Planning Commission- County of Wyoming Pennsylvania

Minutes # 681 October 15, 2025 6:00 pm

WYOMING COUNTY PLANNING COMMISSION

Randy Ehrenzeller Ed Coleman Stacy Huber
Matthew J. Austin Dale Brown Roger Hadsall
Jeremy Leaidicker Paul Rowker Robert Thorne

Meeting Location:
Wyoming County Emergency Operations Center
3880 State Route 6, Tunkhannock, PA

I. Pledge of Allegiance

The pledge was taken. Staff Director Matt Jones then verbally notified all participants that
audio from the meeting would be recorded.

II. Call to Order & Roll Call

Chairman Randy Ehrenzeller called the Planning Commission to order. He stated there are
9 members present which constitutes a quorum.

Present Absent Staff
Randy Ehrenzeller, Chair Matthew C. Jones, Director
Ed Coleman, Vice-Chair Meghan Coury, Assistant
Stacy Huber, Secretary Paul Litwin, Solicitor
Dale Brown
Roger Hadsall

Matthew J. Austin

Robert Thorne

Paul Rowker

Jeremy Leaidicker

III. Public Comment — (If audience members wish to address the commission on topics on the agenda,
please let the Chairman know what item you wish to address, or that you wish to address the
commission on an item not on the agenda

(None offered at this time)
IV. Approval of Today’s Agenda (additions or deletions?)

(Stands as presented.).
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V. Announcements:

. Owner of Camp Lemala (former St. Mike’s Catholic) in Falls Township has proposed to upgrade their
Community sewage treatment plant. Their site has exceeded its current sewage capacity.

Randy Ehrenzeller asks for any other information. Matt states that Camp Lemala is a Jewish Summer
Camp. Itis the former St. Michael’s Catholic Complex. We might take on Falls Township and their
Subdivision and Land Development responsibility if they rescind their ordinance in December as
planned. This is news the Board should be aware of. They were approved with their own rare private
sewage treatment plan by Falls Township. It is rare but it happens on occasion. They built this with
the idea that they would be able to accommodate so many campers every summer. They have exceeded
their numbers and there have been violations reported. DEP was coming down on them and Falls
Township Municipal government was monitoring the situation. The land owner has come around to
the idea that if he wants to keep operating, much less expanding, he needs to figure out a way to
accommodate the situation better. There is a potential for a land development plan in the future if they
are able to attempt an expansion.. We’ve learned this month that they have applied to DEP to upgrade
the treatment plant site. We wanted to pass this information along especially because we may be taking
on Falls Township’s responsibilities on the New Year if they decide to pitch that to us.

Roger Hadsall asked if the Camp’s treatment plant will be serving other properties. Matt said he
believed that the sewer system is just for their own purposes. We have not heard any interest in them
sharing their facility in that manner. It’s just their own operations that they are focused on. He was
thanked for his update.

VI. Approval of Minutes #680 from last meeting of September 17, 2025
A motion was made by Dale Brown to approve the Minutes #680 of September 17, 2025, seconded

by Robert Thorne and approved unanimously.

VII. Correspondence: Review Chronological Report from September 11, 2025 through October 1, 2025

(Approved as presented).

VIII. Subdivision and Land Development

A. Review Minor/Unique Plans Report from September 11, 2025 through October 1, 2025.
(Accepted as presented).

B. Tunkhannock Area School District (TASD) Solar Projects — Mehoopany Site (HANDS -
School) — Land Development Plan — Mehoopany Township — File #2025-18
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- Project update:

. On September 30, 2025 the Applicant’s engineer requested another time extension to Jan. 31, 2026.
. On October 2, 2025 the School Board voted to un-Pause the project, and authorized the
Administration to negotiate a building contract with a construction company.

-Action Requested: Consider vote to authorize Time Extension Request to Jan. 31, 2026.

Mpr. John Shepulsky of Tunkhannock Area School District addressed the Board and said any
questions related to the School District requesting an extension could be asked of him. He stated
that the School Board voted on October 2" to un-pause the project based on recent information
they’ve learned regarding federal solar subsidies that the School Board was waiting on. This is
why we are asking for the extension. Mr. Ehrenzeller confirmed that this request is for the
Mehoopany Solar site solely.

