
BRIGHTON TOWNSHIP PLANNING COMMISSION 

 

MINUTES OF MAY 1, 2017 

 

 

Mr. Maze called the May 1, 2017 meeting of the Brighton Township Planning 

Commission to order at 7:30 P.M. The meeting was located in the Municipal Building, 1300 

Brighton Road, Beaver, PA.  

 

PRESENT:  Jeffrey S. Maze, Chairman 

William L. Snider, Vice-Chairman 

Karen Green 

Tim O’Brien 

Mark Piccirilli 

 

STAFF:  Bryan K. Dehart, Township Manager 

 

ABSENT: Nathan Allen, Secretary 

Matthew Stewart 

 

Kathryn L. Johnston, Solicitor 

 

VISITORS: John Trant, Jr. of Strategic Solutions, LLC 

Chris Wulff, P.E. of the Larson Design Group 

Third Street Beaver Associates, LLC representatives Tod Arbutina, Harry 

Kunselman and David Buckenheimer. 

 

 

Minutes of the March 6, 2017 Regular Meeting: Mr. O’Brien made a motion, seconded 

by Mr. Snider, vote unanimous, to approve the minutes of the March 6, 2017 Regular Meeting. 

 

It was announced that a quorum was not present at the regularly scheduled April 3, 2017 

Planning Commission meeting. Therefore, there are not minutes to present.  

 

 Evergreen Heights:  Chris Wulff, P.E. of the Larson Design Group presented the plan on 

behalf of the applicant, Third Street Beaver Associates, LLC. In attendance were Tod Arbutina, 

Harry Kunselman and David Buckenheimer.  

 

This is a proposed subdivision of the property at 130 Evergreen Circle. The plan has 13 

building lots, each with sufficient width to accommodate a duplex. Lot 1A is for stormwater 

management and detention. Lot A is the residual parcel of 23.04 acres. The project is proposed 

as a phased plan, with Phase 1 to include Lots Nos. 1, 2, 3, 11, 12 and 13. As part of Phase 1 a 

short street, Baker Lane, will be constructed with a temporary cul-de-sac. The road in Phase 1 is 

not of sufficient length to become a public street. Public water and sewer extensions will be 

necessary for Phase 1. The existing home would not be razed as part of the Phase 1 plan. Mr. 

Wulff said that the applicants are amenable to including sidewalks on Baker Lane, but would 



request a waiver for the street frontages on Evergreen Circle. Street lights are not proposed, but 

each unit will be required to have a private yard light. The stormwater detention facility will not 

be constructed as part of Phase 1. Mr. Wulff said that there are sufficient offsets specified within 

the stormwater management report to not include the facility in Phase 1. The Commission will 

wait for the Township Engineer’s review of the stormwater reports on this subject.  

 

The Commission will continue their review of the plan pending receipt of the engineering 

reviews.  Messrs. Wulff, Arbutina, Buckenheimer and Kunselman left the meeting following the 

review of Evergreen Heights.  

 

Review of C-2 Zoning:  John K. Trant, Jr. of Strategic Solutions was present to continue 

the review and re-write of the C-2 Highway Commercial District. Mr. Trant reviewed the revised 

draft of the C2 Commercial Zoning District. The term Multiple Family Dwelling was deleted 

since the existing definitions are sufficient for housing types. Single Family detached structures 

are not included in the housing options for a mixed-use development. Permitted and conditional 

land uses were reviewed. A definition will be added for Research and product development 

facilities. Some uses are only permitted as part of a mixed use development. These include retail 

sales where a tenant exceeds 50,000 SF, Light Industrial, Distribution and Warehousing, 

Automotive and truck sale and Self-storage/mini-warehousing. This requirement will be further 

discussed by the Commission. The conditions listed for permitted conditional uses will be carried 

over to the revised ordinance draft.  

 

Language was added to specify what types of uses are permitted on the first floor of a 

Mixed-Use Building. Nightclub will be removed from the list. Uses for the floor(s) above a 

mixed-use building were also specified. Phasing language was added for mixed use 

developments so that a minimum of 50% of the non-residential building square footage has 

received occupancy permits prior to occupancy of the residential component.  

 

Additional site design elements were revised also in regards to vinyl siding use, 

sidewalks, street trees, and plazas. Language on drive-thru lanes has been included.  

 

Mr. Trant referred to the initial review of the land areas that compose the C-2 Zoning 

District, and adjacent areas. It was determined that the only location that may be considered for a 

change of zoning classification was the portions of parcel nos. 55-009-0808.000 and 55-152-

0116.000 on the northern side of Two Mile Run Creek. The Commission discussed permitting 

mixed-use buildings on smaller lots in the C-2 District. It was noted that there are areas that do 

not currently have public sewage available. A determination will have to be made by the 

Commission if a mixed-use building will be permitted on a lot with an on-lot sewage system.  

 

Following the discussion Mr. Trant said he would revise the ordinance and send it to Mr. 

Dehart for distribution to the Commission members for review. Mr. Dehart suggested that the 

Commission use the June meeting to do a comprehensive review of the draft ordinance to have a 

full understanding of the changes being proposed. Thereafter, a recommendation to the Board of 

Supervisors can be made. The Board will conduct a public hearing prior to which each property 

owner will receive notice and an invitation to attend.  

 



Additional Business: There was no additional business.     

 

Adjournment: Mr. Piccirilli made a motion, seconded by Ms. Green, vote unanimous to 

adjourn the meeting at 9:16 P.M. 

 

 

 

Respectfully submitted, 

 

 

Bryan K. Dehart 

Township Manager 


