
Agenda 

 
 

Township of Wilkins 

Planning Commission Meeting 

September 16, 2020 

 

(VIA Zoom link: https://us02web.zoom.us/j/84562853851) 

 

 

 

1. Call to Order 

 

2. Public Comments 

 

3. Approval of the minutes of the Planning Commission meeting of July 1, 

2020. 

 

4. Review of Allegheny County Planning comments on GPTOZ zoning 

ordinance amendment. 

 

5. Next meeting date:  October 21, 2020  

 

6. Adjournment 
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The Planning Commission meeting was brought to order by Mr. Wolfgang at 7:00 p.m.  The 
meeting was held remotely, using Zoom.us.  The purpose of the meeting was to approve 
the minutes of the June 17, 2020 meeting; review the fourth draft of an ordinance creating 
a Transitional Overlay Zone for Greensburg Pike; and continue the review a conditional 
use application submitted by Dan and Amy Ott for 596 Brown Avenue. 
 
The following members were present:  Mr. Mark Wolfgang, Mr. Rodrick Campbell, Dr. 
Donald Hoffman and Mr. Richard DeRiso. 
 
Also in attendance: Sylvia Martinelli, President of the Board of Commissioners, Joe Costa, 
Vice President of the Board of Commissioners, Mark Wells, Commissioner, Rebecca Vargo, 
Manager, Mr. John Rushford, Solicitor, Rob Arnold, HRG, Inc.   
 
The following items were presented: 
 

1) Wilkins Township Planning Commission Meeting Minutes of June 17, 2020 
 

Greensburg Pike Rezoning: 
 

1) Fourth draft of an ordinance creating a Transitional Overlay Zone for Greensburg 
Pike (GP-TOZ). 

2) Illumination levels for Greensburg Pike Overlay District document prepared by Mr. 
Wolfgang and dated July 1, 2020. 
 

Dan and Amy Ott – Application for Conditional Use: 
 

1) Application for Conditional Use signed by Amy Ott and dated May 12, 2020 
2) Extension of time for a Decision signed by Amy Ott and dated May 12, 2020 
3) Copy of Ordinance 1085, amending the Zoning Code to add the use of 

Domestic Livestock for the promotion of Agroforestry as a conditional use in all 
residential zoning districts, adopted by the Board of Commissioners on January 
6, 2020. 

4) Correspondence dated June 12, 2020 and June 17, 2020 from Dan and Amy Ott 
regarding their conditional use application. 

5) Copy of an email from Amy Ott to Rebecca Vargo and Rob Arnold regarding 
PennDot’s review of the Ott request for conditional use approval. 

6) Memorandum from John Rushford, Cafardi Ferguson, Wyrick, Weis + Gabriel, llc 
regarding the Ott’s application for conditional use. 

7) Memorandum from Robert Arnold, HRG, Inc., regarding the Ott’s application for 
conditional use. 

 
PUBLIC COMMENTS – AGENDA ITEMS: 
 
Because the Planning Commission met remotely, a decision was made to have comments 
made for each specific topic.  Comments were required to be typed into the chat box on 
Zoom.  They are addressed below. 
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APPROVAL OF MINUTES: 
 
The minutes of the Planning Commission meeting of June 17, 2020 were presented for 
approval.  All present were in favor of approving the minutes.  Motion passes 4-0. 
 
 
OTT APPLICATION FOR CONDITIONAL USE APPROVAL: 
 
At the last meeting of the Planning Commission, Mr. Rushford recommended that he and 
Rob Arnold both submit documentation that all of the conditions of the Conditional Use 
have been met.  The Planning Commission may also add additional requirements if it 
deems that necessary. 
 
At issue last month was that the Agroforestry ordinance requires property to be in a 
residential zoning district to be agroforestry.  The Ott’s property is both Commercial and 
Residential.  That needs to be reviewed from a legal perspective and addressed. 
 
Upon Mr. Wolfgang’s request, Mr. Arnold reviewed his correspondence of June 30, 2020.  
It is HRG’s opinion that the Applicant is proposing to meet all of the physical/technical 
requirements of Ordinance 1085 and HRG takes no issue with the application.  If the 
Applicant proposed future land disturbance or other activity that would trigger a technical 
engineering review, HRG, on behalf of the Township, reserves the right to review and 
comment on those submissions for conformance with applicable Township Ordinance 
requirements. 
 
Mr. Rushford next reviewed the contents of his memorandum issued June 29, 2020.  
Ordinance 1085 of 2020 permits Agroforestry by conditional use in all residential zoning 
districts.  The Ott’s conditional use application for the agroforestry use will be solely 
contained in the R-2 parcel.  The Ott’s roadside stand will be located in the Commercial 
zoning district.  The Commercial district permits enclosed stores for the sale of goods as a 
permitted use [see §173-10(E)].  Based upon this clarification, Mr. Rushford does not see 
any legal issue with the Ott’s application for a conditional use.   
 
Mr. Wolfgang questioned whether or not the agroforestry ordinance needs to be changed 
to permit that use in the commercial district.  Mr. Rushford stated that no, in this particular 
case, the Ott’s will be performing the agroforestry piece of this in the residential zoning 
district. 
 
