
MERCER COUNTY REGIONAL PLANNING COMMISSION 
ZONING AND SUBDIVISION REVIEW COMMITTEE 

 
TUESDAY, MARCH 18, 2025 – 7:30 p.m. 

 
MEETING IS IN-PERSON IN THE LARGE CONFERENCE ROOM 

OR ONLINE  
If necessary, you may join the meeting from your computer, tablet or smartphone. 

Direct link is available in the email or on MCRPC homepage. 
https://meet.goto.com/674536501  

 

You can also dial in using your phone. 
United States: +1 (872) 240-3412  

Access Code: 674-536-501 

OR PHONE 

One-touch: tel:+18722403412,,674536501#  
 

A G E N D A  

1. Roll Call 

2. Approval of Minutes (Feb 18, 2025) 

N E W  B U S I N E S S  

1. PRELIMINARY PLAN– PROJECT CAKE – EAST LACKAWANNOCK TOWNSHIP 

Preliminary plan for proposed warehouse/distribution center off I-80 and SR 19 with a 

disturbance of 216.15 Acres and 807 Trailer parking spaces. 

2. FINAL LAND DEVELOPMENT PLANS – MUNICIPAL BUILDING – JACKSON TOWNSHIP 

Final plans for a proposed garage and renovations to the municipal building in Jackson 

Center. 51 North Foster Road. Area of potential Disturbance of 1.017 Acres. 

3. INDUSTRIAL LAND DEVELOPMENT PLAN– BCS PROPERTIES, INC– CITY OF 

HERMITAGE– Proposed new building addition approx. 24,750 SQ FT with less than an acre 

disturbance building from existing site off 2600 Kirila Blvd for Becker GW Overhead Lifting 

Solutions. 

4. SOLAR ORDINACE – AMENDMENT – CLARK BOROUGH– Adds “solar energy systems” 

as an amendment to section 503. 

D I S C U S S I O N  

5. Ongoing Project Updates 

6. SALDO Update  

A D J O U R N  

* * * * * * * 
Review documents are available on the website under Land Development – Review 
Committee.  https://www.mcrpc.com/review-committee/  

 

https://meet.goto.com/674536501
tel:+18722403412,,674536501
https://www.mcrpc.com/review-committee/
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MINUTES 
ZONING & SUBDIVISION REVIEW COMMITTEE 

ONLINE AND IN-PERSON MEETING 
Tuesday, February 18, 2025 – 7:30 p.m. 

MEMBERS PRESENT    
Larry McAdams, 
Chairman   
Rich McCullough     
Elliot Lengel 
Jay Russell 
Bill Anthony  
Paul Hamill  

MCRPC STAFF    
Lisa Holm  
Elizabeth Peluchette 
Doniele Russell   

 

 

OTHERS PRESENT  
Ken Struthers 
Rebecca Struthers 
Shelly Carfolo  
Seann Carfolo 
Micah Wilpula 
Daryl Throckmorton, 
Moody & Assoc.   

 
1. Call to order: Larry McAdams, Chairman, called the meeting to order at 7:30 p.m. 

The meeting was recorded and a quorum was present.  
 

2. Approval of Minutes (January 21, 2025)- Larry McAdams noted that the Minutes of 
January 21, 2025, were distributed before this meeting. Paul Hamill made a motion, 
seconded by Rich McCullough, to approve the January 21, 2025 Minutes with 
corrections. The motion carried. 
 

NEW BUSINESS 
 
3. ZONING ORDINANCE TEXT AMENDMENT – PINE TOWNSHIP – Amendments to 

add energy generation facility as a conditional use in the industrial zoning district, and 
energy generation system as an accessory use in all zoning districts.  
Pine Township amendment is using similar language to other energy generation 
language we have reviewed. They do include glare restrictions and reference ‘up to 
or exceeding 500 Mw’ which is unclear and has been removed from those other 
amendments. They also identify specific setbacks and building code is referenced.  

Paul Hamill wanted soil testing to prevent brownfields. It was stated that soil testing 
would be under environmental regulations and not under zoning. 

