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East Manchester Township
PLANNING COMMISSION MINUTES
March 25, 2025

At a regular meeting held at the Township Building, the following members were
present: Edward Hewitt, Mike McCowan, Mike Scarborough, Herb Nix, and Troy Rentzel.
Also present: Engineer Laymon Mortorff, Zoning Officer Kate Snyder, Township Manager
Kristie Masemer, Recording Secretary, and three citizens.

Acting Chairman McCowan called the meeting to order at 6:00 p.m.

Reorganization
Motion by Nix, second by Scarborough, to keep the slate of officers the same as
2024. All members voted aye; motion carried.

Minutes

Mr. Nix verified that the Planning Commission’s approval of the minutes is to confirm
that what was said in the meeting is what happened. He noted that the Supervisors have already
looked at these particular minutes and have indeed acted on some of the issues. Mrs. Masemer
stated that the Board of Supervisors cannot wait until the next PC meeting for their review of the
draft minutes. Mr. Hewitt talked about the roadside stand permits, saying that it’s too far-
reaching. This will be discussed later in the meeting.

Motion by Scarborough, second by Nix, to approve the minutes of the meeting of
December 17, 2024. All members voted aye; motion carried.

Plans

Americold Warehouse Expansion, 60 Steamboat Boulevard; Final Land Development
Plan

Joe Gurney, First Capital Engineering, and Jason Boorujy of Americold, were present on
this plan. Mr. Gurney gave the history of this plan. There are three differences from the original
plan submission for the expansion: the updated proposed expansion is smaller; there are 92
employee parking spaces; and there are 33 trailer parking spaces.

Gordon L. Brown’s letter dated March 10, 2025, was reviewed. Outstanding items: 2A,
surety and developers agreement (Section 208-34.C.13); 2B, signature of Northeastern York
County Sewer Authority (Section 208-34.B.22); and 3, secondary access meeting Township
standards is required by the above-referenced Zoning Hearing Board Decision (variance to
exceed a maximum height of 75”). A portion of the existing access drive is paved. Township
ordinance 103-9.D requires emergency vehicle access drives to be paved. A detail should be
provided on the plan for the portion to be improved. Mrs. Masemer confirmed that the existing
emergency access has a Knox Box on it.

YCPC comments dated April 25, 2022, were reviewed. The only outstanding comment is
5, signature of the NEYCSA, as included in the GLBA letter referred to above.

There should be an expansion of Note 21 regarding a baseline noise study.

Waivers requested:
Section 208-21, preliminary plan requirements
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Section 208-34(A)(4), plan scale

Section 199-15(Q), detention/retention basin depth maximum

Section 208-31(A)(3)(a)(4), copies of plans and profiles of proposed sanitary and storm
sewer systems

These waivers were recommended for approval by the East Manchester Township
Planning Commission on May 24, 2022.

Discussion was held on the logistics of the access drive and the relocation of that access
drive during construction. Mr. Gurney noted that the existing access drive will be in use until the
construction is completed, then the new access drive will be constructed and the old one
removed. Mr. Scarborough is concerned with the safety of the site during construction with
everyone using the same driveway.

Mrs. Masemer noted that the access drive intersects SalonCentric’s parking lot. The
business currently has some parking spaces in front of the access drive entrance that will need to
be removed and “No Parking” stripes added. Mr. Boorujy stated he will take care of it.

Motion by Scarborough, second by Nix, to recommend approval of the Final Land
Development Plan for Americold Cold Storage Warehouse Expansion, subject to the
satisfactory resolution of the following open items from the GLBA letter referred to above:
2A, 2B, and 3 to include No Parking striping at SalonCentric emergency access entrance;
YCPC comment 5 (also on GLBA’s letter); the expansion of Note 21 (baseline noise study)
and any and all open items from the Solicitor’s memorandum dated April 6, 2022. All
members voted aye; motion carried.

