question.  

There are 2 good drainage systems and there is less water going into the systems.  He will have to satisfy 

PennDOT as well before anything can take place.  Ken replied that our stormwater ordinance is one of the 

most stringent.  Gary Risch stated a lot of developers don’t want to come into our township because of 

this.  Ken stated that it is a County wide Act 167 Stormwater Ordinance and it is very stringent.  It is pushed 

on you by the DEP.  Mike stated that this will take some time to get this approved through the DEP.  Grant 

asked how comfortable are we that none of this water will go down to Parker Road?  Ken stated that Mike 

is designing something so that this does not happen.  Mike stated that he is comfortable that we have it 

handled here and doing a little bit extra in putting this swale in.  We also have keyway drains to put in that 

area and explained.  I feel very comfortable, obviously our name is on it. Ken stated that when Mike 

designed the Oak Hills plan we made him do the same thing there.  We went above and beyond just to 

protect those properties.  Mike typically comes up with a good plan that works.  Grant stated that we are 

not trying to give you hard time but we as a Board are getting questions from residents all the time and 

are fed up with the stormwater issues.   

 On a motion of Chris Foust, seconded by Tim Gottus to favorably recommend the Laurel Hills 

Multi-Family Plan for Preliminary Approval and move it onto the Board of Supervisors contingent upon 

satisfying Bankson Engineers comments.  Motion Carried.  Un. Approval. 

------------------------------------------------------------------------------------------------------------------------------------------ 

TWIN OAKS PHASE 4A – SUBDIVISION PLAN 

 Gateway Engineers is submitting a proposed Subdivision Plan for the John M. Allen, Jr. Family 
Trust.  Twin Oaks Development, LLC currently has a purchase agreement on Parcel 040-1F77-8BD which 
is located south of the previous phases of the Twin Oaks Development within the Township.  Twin Oaks 
Development, LLC. is proposing to subdivide the 59.67 parcel into 3 lots.  Two of these lots will be 
utilized for the development of Phases 4 & 5 of the Twin Oaks Development and the third lot will be 
conveyed to the Twin Oaks Homeowner Association for an existing stormwater facility. 
 
 The Township office has received the application, filing fee, copies of the plan, Butler County 
Planning Commission comment letter received 11/16/21; BCPC did not have any comments on this 
plan., Municipal Authority of Buffalo Township comment letter received  11/22/21; Bankson Engineer 
comment letter received 11/29/21 as noted below. 
 
 Mike Ogin with Gateway Engineers shared some information regarding this Plan from when it 
was first brought in front of the Board and the changes that have been made that he feels will make it 
work much better.  There are 3 lots.  One lot will be subdivided and given to the Twin Oaks HOA because 
it has a stormwater retention pond on it.  The other 2 lots will be subdivided and made into Phase 4 and 
Phase 5.  Phase 4 will be developed first and then Phase 5 after.  There will be a temporary cul de sac 
coming down from the Twin Oaks Plan which will then once Phase 5 is in the developmental stage will 
attach to Parker Road for an alternate access point.  Gary Herbert with F & H Homes will be the 
Developer for this plan and currently has agreements on this entire area.  There will be a total of 99 lots.  
There will be less lots that what was originally approved.  Mike shared the Stormwater Plan and 
discussed the public utilities.  Sue Gregory asked about the 2 lots at the top of the plan closest to Twin  
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Oaks Drive which are rather nice sized.  Mike stated that the size of these lots are 62 feet frontage and 
Oak Creek Farms were wider at 75 feet wide.  I am expecting the same home builder to build these 
homes as well.  Atty. Farrington asked if this will be the same HOA as in the Twin Oaks Plan or if they 
would have their separate HOA’s?  Mike stated that this will be available to be added to the same HOA.  
This section is owned by John Allen and this is owned by Gary Herbert.  Atty.  Farrington stated that 
there will be 5 Stormwater ponds that will have to be taken care of and shared about an HOA in Center 
Township that everyone in the first phase had to consent to adding the subsequent phases and it 
created some serious concerns. Mike replied that Don Graham is taking care of the purchase of this and 
I can ask him, he is involved with the HOA as well.  John Allen’s company is still in control of that HOA so 
I can find out if we need to make some adjustments to that.  I will ask Don about that.  Ken Howard with 
Bankson Engineers stated that basically their request is to see if the Board will allow them to seek 
Preliminary approval to hold a conditional use hearing.  This is a Preliminary layout to get approval to 
create the 99 lots.  They are asking to make this a PRD which allows to make the lots sizes smaller than 
the R-1 Zoning allows as well as the lot widths to be smaller and then for there to be open space 
dedicated to compensate for the smaller lot sizes.  We do not see any problem with this going forward.  
The Conditional Use Hearing for Phase 4 and Phase 5.  Ken explained that with this foot print there is 
less impact.  So, our recommendation is to move this forward to hold this hearing.  Grant asked about 
the sizes of the lots which Mike stated will be the same as the first phases of lots and stated that he 
believes the same builder will have these lots as well.  Just in Phase 4 & Phase 5 which is Ryan Homes. 
I think Oak Creek will be starting at some time soon.  Ken stated that Gary Herbert is the Developer on 
that plan and that he believes that Maronda Homes may be the builder in that plan as a request of 
Maronda Homes the lot sizes will be bigger and the homes will be larger.  Mike stated that this is all that 
I have at this point and asked about the Conditional Use and how that will work with this plan.  Mike 
Panza, 110 Kimberly Drive asked a question regarding the current residents of Twin Oaks Drive and them 
having to access Hepler Road to get to Route 356.  Mike Ogin stated that you could go out Hepler Road, 
Forest Oak Drive or through Oak Creek Farm plan onto Parker Road.  Rhonda Swartz, Land Development 
Coordinator asked about the access onto Parker Road since Phase 4 or Acorn Drive coming off from Twin 
Oaks Drive will be ending into a cul de sac until Phase 5 is developed.  Mike stated that is correct.  We 
have been instructed that we will be permitting the entire project.  It will just be phased construction.  
Sue asked if there will be more than one builder building at the same time.  Mike stated that Ryan 
Homes has these 2 phases.  Ken stated that permits will not be issued until we get those approvals.  Tim 
asked about the sliver of land behind the homes.  Atty. Farrington stated that it would most likely be the 
February meeting for the Conditional Use hearing since January’s meeting will be the Reorganization 
meeting.  Ken stated that in our understanding in speaking with Gary Herbert is that they are seeking to 
have the Conditional Use Hearing to see if they can get the PRD approval, then process the Subdivision, 
then permits and then process Land Development.  That is just the first step to get the PRD approved.  
Grant asked how much space is behind these homes close to Hepler.  Mike stated that the property 
would be considered common space or open space and would have to be taken care of by the HOA.  
 
