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STRASBURG BOROUGH    

PLANNING COMMISSION MINUTES 

March 4, 2019 
 

Members Present: Ken Johnson    Bob Marshall 

 Mary Dresser   Dominick Di Bella 

 Dave Felpel 
 

 Others Present: Lisa M. Boyd, Borough Manager  Porter Stevens, LCPC 

   Joel Snyder, RGS Assoc.   Joyce Gerhart, RGS Assoc. 

Bill Briegel, Keystone Custom Homes Richard Elliott 
 

CALL TO ORDER AND PLEDGE TO THE FLAG:   Chairman Ken Johnson called the 

meeting to order at 7:00 P.M., followed by the pledge to the flag.  He announced that the meeting 

is being audiotaped and maintained until the minutes are approved.  Dave Felpel was welcomed 

as a new member.   
 

CITIZEN COMMENTS:  None.   

 

REORGANIZATION:    
 

CHAIRMAN:  Bob Marshall made a motion, seconded by Dominick Di Bella and passed 

unanimously to reappoint Ken Johnson as Chairperson.  

 

VICE-CHAIRMAN:  Mary Dresser made a motion, seconded by Dominick Di Bella and passed 

unanimously to reappoint Bob Marshall as Vice Chairperson. 
 

MINUTES OF OCTOBER 2, 2017:  A motion was made by Bob Marshall, seconded by Mary 

Dresser and passed unanimously to approve the minutes of the October 2, 2017 meeting as 

printed.   
 

DECKMAN PROPERTY PRE-APPLICATION/SKETCH PLAN REVIEW:  Joel Snyder 

with RGS Associates, Bill Briegel of Keystone Custom Homes and Joyce Gerhart of RGS 

Associates were in attendance and reviewed their proposal as an informal discussion before they 

proceeded with their application.  Mr. Snyder stated it is a 3.16 acre property and they are 

exploring the feasibility of subdividing two lots that would front onto Candle Lane and 

potentially two lots with driveways coming off of Sunset Avenue.  He reminded the members 

that there are streams and wetlands that run through the parcel.  He stated that they are not 

proposing to extend Sunset Avenue through to connect to Candle Lane because it is not cost 

effective due to the additional stormwater requirements and the stream crossing permit.  He 

stated that their plan, as shown, would require waivers such as flag lots and not extending the 

street.  They are not proposing to add Lots 3 and 4 to the Trails at Strasburg HOA and said that 

they would have needed permission from that HOA to add them.  The original proposal had two 

additional lots on Sunset Avenue but they removed those two lots because they thought having 

four lots connect via driveways to the existing dead-end street would not be viewed positively 



and are proposing to have a portion of land remain with the original parcel as desired by the 

property owner.   

 

Mary Dresser reminded the members that the original plan years ago to develop this parcel and 

connect the street through required a significant amount of the lots being required to handle the 

roadway stormwater.  She added that the Planning Commission at that time felt that it was 

seriously doubtful that there was any usable space left on those lots for a homeowner to enjoy 

their lots due to the stormwater facilities.  When asked how they were proposing to handle 

stormwater on the plan as shown, Mr. Snyder stated that they would have to do geotechnical 

testing to determine perk rates but they are assuming that each lot can handle its own stormwater, 

possibly via an infiltration pit.  He stated that they were considering the infiltration pit instead of 

pervious paving because of the long-term driveway regulations for the homeowner.   

 

Mr. Snyder stated that the home sizes they proposed on the plan is just for reference to show that 

there is plenty of space for the homes and they are compatibly-sized to the other homes in each 

neighborhood.   

 

Bob Marshall stated that this board reviewed the Official Map in 2017 and had discussed 

retaining the Sunset Avenue connection.  The Borough Manager stated that the Official Map 

update was placed on hold and no changes have been made.  Bob Marshall stated that in the past 

some of the residents of Sunset Avenue have expressed to him that they like the street being a 

dead end and not having through traffic.   

 

Ken Johnson asked how the end of Sunset Avenue would be handled and Mr. Snyder stated that 

was a detail that still needs to be worked out.   