Other Business

Amendment to the East Manchester Township Zoning Ordinance

Mrs. Masemer reported that after the December Planning Commission meeting, the
comments were given to the Solicitor and YCPC comments were received. Changes that did not
make it from the Planning Commission’s comments were the stand-alone ordinance and permits.
The Board of Supervisor’s disagreed about not requiring permits and does not want to charge a
fee for the permits.

Mrs. Masemer reviewed the revisions that the Board of Supervisors made; YCPC
recommended those revisions. Relative to children’s lemonade roadside stands, Mr. Nix
questions the “and the like” phrase. Mrs. Masemer will check with Attorney Miller. Per Mr.
Nix’s question, Mrs. Masemer clarified a ‘stand-alone’ ordinance. After staff reviewed the
recommended changes from Planning Commission it was agreed that the roadside stand should
not be a standalone ordinance and would be more appropriate within the Zoning Ordinance. Mr.
Nix thinks the Zoning Ordinance should be changed to include a roadside stand as a right of
ownership. Could this be done? Perhaps; no attorney was present to answer that question. The
proposal for the roadside stand includes too many regulations and hoops to jump through. From
Mr. Scarborough, if there’s no control, anything can happen. Regulations give the Zoning
Officer enforcement measures.

From the audience, Bob Nace thinks that the permit process for selling a little bit of
homegrown produce is overkill.

From Mrs. Masemer, should we make a very small stand exempt (say, a small table with
some produce on it)? That’s totally different from someone building a stand from which to sell a
larger quantity of produce. Planning Commission consensus agreed with this. Mr. Mortorff
recommended that the produce be grown on the property or an adjacent property, that this small
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stand would be on. Mr. Nix stated that the roadside stand ordinance should not be allowed from
offsite locations and maybe specify that at least 50% of the produce must be grown on the
homeowner's property or in proximity. If the person puts out the little bit of produce in the
morning and takes the hand wagon/table in at night, this use should be exempt from needing a
permit. Discussion was held on offering firewood for sale. One likely wouldn’t be removing
that stock from the site every night. Do we need to put a provision on the recommendation that it
cannot include a roof? Mr. Nace commented that stands need to offer shade to certain types of
produce, so allow some type of canvas shade.

Deer fencing section — discussion was held on how close to the property line the deer
fence should be, and where the gate should be.

How about the height? It’s proposed at not more than 15’ — no one ever saw a deer jump
that high.

Motion by Nix, second by Hewitt, to recommend approval of the proposed Zoning
Ordinance Amendments and for the roadside stand ordinance - add the exemption for a
very small stand that is set up in the morning and removed in the evening, temporary
shade allowed by canvas, with all produce being grown onsite; the roadside stand
provisions to be at least 50% of the produce being grown onsite (or close proximity); and
on the fence ordinance, require a setback or a plan of maintenance without trespassing on
the neighbor’s property. All members voted aye; motion carried.

New Business

Orchard Business Park — needs to figure out the square footage of the buildings before
they can get the Canal Road Betterment Project finalized. Mr. Mortorff noted that Bear Road is
going to be abandoned and used as an access road. Mrs. Masemer will check on the Preliminary
Plan BOS conditional approval letter to confirm. This could be before the Planning Commission
in April.

How about Sheetz? The old building will be ‘demo’d”, but we are not sure if that means
a total demolishment or just a gutting.

The Gross farm, no submissions yet.

Becky Gross will be submitting a plan for a small subdivision on Jerusalem School Rd;
possibly for April or May.

From Mr. Hewitt, thanks for requiring the light shade coverings on the warehouses in this
Township. He appreciates it, especially after seeing a warehouse in Conewago Township —
looks like stadium lighting!

Starbucks/CVS — the sketch plan was not well received by the Township staff. The
applicant is revising the sketch plan for re-submission.

Motion by Hewitt, second by Nix, to adjourn. All members voted aye; motion
carried. The meeting adjourned at 8:35 p.m.

Respectfully submitted,

Julie B. Maher, Recording Secretary
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