Elliot Lengel made a motion, seconded by Bill Anthony, to recommend that Pine 
Township remove the phrase “up to or exceeding 500 Mw” and adopt this 
amendment to its zoning ordinance. The Chairman called for any discussion; 
hearing none, a vote was called for; the motion carried.  

4. ZONING ORDINANCE TEXT AMENDMENT – COOLSPRING TOWNSHIP – 
REVISED Amendments updating the prior amendments from November 2024.  
Proposed Text Amendments for Coolspring Township Zoning Ordinance as revised 
and provided by Township Supervisors were presented for review.  These allow 
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energy generation facilities as Conditional Use in the Agricultural, Residential-1, 
Industrial and Commercial districts. Specific setbacks were also provided. Energy 
generation facilities cannot use Battery storage.  Removing the minimum building 
square footage was also included.   
 
During the Committee discussion, Mr. Ken Struthers presented Coolspring Township 
Planning Commission board recommendations they recommended to the Township 
supervisors. He stated it was different than what was presented to the Zoning and 
Subdivision Committee from the Supervisors.  Thiers permitted Energy Generation 
Facilities only in Commercial and Industrial districts, removing the uses.   
 
Mr. Struthers said the local planning board voted to adopt removing energy generation 
facilities from Agriculture, R-1, and R-2, making it a conditional use only in industrial 
and commercial zones, road setbacks of 100 feet, 500-foot setbacks from the inverter 
site from existing residences and the center line of the road.  
 
The Coolspring planning board met with Penn Power, and Penn Power said there is 
absolutely no reason that we can't keep the inverters 500-feet from the road. They 
stated they are more than capable of running everything underground. Their 
supervisors felt that was excessive. 
 
The Coolspring planning board recommended limiting it to industrial and commercial 
zones only with an option to apply for a variance. 
 
The recommendation received from the Township Supervisors has 200-foot setback 
from an existing home, the nearest extension which would be the fencing.  That also 
states no battery storage and adding an address and registering it with 911. 
 
Mr. Struthers feels the supervisors want solar to be allowed anywhere, and when 
asked why they would agree to remove it from R2, their comment was that there's no 
place in R2 big enough for it anyway.  
 
Mr. Struthers said the residents are not thrilled that their zoning laws that are not 
standing up to protect the property rights of their folks. 
 
Shelly Carfolo asked the committee to recommend to not allow solar in zoned 
residential and stated the new suggestion does not protect prime farmland. She stated 
it violates the Zoning Act 5 of 1968, line 2, and would like it not allowed in prime land.  
Ms. Carfolo stated if the township continues to put this in residential areas without 
reasonable setbacks from people’s homes they are planning on filing an substantive 
validity challenge. 
 
Ken Struthers summarized by saying they’re asking the committee to not approve 
what the supervisors have submitted and to reconsider what the township’s planning 
board recommended.  
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Bill Anthony asked for clarification that Mr. Struthers had reported from the Coolspring 
planning board and not the zoning hearing board. He then asked what the zoning 
board recommended. Mr. Struthers stated that Coolspring zoning hearing board hasn’t 
been involved for about two years.  

A motion was made by Paul Hamill and seconded by Richard McCullough to 
recommend that the Township accept the recommendations of the Coolspring 
Township Planning Commission letter dated January 31, 2025. The motion 
passed by roll call vote 4 aye, 1 nay Elliot Lengel and 1 abstained Larry 
McAdams.  

5. Home2 Suites - Lot 1 Consolidation Plan for Castle Hospitality, LLC in Shenango 
Township and City of Hermitage – Minor subdivision consolidating 4 lots.   
The properties are all taxed in Shenango Township however the municipal boundary 
is being resolved as part of the site crosses the municipal boundary into the City of 
Hermitage.  
Preliminary Land Development Plan – Multiple reviews by both municipalities are in 
process.  The location and basic layout of the proposed hotel site are provided.  The 
layout does not meet zoning setbacks requirements in Shenango Township. They had 
to apply for a Zoning Permit at Shenango Township to begin the Variance process 
with their Zoning Hearing Board.    