 

Mr. Snyder stated that they are proposing to have the driveways to Lots 3 and 4 come into the 

existing curb cut on Candle Lane and noted that for the stream crossing at that location, there is 

an existing pipe with two headwalls.   

 

Richard Elliott, the Secretary to the Trails at Strasburg Homeowner’s Association, asked how 

they are proposing to access the site for Lots 3 and 4 because currently the HOA is required to 

maintain both sides of Candle Lane.  He stated that the HOA is questioning how the frontage on 

Candle Lanes for Lots 3 and 4 as well as the land North of the lots and South of the lots will be 

handled, reminding the members that the HOA currently pays someone to mow and remove 

snow the whole length of Candle Lane.  Mr. Elliott stated that the HOA is not opposed to the 

new houses; they just want to know how it will be handled and who owns the land that they have 

been maintaining.  Mr. Snyder stated that he believed this would be handled by a transfer of 

maintenance agreement but will review easements and remain in contact with the HOA.   

 

Mr. Snyder asked for the members’ thoughts on the following waivers they would need to 

request: 

 1.  Section 602.05 to not connect Sunset Avenue 

 2.  Section 602.14 to create an alternate cul-de-sac on Sunset Avenue 

 3.  Section 606.04.7 lot configuration (flag lots). 

 



Mary Dresser asked what they are proposing to happen with the snow that gets plowed down 

Sunset Avenue because it ends with the two new driveways.  Mr. Snyder stated that is one of the 

details they would have to review and stated that probably the driveway configuration would 

need to be revised to provide an area for the snow to be pushed to so it would not impact a 

driveway.  He also stated that possibly the two driveways become a shared driveway.   

 

Mary Dresser asked about the riparian buffer, noting that she believed the requirements have 

changed since the original plan.  Mr. Snyder stated that he will verify the current buffer 

requirements. Mary Dresser reminded the members that when this development was originally 

proposed, residents came to meetings and showed photographs of how wet the area is.  Ken 

Johnson stated that he believed Lot 3 will be a challenge.  Mr. Snyder stated that perk tests will 

need to be done to make sure the soils will perk to address stormwater.  He also stated that 

Vortex Environmental was out and reviewed the area and it is believed that the wetland area has 

not expanded.  Mary Dresser suggested considering shifting the lot lines for Lots 3 and 4 to have 

some more usable space left for Lot 3.   

 

Mr. Snyder stated that they are referring to the project as the “Deckman Property” to reference 

this plan back to the original plan.   

 

Bob Marshall stated that he is ok with all three of the waiver requests but he is concerned with 

the floodplain and the configuration of the lots and not happy with how the driveways for Lots 1 

and 2 connect to Sunset Avenue but understands that there may be no other way to connect them.  

Dominick Di Bella did not have any questions.  Ken Johnson agreed with Bob Marshall and 

agreed that we can work through the waivers but does not like the two flag lots with driveways 

and believes a lot needs to be worked out with its connection for snow and turnarounds.  Ken 

Johnson stated that he is concerned with handling stormwater, the impact of the wetlands and the 

amount of usable space remaining for Lot 3 and agreed with Mary Dresser’s suggestion to 

consider shifting the lot line between Lots 3 and 4 but understood the existing infrastructure they 

are trying to use.  It was agreed that the developer needs to research the Trails at Strasburg 

Homeowner’s Association documents and complete any necessary agreements.   

 

David Felpel asked if the developer had consulted with emergency services regarding their input 

on the plan.  Mr. Snyder stated that is one of the next steps in the process.   

 

Mary Dresser stated that she would want some assurance that Keystone would not come back in 

a couple of years and want to develop to put two more flag lots on the land that is shown to be 

remaining with the Miller Street property   

 

Mr. Snyder and Mr. Briegel thanked the members for their input and suggestions and stated that 

their next step is to review the sketch plan with Borough Council.   

 

REVIEW OF PLACES 2040 EXECUTIVE SUMMARY:   Porter Stevens from the Lancaster 

County Planning Commission was in attendance and reviewed the Executive Summary of the 

Places 2040 Plan for Lancaster County.  He stated that the Lancaster County Planning 

Commission has developed implementation teams that will begin focusing on the “Big Ideas” 



and “Catalytic Tools & Strategies” and will begin creating policy goals and reach out to 

municipalities to discuss making some of the goals a reality.   