Mrs. Vargo further clarified that if the Ott’s had just come forward with an application for 
occupancy to open a farm stand in the barn the Commercial zoning district on their 
property, that application would have been approved as a use by right.  So, then the 
question is where are the Ott’s going to practice agroforestry?  The Commercial zoning 
area of their property hugs the Brown Avenue corridor.  The Ott’s do not intend to have 
animals close to the Brown Avenue line.   
 



TOWNSHIP OF WILKINS PLANNING COMMISSION MEETING  
July 1, 2020 

 

 3 

Mr. Wolfgang questioned whether or not there was a chance in the future that they may 
be practicing agroforestry in the commercial zoning area of their property.  Mrs. Vargo 
recommended that the Planning Commission could certainly make that a condition of 
their approval.   
 
Mr. Ott stated that he just wanted to make sure that the Planning Commission recognized 
that they are following a phased approach to developing their agroforestry use.  In the 
first year, they will only be operating a farm stand.  In year two, they intend to tackle 
fencing and then hopefully in year three, they will be at the point of purchasing animals.  
Mr. Ott requested that the Planning Commission acknowledge in their approval that there 
was a flexible timeline so that the Ott’s do not need to come back again.   
 
Ms. Vargo read the section of the Agroforestry ordinance which refers to what Mr. Ott is 
concerned about.  Under paragraph 14 of Ordinance 1085 “if domestic livestock 
operations cease for more than one year, then the presumption that this use is no longer 
ongoing shall be made an all structures, equipment and other items ordinarily associated 
with the domestic livestock use must be removed from the property.”  The Ott’s have 
expressed concern that because of the way they will phase in the uses, that it may be 
seen by some future board that they are not in compliance and so they are seeking the 
Planning Commission’s acknowledgement of the phased approach. 
 
Mr. Wolfgang stated that this is a lot about semantics, because the Ott’s have not yet 
started the domestic livestock portion of their conditional use yet anyway, but he is okay 
with moving forward with that acknowledgement. 
 
It was MOVED HOFFMAN – CAMPBELL to recommend that the Board of Commissioners hold 
a public hearing on the Ott’s application for conditional use and pending that hearing 
that the Board approve the application, with the following two conditions: 
 

1. Domestic livestock shall only be kept on the area of land zoned residential and not 
on the commercial property.   

2. There is an understanding that the husbandry portion of the conditional use 
approval will be completed at a later date and that this ruling shall still apply. 

 
All in favor and SO ORDERED.   
 
GREENSBURG PIKE REZONING: 
 
[At their July 2019 meeting, the Planning Commission entertained a request by Mr. Scott 
Kramer for the rezoning of two parcels of land that he purchased at the corner of 
Greensburg Pike and Elizabeth Street (Lot/block 372-P-90 and 372-P-96)].   
 
Review of Fourth Draft GP-TOZ Ordinance. 
 
The fourth draft of the ordinance was presented to the Planning Commission.  Changes 
made from the last meeting were as follows. 
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• Amending the Ordinance title to include a reference to add permitted sign 
requirements under the GPTOZ. 

• Amending the Ordinance to add a new Section 6, outlining permitted signs in 
the district (free standing, temporary, wall, window and projecting). 

• Under Paragraph Q (new Section 7), adding that the Lot Width must comply 
with §173-13 of the zoning code. 

• Under Paragraph Q, Parking (new paragraph 5), deleting the second sentence 
and moving it to “Landscaping (Paragraph Q, new paragraph 7(a); adding a 
paragraph (c) stating that appointment-based retail establishments may 
provide driveway parking; adding a paragraph (d) stating that driveways shall 
not be greater than 10’ wide; and adding a paragraph (e) stating that  
establishments may have up to five parking spaces per lot for employees and 
guests. 

• Under Paragraph Q, Driveways and access (new paragraph 6), paragraph (c) 
was modified to add that a sidewalk of at least 4’ in width or a sidewalk 
matching the existing adjacent sidewalk must be provided along Greensburg 
Pike. 

• Paragraph Q, new paragraph 7 was modified as follows: 
o New Paragraph (a) is the cut and paste from driveways, which states that 

all off-street parking and loading areas must be screened from any 
abutting property, adding that screening can be accomplished via earth 
berm, wood, vinyl, or composite material fencing or masonry; and 
adding that untreated wood is prohibited.  Finally, the initial height of 
shrubs and hedges was changed form not less than 5 feet to not less than 
2 feet. 

o Old Paragraph (b), detailing high level and low-level landscaping was 
deleted in its entirety. 

o New Paragraph (b), the final sentence, was deleted. 
o New Paragraph (c), the sentence “Shade trees may be planted up to 20 

feet apart, ornamental trees up to 10 feet apart and shrub up to 5 feet 
apart.  These are minimum standards.  Trees and shrubs shall be 
interspersed; unless otherwise recommended/ approved.” 