Paul Hamill made a motion, seconded by Elliot Lengel to table the plans until the 
zoning issue is resolved. The Chairman called for any discussion; hearing none, a 
vote was called for; the motion carried. 

6. MPC Plans Reviews for City of Hermitage – No Motions Required 
A. SVM Redevelopment Sites - Hickory Fields Subdivision, Major Land 

Development Plans for Lots 1, 5, 6, and 8  
B. Final Subdivision Plan Shirley Gibson Lots 1 & 2 – Wise Road 
C. Final Consolidation Plan Duane Confer II Lot 1 - Wise Road 
D. Final Subdivision Plan 83 Main Street LLC Lots 1 & 2 - Clinton Street, Main 

Street, Rosedale Street 
E. Final Consolidation Plan USA Equipment Leasing LLC Lot 1 - Clinton 

Street, Mill Street, Rosedale Street 
F. Final Subdivision Plans Denise Yanak Lots 1 & 2 and Timothy & Lisa Yanak 

Lot 2 - South Keel Ridge Road 
G. Final Subdivision Plan Timothy & Lisa Yanak Lot 3 - South Keel Ridge Road 
H. Top Tier Federal Credit Union Major Land Development Plan – 2790 East 

State Street East State Street 
 
DISCUSSION- No Formal Actions 
7. Ongoing Projects Updates-  
Committee asked for a list to be sent for meetings.  
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Plan Name Municipality 

Major or 
Minor 

Fee Paid Status 

 
1 Butch Findley Minor $300.00 Completed 
2 McAnallen Coolspring Minor $360.00 Reviewed 
3 Kasbee Delaware Minor $300.00 Reviewed 
4 Hercules Car 

Wash 
Mercer LDP $300.00  Withdrawn 

5 Troyer Fairview Minor $300.00 in progress 

 
6 

Home 2 Suites Hermitage 
Shenango 

 
Minor 

 
$375.00 

 
In progress 

 
7 

Home 2 Suites Hermitage 
Shenango 

 
Preliminary 

LDP 

 
$500.00 

Pending zoning 
hearing at 
Shenango 

8 Stonebraker Lackawannock Minor $320.00 in progress 
9 Hoskin Liberty Minor $300.00 in progress 

10 Clark Mill Creek Minor $325.00 Reviewed 
11 Fairview Cheese Fairview Preliminary 

LDP 
$500.00 Board Approved 

 
12 

Wagler Sandy Lake 
Lake 

 
Minor 

 
$300.00 

 
Reviewed 

13 Riddle Pine Minor $300.00 in progress 
14 Mercer Farm 

[WPC] 
Findley Minor  In progress 

15 Samol South Py Minor  In progress 
16 Shetler Salem Minor  In progress 
17 Top Tier Hermitage LDP Fees 

waived 
Completed 

18 Gibson Lots 1 & 2 Hermitage  Fees waived Completed 
19 Confer II Lot 1 Hermitage  Fees waived Completed 
20 83 Main Street 

LLC Lots 1 & 2 
Hermitage  Fees waived Completed 

21 USA Equipment 
Leasing LLC Lot 1 

Hermitage  Fees waived Completed 

22 Yanak Lots 1 & 2 Hermitage  Fees waived Completed 
23 Yanak Lot 3 Hermitage  Fees waived Completed 
24 Hickory Fields Hermitage LDP Fees waived Completed 

 
8. Countywide SALDO Ordinance information: 

Bill Anthony stated when a driveway permit is issued for a residential or commercial 
site an address should be assigned.  
 

I. Review comments received at the Breakfast - All comments are due back 
by March 7 



5 
 

II. The Committee will have the Final Draft for the March 18 meeting 
III. March- Final draft and recommendations to Commissioners 
IV. April- Commissioner adoption process 

 
ADJOURNMENT: A motion to adjourn was made at 9:02 p.m. by Bill Anthony and 
seconded by Rich McCullough. The motion carried.  
 