 

When asked what items could impact Strasburg, Mr. Stevens stated that a few items he can 

quickly think of include implementing complete streets, including development just outside the 

Borough into the heart of the Borough, utilizing Official Maps and reviewing the Zoning 

Ordinance to see if there is anything that needs changed or simplified.  Bob Marshall stated that 

he would like to have public transportation in the Borough and Mr. Stevens stated that is 

included under the complete streets category.   

 

Mr. Stevens stated that he attended a recent Strasburg Township meeting and they mentioned the 

possibility of updating the Strasburg Region Joint Comprehensive Plan.  He stated that Akron 

Borough recently wrote their Comprehensive Plan using a committee of local volunteers with the 

assistance of the LCPC and stated that he is willing to share a copy of their plan.   

 

OTHER BUSINESS:  The Borough Manager stated that the Borough Collaborative is seeking 

representatives on their board and stated that Dave Felpel has expressed interest.  Mary Dresser 

and Bob Marshall stated they would like more information.   

 

Richard Elliott questioned ownership of the easements that the Trails at Strasburg HOA 

maintains and the Borough Manager stated that the Borough Engineer has been asked to look 

into the matter.   
 

CITIZEN COMMENTS:  None. 
 

ADJOURNMENT:  A motion was made by Bob Marshall, seconded by Mary Dresser and 

passed unanimously to adjourn the meeting at 8:40 p.m.   

 

Respectfully submitted, 

 

  

 

Lisa M. Boyd 

Borough Manager 

 

  



April 1, 2019 - Meeting Canceled 

 

  



STRASBURG BOROUGH   

PLANNING COMMISSION MINUTES 

May 6, 2019 
 

Members Present: Bob Marshall   Mary Dresser 

   Dave Felpel 
 

 Others Present: Lisa M. Boyd, Borough Manager  Porter Stevens, LCPC 

   Bruce L. Ryder, Mayor   Rick Waller    

   Denise Waller 
  

CALL TO ORDER AND PLEDGE TO THE FLAG:   Vice Chairman Bob Marshall called 

the meeting to order at 7:00 P.M., followed by the pledge to the flag.  He announced that the 

meeting is being audiotaped and maintained until the minutes are approved.   
 

CITIZEN COMMENTS:  None.   

 

MINUTES OF MARCH 4, 2019:  A motion was made by Mary Dresser, seconded by Dave 

Felpel and passed unanimously to approve the minutes of the March 4, 2019 meeting as printed.   
 

REVIEW AND MAKE RECOMMENDATION CONCERNING PROPOSED 

AMENDMENTS TO THE TEXT OF THE ZONING ORDINANCE:  The Borough 

Manager stated that this is a proposed text amendment by Borough Council.  Borough Council 

believes that our current ordinance is clear in that it does not allow for Airbnb’s but since our 

ordinance was challenged and that matter is being considered by the court system, Borough 

Council is proposing this amendment to make the ordinance clearer to not allow Airbnb’s.   

 

Porter Stevens, the Borough’s representative from the Lancaster County Planning Commission, 

was in attendance and reviewed LCPC’s review letter regarding the proposed amendment dated 

April 23, 2019.  Mr. Stevens stated that the LCPC understands that there are legitimate concerns 

of potential impacts of short-term rentals but their position is that they believe it is possible to 

regulate short-term rentals in a way that mitigates or prevents those concerns and they are asking 

the Borough to explore those options to see if there is a way to address those concerns.  Mr. 

Stevens stated that some ways he has seen this done is by: 

* Requiring them to be owner-occupied  

* Requiring the owners to be residents of the Borough 

* Issue short-term rental permits, which requires the owners to register the unit, meet  

 certain requirements such as Building Codes and/or not renewing a permit if there  

 are multiple noise complaints  

 

The Borough Manager stated that the Borough does allow for bed and breakfasts and boarding 

houses by Special Exception when certain criteria are met.   