 On a motion of Sue Gregory, seconded by Chris Foust to favorably recommend the Twin Oaks 
Phase 4A Subdivision Plan onto the Board of Supervisors.  Motion Carried.  Un. Approval. 
------------------------------------------------------------------------------------------------------------------------------------------ 
TWIN OAKS PHASE 4 & 5 PRELIMINARY SITE PLAN/CONDITIONAL USE 
 
 Gateway Engineers is submitting a proposed Preliminary Site Plan for Twin Oaks Phase 4 & 5 
which is located on the south side of South Pike Road (SR 356) on Parcel 040-1F77-8BD in Buffalo 
Township, Butler County in the R-1 (Single Family Residential District) on 59.67 acres of land.  The site is 
being proposed as a Planned Residential Development with single family homes which is a Conditional  
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Use in an R-1 Residential District and a Public Hearing will have to take place.  The site is currently vacant 
and contains fields and wooded areas.  The site will consist of 99 single family homes with all lot owners 
being part of a Homeowners Association that will manage the open space and amenities within the site.  
The site slopes generally slopes to the south toward an unnamed tributary to Little Buffalo Creek and 
stormwater runoff currently flows overland through the property which ultimately reaches Little Buffalo 
Creek and stormwater will be managed via five proposed infiltration /stormwater management 
detention facilities.  All lots will be serviced by public water and public sanitary sewer systems owned 
and operated by the Municipal Authority of Buffalo Township running along or within the property.  
There are no endangered species, mine subsidence area, oil or gas wells, or documented flood ways on 
the site. 
 

The Township office has received the applications, filing fees, copies of the plan, Butler County 

Planning Commission comment letter received 11/17/21; BCPC did not have any comments on this plan., 

Municipal Authority of Buffalo Township comment letter received 1/22/21; Public water and sewage exist 

within the vicinity of this project.  The Developer will need to submit construction plans to the Authority 

for review and approval and enter into an agreement with the Authority.  Location of the connection to 

the existing public water supply will depend on if the loop from S.R. 356 through the proposed Laurel Hills 

Development and Oak Creek Farms Development has been established.  Bankson Engineer comment 

letter received 11/29/21; ZONING:  This site is located within the R-1 Single Family Residential District. 

The proposed use (Planned Residential Development) is in accordance with the Conditional Uses of the R-

1 Single Family Residential District per the Zoning Ordinance.  The Applicant will be required to obtain 

Conditional Use Approval, as well as Land Development Approval, prior to commencing activities on site. 