Matt Jones asked to make a comment. He thanks John Shepulsky from School Administration for
attending this evening and acknowledges that the School District Administration has been really
focused on the solar projects for months, even years at this point. He has very mixed feelings on
the time extension request and he’d like to get it on the record and then the planning members can
make a decision. This is one of three solar projects that the School District has applied for. One
is Roslund Primary School, that project we have already provided conditional approval. He
proceeds to give a time line of the events attached to the school district solar projects. There are a
few points he really wants to emphasize. April 14" is when the Mehoopany site application came
into the office. It was fast tracked to the Planning Commission meeting in the interest of time.
Two days after it was received in our office it was teed up for introduction at the Planning
Commission Meeting. They determined that the application was complete. That started a 90 day
clock for us to review and render a decision. May 15" it was announced that Charles Suppon was
to leave the school district by July 1°. I know he was one of the driving forces behind these projects.
He was not the only one but to be fair he was at the forefront of the effort. May 27" county staff
had to do a review letter for the third site, the high school site. The engineering team had come to
our office in Tunkhannock prior to this and we had provided them a consultation. They had asked
us a lot of questions. Ultimately, our ordinance is posted on our website, available for everyone
and it’s the first thing I pointed out to Deputy Engineer, Ben Clemmer of ARM Group, Inc.. Matt
told Ben Clemmer that he would try to think through everything he possibly can with him for an
hour. He was told that if he wanted to help his client he should look through the Ordinance and
look at every little thing to see if he can provide an application that meets the Ordinance’s
requirements and anything that might come from that process. The burden to demonstrate the
Ordinance’s compliance is on the Applicant at time of application per Ordinance Section 601.1.
Ben and the Director met for an hour and brainstormed applicable requirements for their
application. Matt had not seen the site layout prior to the meeting. Mr. Clemmer was very collegial,
Jforthcoming and professional and we tried to think of everything we could. The initial design was
finalized.

By May 27" the Planning Office is juggling the three school district solar applications. Roslund
was approved but the high school hit a snafu because the solar panels were proposed over sewer
lines. Roger Hadsall brought the sewer lines to Matt’s attention right before the review letter was
to be issued. The school depends on the sewer line and it would not be possible to place panels
there. In light of that staff recommended disapproval of the high school project based on Roger’s
input. June 3" came around and the Applicant asked for their first time extension for the
Mehoopany site. Their reason for that extension came from the idea that they wished to redesign
the Mehoopany site layout to throw in a fourth row of panels to compensate for potential losses at
the high school site. June 18" came and the Commission voted on Staff’s recommendation to
disapprove the high school project because of the sewer line issue. That same night a time
extension was awarded for the Mehoopany site. That pushed back the deadline for a final decision.
to August 31*. The following day it was reported in the newspaper that the School Board had
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decided to pause their solar projects. This came as a surprise for some of us. The Facilities
Committee had some reservations amongst their members. Superintendent Dougherty had
suggested a pause for 90 days in order for the situation to be reassessed. The reason for the pause
was uncertainty of the tax credits and concern about if they could still be obtained but also the
high school project being denied and not going forward.

Mpr. Ehrenzeller asked in the interest of time if Matt could give a synopsis of his chronological list
of the TASD Solar panel history with the planning office. He fast forwards to August 22",
Superintendent Dougherty sent Matt an email stating that the US Treasury Secretary is giving
them a more favorable ruling on the tax credits situation. This was 6 weeks after the new federal
law, the Big Beautiful Bill, killed any solar tax credit for any project not started on construction
after the 2026 calendar year. There has been vacillation on whether the tax credits will be
obtainable. The project’s viability is not completely dependent upon on the tax credits but it would
be a huge boon for the project for taxpayer savings. The Superintendent stated they will move
forward with the design phase for Mehoopany. Six weeks had lapsed and the engineering team
knew that the deadline for submittal was October 1'' so we could have it ready for this meeting.
That’s six weeks. Things have not been forthcoming with the engineering team. Mr. Clemmer
contacted the Planning Office yesterday while Matt was at the State Planner’s Conference. His
idea is currently to move some of the panels to the east side of the building. Matt reminded the
Commission that the Mehoopany site was a fire concern and that the Mehoopany School had
burned down in its past. Ifthe solar panels catch fire they burn hot and the school has a residential
neighborhood surrounding them. He brought up the idea that he would have felt a lot safer if
there was a gravel fire lane running to where the panels were initially proposed. If you bump the
solar panels further southeast you have a shorter gravel fire lane that you need to put in. There
are other items that need to be reconsidered if you rearrange the site including erosion and storm
water. At this late hour we are getting questions from the engineer about rejiggering the site. It
is the engineer’s job to figure out their entire project in advance and submit it to staff when they
are ready. Matt’s ultimate fear is that a time extension is granted until January and we don’t have
a meeting quorum. If that occurred, there would result a deemed approval for a project that has
safety issues. Mr. Ehrenzeller expressed that he understood Matt’s concern.