 
     Respectfully submitted, 

 

     Lisa Holm,  
     Senior Planner 
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CODED NOTES:
1. STORMWATER MANAGEMENT AREA.

2. CONCRETE SIDEWALK.

3. ADA ACCESSIBLE PARKING SPACES WITH SIGNAGE.

4. YARD PERIMETER SECURITY FENCE.

5. RETAINING WALL AS NEEDED.

6. TRUCK COURT ACCESS GATE.

7. PROPOSED RIDE SHARE DROP OFF.
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ZONING INFORMATION
LOCATION: I-80 & SR 19, EAST LACKAWANNOCK TOWNSHIP, PA 16137

ZONING: IDD INTERCHANGE DEVELOPMENT DISTRICT

USE: WAREHOUSE / DISTRIBUTION CENTER

LOT AREA: 206.14

ITEM REQUIREMENTS PROPOSED
MINIMUM FRONT BUILDING SETBACK 100' 1562.52'

MINIMUM SIDE BUILDING SETBACK N/A 629.38'

MINIMUM REAR BUILDING SETBACK N/A 693.49'

MAXIMUM BUILDING COVERAGE 70% OF LOT 10.40%
BUILDING SIZE 933,656 S.F.

PARKING REQUIRED 1 PER 2 EMPLOYEES ON LARGEST SHIFT 1061 SPACES

MINIMUM ADA PARKING STALLS 20 SPACES 20 SPACES

MINIMUM PARKING DIMENSIONS 9' X 18' 9' X 18' MINIMUM

MINIMUM AISLE WIDTH 24' (TWO-WAY) 24' MINIMUM (ASSOCIATE PARKING)VICINITY MAP
SCALE: 1" = 2000'

SITE

ENGINEER:
CESO, INC.
2800 CORPORATE EXCHANGE DR, STE 400
COLUMBUS, OH 43231
PHONE: (614) 942-3565
EMAIL: JORGE@CESOINC.COM
CONTACT: JOSEPH JORGE

DEVELOPER:
SUNCAP PROPERTY GROUP
6101 CARNEGIE BLVD, STE 180
CHARLOTTE, NC 2809
PHONE: (704) 945-8029
EMAIL: BSCERRI@SUNCAPPG.COM
CONTACT: BEN SCERRI

PROJECT OWNER AND CONSULTANTS:
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BOROUGH OF CLARK, MERCER COUNTY, PENNSYLVANIA 

BILL NO. 

Introduced by, 

Passed finally, 

ORDINANCE NO. 

AN ORDINANCE OF THE COUNCIL OF THE BOROUGH OF CLARK, MERCER 
COUNTY, PENNSYLVANIA, PROVIDING FOR ADDING SOLAR ENERGY 
SYSTEMS AS AN AMENDMENT TO SECTION 503. 

BE IT ORDAINED AND ENACTED by Council of the Borough of Clark, Mercer 
County, Pennsylvania, and it is hereby enacted and ordained by the authority of the same 
as follows: 

SECTION 1. AMENDMENT SECTION 504.2 It is the intent of this Ordinance to require any 
applicant proposing a solar energy system, except for those affixed and permanently 
attached to the roof of a permitted primary use or permitted secondary use structure 
located on the parcel, to submit to the Zoning Officer detailed construction and elevation 
drawing for review by the Borough Zoning Officer for compliance with Clark Borough's 
Zoning Ordinance. 

SECTION 2. DEFINITIONS: For purposes of this Ordinance the following terms shall mean as 
indicated unless the context clearly requires otherwise: 

(A) Solar Access - The access of a Solar Energy System to direct sunlight. 

(B) Solar Easement — A legal agreement that protects access to sunlight on a property. 

(C) Solar Energy System - An energy conversion system, including appurtenances, 
which converts solar energy to a usable form of energy to meet all or part of the 
energy or heating requirements of the onsite user, or which is to be sold to a 
utility company to be used by others, or sold directly to other users. 

(D) Small Solar Energy System - Solar energy systems installed for personal use in 
residences, commercial properties and institutions. A small solar energy system is 
required to be roof-mounted (i.e., placed on or as an integral part of a building). 