• Paragraph Q, new paragraph 9, Accessory Structures, (b), composite material 
was added as an acceptable screening material for refuse enclosures and 
untreated wood was prohibited. 

• Paragraph Q(12)(a) was modified to change the permitted signage from begin 
designated by the underlying zoning district to being permitted as a stipulated 
for the GPTOZ district. 

• Paragraph Q(14)(e)(viii) was added to state “Noises with a continuous or 
constant volume of 55 DB or more are not permitted.” 

 
Commissioner Wells questioned whether Mr. Kramer had any comments as to the type of 
sign they were thinking about for the potential ice cream shop, or questions regarding the 
signs.  He stated that what comes to mind is the classic neon sign on tope of Page Dairy 
mart on East Carson Street (South Side, Pittsburgh).  Mr. Wells also questioned whether or 
not the Planning Commission was considering externally illuminated signs. 
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The Planning Commission reviewed the new signage provisions and decided that 
externally illuminated signs should be permitted.  The final sentence of Paragraph Q, new 
paragraph 7, Landscaping, subparagraph b was eliminated at the recommendation of 
Mrs. Vargo (“The percentage of screening at side lot lines shall be a minimum of 60% at 5 
feet in height, upon reaching full growth.” 
 
The members of the Board discussed the “Outdoor Seating” requirements, specifically, 
subparagraph f, where they agreed that the number of seats permitted in an outdoor 
seating area shall be calculated based upon the actual front yard set back multiplied by 
the actual width of the lot and then divided by 100. 
 
   Existing Front Yard Setback  Existing Lot Width 
      100 
 
Mr. Wolfgang provided some exterior light standards.  Based upon that discussion, the 
following parameters will replace existing Paragraph Q(13)(b)(i): 
 
 Use    Maximum lighting levels at surface 
 
 Parking lots   2 foot candles 
 Sidewalks and entrances 5 foot candles 
 Signs    2 foot candles 
 Property line   0.5 foot candles 
 
Existing Paragraph Q(13)(b)(ii) was changed to state that mounting heights of lighting 
fixtures may not exceed 10 feet (instead of 16 feet).   
 
Mr. Heller and Mr. Kramer submitted two photographs to Mrs. Vargo to present to the 
Planning Commission, portraying what they anticipate the ice cream shop to resemble.  
The photograph was of Emerling’s Ice Cream Shop in Indiana Township on Route 910.  Mr. 
Heller stated that they just wanted to give the Planning Commission an idea of what the 
ice cream shop would look like.  They can adjust the siding, but they like the overhang that 
makes it look like a front porch.  They’re really not looking for any type of signage.   
 
Mr. Wolfgang stated that the benches that are shown on the photograph would not be 
permitted because they are permanent.  Mr. Heller stated that they were thinking that 
they could fence in the property so that there would not be an opportunity for individuals 
to utilize the benches after hours – that would become more of a police issue.  Mr. Heller 
provided a second photograph that shows the side of the building.   
 
Commissioner Wells stated that one thing that everyone has to look at now is the new 
apparel business on Greensburg Pike – Pittsburgh Apparel.  The new tenant landscaped 
the front of the building.  It is zoned RC-1. 
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Public Hearing.  Mrs. Vargo stated that she spoke with Chad Hoover.  VFC #3 is still willing 
to accommodate a public hearing.  They have the ability to do both a virtual and live 
meeting at the same time.  They can put 30 people in the building following social 
distancing guidelines, with another 10-15 in the bays if the trucks are moved out.  The 
building is off limits from August 22nd through August 29th.  Initially, Mrs. Vargo assumed that 
the ordinance would not be ready to be presented publicly until September, and she 
conveyed as much to Mr. Hoover.   But now, the next meeting of the Planning Commission 
would have been August 19th which seems to be enough time to get this to the Board of 
Commissioners at their July 13th meeting to authorize advertisement of the public hearing 
and then post the property and send out a letter with the ordinance to all of the property 
owners to coincide with an August 19th date.  The members of the Planning Commission 
were in favor of moving to a public hearing on the ordinance on August 19, 2020. 
 
An so it was Moved HOFFMAN – DERSIO to recommend that the Board of Commissioners 
authorize the advertisement of a Public Hearing to be held on August 19, 2020 at Volunteer 
Fire Company #3 on Powell Street for the purpose of hearing public comments on a 
proposed ordinance which will create an overlay district on Greensburg Pike. 
 
Mrs. Vargo updated the Planning Commission members about a potential new 
development for the former Eastmont School property.   
 
NEXT MEETING: 
 
The next meeting of the Planning Commission is scheduled for Wednesday, August 19, 2020 
at Volunteer Fire Company #3, 109 Powell Street, at which time a public hearing will be 
held to hear public comments with regard to the Greensburg Pike Traditional Overlay 
Zone. 
  
ADJOURNMENT: 
 
It was MOVED CAMPBELL-HOFFMAN to adjourn the meeting.  The meeting was adjourned 
at 8:00 pm.  All in favor and so ordered. 
 
Respectfully Submitted, 
 
 
Rebecca Vargo 
Secretary 
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