Myr. Coleman stated that in the twelve or thirteen years he has been on the Planning Commission
there has never been a time when a quorum has not been met. Mr. Jones pointed out that it only
takes one time. Mr. Coleman said he sees no reason that they would not have a quorum. Mr.
Ehrenzeller noted that they had the Director’s background on the project. Mr. Coleman made a
motion to approve the extension as requested.

Myr. Ehrenzeller said we have a motion to approve the time extension request to January 31° of
2026 as presented and asked if there was a second. Mr. Matt Austin seconded the motion. Randy
asked if there were any other questions or comments before the vote is called. There were none
and the motion was passed unanimously.

Mpr. Ehrenzeller told Matt that he appreciates his background information on the solar project thus
far and all the work that has been put into it. He said it sounds a good bit like a solar project in
the private sector that was in front of the Commission previously. It sounds like a matter of the
Engineering firm sometimes not bringing all the materials together in a timely manner. That is
the risk that the Applicant has and it could lead to either disapproval or incomplete Application.
We will continue to hope that the School District can move ahead successfully. Thanks for your
comments.

C. Davan’s Delight — Sketch Plan — Lemon Township — File #2025-40

-Introduction of Project Idea
-Discussion on site challenges: minimum parking requirements, access aisle widths, pedestrian walkway,
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stormwater, lighting, tree plantings, narrower buffers.

-Applicant requests discussion with Commission on prospects of waivers

Myr. Ehrenzeller asks if a representative of Davan’s Delight is present this evening. Mr. Josef Reese of
Milnes Engineering states he is present to speak for Davan’s Delight along with Shug Patel and Joan
Cappora who are managers at Davan’s Delight. Mr. Reese asked if all of the members had a copy of
the Sketch Plan for Davan’s Delight he had prepared. Matt Jones informed Joe that the monitors were
not working to display his sketch plan but the Commission members had hard copies in front of them.

The owners and managers of Davan’s Delight have been interested in installing two gas pumps at their
current convenience store. The store currently sells snacks, drinks and they have a deli. They are
present at the meeting this evening. Mr. Reese and the owners believe it would be a benefit for the
community if pumps were installed at their location. There really aren’t any gas stations going north
of Tunkhannock. He believes the closest one is in Springville. Ms. Patel agrees that it is five miles
away.

Mr. Reese’s first question is to verify and confirm that putting the gas pumps into the convenience
store would be considered a land development. He said there is an existing convenience store and they
are adding fuel stations. They are putting a structure up and it would be a proposed canopy over those
fuel stations. He asks if this would be considered an accessory building. Mr. Jones responds that
installing the gas pumps would be considered a full land development plan. He states this is because
the ordinance talks about preexisting and newly proposed cumulatives based on square footage.

Mpy. Reese states that is why his clients are present this evening to confirm that they must proceed with
a land development if persuing gas pump installation at their store. He states there have already been
preliminary discussions with Penn Dot about the site. The whole frontage of the property is currently
open. There is no defined driveways or access to the site. A Penn Dot HOP permit would be required
for the project. Obtaining the permit would unfortunately require closing off the frontage of that site.
They indicated they would most likely permit two driveways for the site. Mr. Reese was attempting to
get three driveway permits but he does not believe they will allow this. There are two driveways
confirmed. There will be an in and an out right in the middle of the site. The lower one to the south
would be an exit only. They might try to permit this drive as an in and out but currently it is an exit
only. This will be a future discussion to have with Penn Dot.