(E) Large Solar Energy System - Solar energy systems installed on large parcels of 
land for the purpose of generating revenue or utility-scale systems installed to 
benefit the community or an entire institution. 

SECTION 3. REPEALER: All ordinances or resolutions or parts of ordinances or resolutions, insofar 
as they are inconsistent therewith, are hereby repealed. 



SECTION 4. SEVERABILITY: If any sentence, clause, section or part of this Ordinance is for any 
reason found to be unconstitutional, illegal or invalid, such unconstitutionality, illegality 
or invalidity shall not affect or impair any of the remaining provisions, sentences, clauses, 
sections or parts of this Ordinance. It is hereby declared it is the intent of the Supervisors 
that this Ordinance would have been adopted had such constitutional, illegal or invalid 
sentence, clause, section or part thereof not been included therein. 

SECTION 5. EFFECTIVE DATE: This Ordinance shall become effective days after 
its adoption. 

ORDAINED AND ENACTED finally into law by the by the Council of the Borough of Clark, 
this day of , 2024. 

President Council Member 

Borough Secretary 



Plans Reviewed by Land Use Team 

Plan Name Municipality Major or 
Minor 

Fee Paid Status 

1 Butch Findley Minor $300.00 Completed 

2 McAnallen Coolspring Minor $360.00 Completed 

3 Kasbee Delaware Minor $300.00 Reviewed 

4 Hercules Car Wash Mercer LDP $300.00  Withdrawn 

5 Troyer Fairview Minor $300.00 Completed 

 
6 

Home 2 Suites Hermitage 

Shenango 
 

Minor 
 

$375.00 

 
Completed 

 
7 

Home 2 Suites Hermitage 

Shenango 
 
Preliminary LDP 

 
$500.00 

Pending zoning 
hearing at 
Shenango 

8 Stonebraker Lackawannock Minor $320.00 in progress 

9 Hoskin Liberty Minor $300.00 in progress 

10 Clark Mill Creek Minor $325.00 Reviewed 

11 Fairview Cheese Fairview Preliminary LDP $500.00 Board Approved 

 
12 

Wagler Sandy Lake 

Lake 
 

Minor 
 

$300.00 
 

Reviewed 

13 Riddle Pine Minor $300.00 in progress 

14 Mercer Farm [WPC] Findley Minor  In progress 

15 Samol South Py Minor  In progress 

16 Shetler Salem Minor  In progress 

17 Top Tier Hermitage LDP Fees waived Completed 

18 Gibson Lo 
ts 1 & 2 

Hermitage  Fees waived Completed 

19 Confer II Lot 1 Hermitage  Fees waived Completed 

20 83 Main Street LLC 
Lots 1 & 2 

Hermitage  Fees waived Completed 

21 USA Equipment 
Leasing LLC Lot 1 

Hermitage  Fees waived Completed 

22 Yanak Lots 1 & 2 Hermitage  Fees waived Completed 

23 Yanak Lot 3 Hermitage  Fees waived Completed 

24 Hickory Fields Hermitage LDP Fees waived Completed 

25 Boura Hempfield Minor $325.00 Completed 

26 Korniak Jackson Minor $350.00 In progress 

27 Emph West Salem Minor $300.00 In progress 

28 Jackson Township 
Bldg 

Jackson  LDP Fee waived In progress 

29 Benson Williams Pymatuning Minor $500.00 In progress 

30 T Collins West Salem Minor $325.00 In progress 

31 Belblo West Salem Minor $325.00 In progress 

32 Harrison West Salem Minor $325.00 In progress 

33 R. Collins West Salem Minor $325.00 In progress 

34 Chutz Pine Minor $380.00 In progress 

35 Minner/Montgomery Findley Minor $325.00 In progress 

36 Industrial Land 
Development BCS 

Hermitage LDP Fee waived In progress 

37 Glen Lakes Pine Minor #325.00 Waiting on fee 

38 Morse/Perkins Wilmington Minor $325.00 In progress 

39 Westlake Sandy Lake Minor $325.00 In progress 
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