The Applicant is proposing the following modifications to the R-1 Zoning Standards as part of the Planned 

Residential Development Approval:  It appears as if the full buildout of the plan will create 99 new 

residential lots. The Applications and narrative suggest the plan will contain 98 lots. The final number of 

lots should be clarified by the Applicant.  The R-1 Minimum Lot Area is 20,000 square feet. The Applicant 

is proposing 6,735 square feet.  The R-1 Minimum Front Yard Setback is 50 feet. The Applicant is proposing 

30 feet. The R-1 Minimum Lot Frontage required is 100 feet. The Applicant is proposing 62 feet.  The R-1 

Permitted Density allows up to 124 lots; 99 lots have been proposed. We recommend that the lot 

numbering coincide with the project phasing, i.e., Phase 4 lots should contain a 400 series lot number, 

etc. We recommend that the Twin Oaks Phase 4 and 5 Subdivision and Land Development Plan 

Applications should be tabled at this time. The Applicant should submit a complete Land Development 

Application Package for Preliminary/Final review and approval. At the discretion of the Township 

Supervisors, we recommend that a Conditional Use hearing may be held to determine if a Planned 

Residential Development Conditional Use should be granted for the subject Parcel(s).  

On a motion of Tim Gottus, seconded by Sue Gregory to favorably recommend the Twin Oaks 
Phase 4 & 5 Preliminary Site Plan/Conditional Use Hearing onto the Board of Supervisors.  Motion 
Carried.  Un. Approval. 
 
------------------------------------------------------------------------------------------------------------------------------------------ 
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MAYME BOWSER ESTATE PLAN – 342 MONROE ROAD -SUBDIVISION 
 
 Graff Surveying is submitting a proposed subdivision plan for the Mayme Bowser Estate.  They 
are proposing a subdivision of a 73.795-acre parcel into two (2) lots as divided by Smith Road.  The 
proposed parcel A will be 19.285 acres and proposed Parcel B will be 54.510 acres.  They are requesting 
a non-building waiver for Parcel A to settle and estate. 
 

The Township office has received the application, filing fee, copies of the plan, Butler County 

Planning Commission comment letter received 11/18/21; BCPC did not have any comments on this plan., 

DEP Request for Planning Waiver & Non-Building Declaration; Municipal Authority of Buffalo Township 

comment letter received 11/22/21; Public water and sewage do not exist within the vicinity of this 

property, Bankson Engineer comment letter received 11/29/21; SUBDIVISION:  213.D:  Public Sites and 

Open Spaces: We recommend that the Applicant provide the fee-in-lieu-of land dedication prior to Final 

Approval of the Subdivision Plan Application. We recommend that Approval of the subject Subdivision 

Plan Application may be granted at this time, contingent upon satisfaction of all comments outlined above 

and the receipt of any/all applicable permits.  DEP Request for Planning Waiver & Non-Building 

Declaration signed by Township Secretary 12/2/21. 

 Ken Howard with Bankson Engineers stated the plan is acceptable as presented by Stan Graff but 

the applicant, Adam Thompson who was present will need to provide the Fee in Lieu of Payment prior to 

the Board of Supervisors meeting next Wednesday.   

 On a motion of Tim Gottus, seconded by Sue Gregory to favorably recommend the Mayme 
Bowser Estate Subdivision Plan contingent upon satisfying all comments in Bankson Engineers review 
letter as stated above.  Motion Carried.  Un. Approval. 
------------------------------------------------------------------------------------------------------------------------------------------                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  
REMARKS FROM THE FLOOR: 

 

Tom Huet, 540 Fleming Road was in attendance regarding having a business in his home.  He is 

wanting to get a Federal Firearms License to be a LOC.  His property is located in the A-1 Agricultural 

District and this would be a permitted use in that district as long as it is a no impact homebased 

business.  He would be doing background checks and giving permits out for weapons as well as receiving 

deliveries of these weapons and once the person passes the background check, then handing the 

firearm over to this person.  It would basically be like a notary service in his home.  Tom stated that it is 

more office/clerical than anything else.  Atty. Farrington stated that if would be a good idea if he took a 

look at the Township’s Zoning Ordinance Book located on the website. 

 Mike Panza, 110 Kimberly Drive asked what can be done regarding the traffic on Sarver Road 

and what is the Township’s policy?  He was told that he would need to discuss this at a Board of 

Supervisors Meeting that the Planning Commission does not handle that. 

 Grant McConnell stated that this would be Chris Foust’s last meeting as he will not be 

requesting another term on the Planning Commission Board.  Chris was formally thanked by everyone 

and Gary Risch thanked all of the Planning Commission Board for the great job that they are doing. 
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ADJOURNMENT 

 There being no further business, it was on motion of Chris Foust, seconded by Sue Gregory, to 

adjourn this Meeting at 8:20 pm. Motion Carried.  Un. Approval.   

APPROVED: 

_____________________________                                   ___________________________ 

CHAIRMAN                                                                              SECRETARY 