With the permitted driveways this leads to an issue of closing in the front access. The site is very tight.
It’s a very narrow lot. It’s just over an acre. When making a review of the Ordinance it reveals that
setbacks are required along with buffers, vegetative buffers and landscape buffers from the right of
way of Penn Dot and also from neighboring property lines. Those buffers are twenty feet wide. Fitting
the fuel pumps and the parking on the site will be an issue for this project. There is not

enough space to supply parking with adequate aisle access surrounding the fuel pumps while still
maintaining the twenty foot buffers on the east and west sides of the proposed parking lot. Behind the
west side of the property is a farm field. This is one of the issues that we have come across.

Mr. Coleman asks how many parking spots they are short for the project. Mr. Reese says this is
another question he has this evening. There are two sections in the county Saldo regarding parking
that conflict with each other. One section discusses convenient store parking with gas pumps based on
the square footage of the store. The square footage of this store comprises 6,000 sq. ft. This section
would require 50 parking spots. There is also a section in the ordinance that discusses fuel pumps with
convenience stores. This section requires .75 parking spaces per fueling station. This section would
only require 3 parking spaces.

Director Jones notes that the technically required parking spaces is roughly 50 spaces. His personal
opinion on this number of spots is that it is draconian and outsized. Common sense dictates several
less parking spots would be required, and the number Joe Reese is suggesting tonight seems
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reasonable in Staff’s opinion. Mr. Coleman asks how many parking spots they are proposing and M.
Reese responded 30. There is parking currently in front of the store and unfortunately it will be lost by
closing that entrance. They are hoping to potentially use that area for loading and unloading for
trucks delivering goods to the store. However, he believes the loading and unloading areas need to be
75 feet from the property line right of way. Obviously, that will not be the case for this area.

Mpr. Hadsall asked if the store building will be reconfigured regarding doors and entrances. Mr. Reese
responded that the layout of the building would not be changed at this time. The store would remain
the same, there is no expansion of the store planned. Bob Thorne notes that it would be a long walk
from the parking spots to the existing doorway. Mr. Reese agrees. We have proposed six spots against
the building now and there is a 10 foot setback from the building for the parking per the ordinance.
They are trying to get a couple spaces close to the building there. But he agrees that it is certainly a
walk to the building. He had discussed the current traffic count with the store’s managers and they
generally average three to five vehicles at any given time. Peak times might push it to 8 cars at a time.

Matt Austin asked if this is the only location that the gas pumps can be placed. Mr. Reese responds
unfortunately it is the only place he could find to place them. In front of the store there is not going to
be enough room because they have to close that area off. The loading and unloading area leaves about
23 feet from the right of way to the store so it’s too tight to fit anything in there. To the north of the
current convenient store is where the septic area is in that grassy area there so there is really no room
Jfor expansion on that side.

Mpr. Ehrenzeller asks if there is enough room to get a fuel tank truck delivering. There would be a little
maneuvering but he acknowledges that the fuel truck will have access for delivery. Bob Thorne asks
will there be instances where the truckers can fuel with diesel? Joe responded that the plan is to not
have diesel pumps because there is not enough space traffic wise to accommodate them. It would not
be feasible to have constant diesel trucks there fueling. Matt Jones asks if when the store is getting a
fuel delivery to be deposited to the pumps will it block off the only entrance. Can it be configured in a
way that it is pumping gas into the underground system but it’s not gunking up the entrance?

Mr. Reese responds that it’s very tight to pull in and maneuver around the pumps either front or back.
They can pull in and maneuver around. Mr. Coleman asks if the two squares depicted on the map are
loading and unloading. He is told that they represent the pumps. He asks where the gas delivery truck
would pull in. Mr. Ehrenzeller asks where the underground tanks will be placed. Mr. Reese said that
they have not looked too far into where the underground tanks will be placed in detail yet. He
presumes it would be adjacent to the fuel pumps in the area in the middle of the parking area.

Jeremy Leaidicker mentioned that they might want to consider gas tank placement in regards to the
proximity to the well. They do have a new well that was permitted fairly recently within the last few
years. They are a non-community transient water system. They have an abandoned well in the back of
the property. All items necessary will be looked at for isolation distances with the well. If needed they
can be placed under the loading area in the front of the store.

Mpy. Hadsall stated that there might be more impervious area proposed than is currently existing. He
asks if there is any adjustment that will be made to mitigate this or will it be handled at the southern
end of the property. Mr. Reese said their original thought was to keep everything within the existing
impervious. This site is under an acre of earth disturbance so he doesn’t see any reason there would
be any requirement to go through the DEP for a NPDES permit because they are under an acre of
earth disturbance. However, they are aware that there are stormwater controls necessary per the
Subdivision and Land Development Ordinance. He is now thinking some series of piping underground
using inlets would be installed. There would be slow release discharge under the parking lot. He
doesn’t think there is a volume requirement but he would need to check the Ordinance for regulations.
Matt Jones confirmed that rules regarding stormwater for a project would be that the end result be no
worse than the beginning conditions. Matt asks Joe if he would locate a small basin to discharge
excess water. Joe states that he does not see a volume requirement in the Ordinance. He says that
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basins are generally seen when changes are needed in the volume of water. He believes the only issue
on the project would be rate control and this could be handled with a series of inlets along the right of
way. That is going to have to have to be blocked off potentially so inlets can be installed there and then
he would just lay flat pipe. Then they would have a slow release to the ditch that is installed there
along the PennDot right of way. We would certainly look at storm water controls. Because most of the
site is impervious anyway the change between pre condition and post condition will not be a huge
change. They aren’t going from a forested site to a parking lot. Matt mentions an unpaved grassy
area that will change with construction. Joe says it will be covered but not the entire grassy area.
Someone asked if the area will be paved or will there be gravel placed in the former grassy area. Ms.
Patel states that it will be paved. Mr. Leaidicker said it would have to be paved and not gravel around
the pumps.

Mpr. Hadsall asked Matt Jones if they would need as many parking spots as proposed on this Sketch
Plan Matt said that they could lose a few or several spots. The Ordinance generally gives guidance
that parking spots can be reduced by a quarter. If we start at 50 spots that is still a lot. He suggests
that a waiver could be given stating Article 11 allows an adjustment of the requirement as long the
health, safety and welfare of the community is still met. He believes they can lose more spaces in this
project but the final decision regarding waivers rests with the Commission members. If you think of
any other gas station/convenience store in the region none would have this many parking spaces. Even
a Sheetz would not typically have this many parking spots. He believes our requirements according to
the SALDO are too tough for this project and we can provide them lots of flexibility.

Mpr. Coleman noted that on his long distance bike rides he would use this store as a rest area. He
would sit there for a period of time, a half hour generally. What the manager says is true. On a busy
weekend, a Saturday, you might find 4 or 5 vehicles parked there. Of those four or five people parked
at the store he observed that three were going in to get beer. Mr. Reese noted that these clientele have
a quick turn around on their purchase and are not staying long in a parking spot. Mr. Reese said the
installation of fuel pumps could increase the need for parking. Mr. Ehrenzeller agreed with this
statement and Mr. Coleman said people purchasing fuel solely would only need to park at the pump
itself.

At this point the recorder ceased to record. There was no motion and vote held. Memory from the
evening noted the following.

Mr. Reese said he had presented a sketch plan at this stage of his clients’ land development process to
see if the Commission would be amenable to granting the waivers necessary for them to advance the
project. Mr. Ehrenzeller said it appeared that several waivers would be required in order to approve a
Land Development Application — a high number. Waivers were generally considered, accepted or
rejected as part of a Land Development Application and it is not clear at this time if the Commission
would be willing to approve all waivers. They would be happy to receive their Application in the
future and perhaps the clients would like to discuss the project with their engineer more with the
information they received tonight.

IX. Old Business: None to report from Staff.

X. New Business: None to report from Staff

XI.. Visitors & Guests: Shug Patel, Davan’s Delight, John Shepulski, Tunkhannock Area School
District Facilities Manager, Joan Cappora, Davan’s Delight, Josef Reese, Milnes Engineering, Michael
Romano, Resident, Eric Mark, Press Examiner
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XII. Adjournment
A motion to adjourn was made by Dale Brown seconded by Roger Hadsall and carried.

The meeting adjourned at 6:40 p.m.

Commission staff may be reached at:

WYOMING COUNTY OFFICE OF COMMUNITY PLANNING

1 Courthouse Square, 3rd Floor * Tunkhannock, PA 18657 * 570-996-2268
WyomingCountyPA.gov/board
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