 

Bob Marshall stated that one example of the certain criteria is our Bed and Breakfast Ordinance 

requires them to be owner-occupied.   

 

David Felpel stated that there has been a taxation tiff between bed and breakfasts and Airbnb’s 

because the bed and breakfast owners say that the Airbnb’s are not paying the Lancaster Hotel 



Tax.  Mr. Stevens stated that Airbnb owners are required to pay the tax and one way that he is 

aware of that is being municipally monitored is that Akron Borough requires the Airbnb to 

provide proof that they have registered with the County to pay that tax.  Mr. Stevens stated that 

Airbnb’s were not previously held to the same requirements that bed & breakfasts were but they 

are now.   

 

Denise Waller asked Mr. Stevens who in Akron Borough is the person responsible to verify that 

the Airbnb’s are meeting all of the requirements, noting that actual addresses are not listed on the 

Airbnb and similar sites.  Mr. Stevens stated that Akron Borough requires Airbnb’s to annually 

register their properties and prove that all of the requirements are met.  He added that 

unregistered units are either reported by neighbors and/or the staff reviews short-term rental 

sites.   

 

Rick Waller stated that while Akron Borough regulates Airbnb’s to make them equal to bed and 

breakfasts, they are not regulated by most municipalities.  He added that there is also a state tax 

that is required to be collected and remitted.   

 

Denise Waller stated that she believes most municipalities already have an ordinance to regulate 

bed and breakfasts and asked why people who want to put in short-term rental units don’t just 

apply and comply with the already-existing ordinances that are in place instead of creating a 

different set of regulations.  She added that she believes that short-term rental units should have 

signage to alert neighbors that there are different people staying there on a regular basis and they 

should be owner-occupied.  Denise Waller also stated that she believed legislation will change in 

the future when a person gets hurt in an Airbnb and it comes back on the municipality for not 

requiring them to have adequate insurance.  She stated that she is concerned for the safety of the 

people renting the Airbnb and for the safety of the neighbors.   

 

Bob Marshall stated that he was also concerned with the safety of the renters and stated that he 

felt there is unfairness between the Airbnb and Bed and Breakfast Hotel/Motels.    

 

Mr. Stevens stated that, for example, Akron’s ordinance requires licensing of the units which 

includes coordination with the Fire, Police and Building Code Departments to ensure safety.   

 

Mayor Bruce Ryder, speaking on behalf of Borough Council, stated that the Borough usually 

agrees with the LCPC, but they do not this time.  He stated that businesses such as Airbnb and 

Uber started out, they were sharing businesses but now they are just another way of doing 

business.  He stated that the LCPC comment about entrepreneurship is helping the real estate 

investor and not the average citizen, which is not what the Borough wants to do.  He stated that 

Strasburg is not a tourist town and we are not a shore town, Intercourse or Bird-in-Hand.  He 

stated that he is more concerned for our citizens who live here who are trying to go to bed at 

night because they need to get up for work in the morning to support their families than the 

people on vacation who are being noisy in the back yard of a short-term rental.  He added that 

the LCPC recommendations are fine for a rural, township-type situation for situations like a 

farmer who has two homes on his property that are not close to neighbors but are not valid for 

Strasburg Borough because our homes are so close together.  He added that, while this is a 

proposed amendment to our ordinance, this clarifies but does not change our interpretation of our 



existing ordinance that states short-term rentals of less than 30 days are not permitted.  He added 

that other sections of our existing ordinance follow the LCPC suggestion which allows for 

owner-occupied short-term rentals through the Bed and Breakfast provision and does not see the 

need to create a new land use category for something we already have in our ordinance.  He 

added that we are permitted under the MPC to remove the sections for “Uses not Provided For” 

and “Substitution of one non-conforming use for another” because we have learned that it is not 

a good idea to have those sections in our ordinance.  He stated that the reason they are not a good 

idea to have in our ordinance is because they were never used from when they were put in the 

ordinance in 1993 until 2018 when they were used to go around other sections of our ordinance.    

 

Bruce Ryder added that our proposed amendment is in agreement with a unanimous Opinion of 

the Pennsylvania Supreme Court that was handed down on April 26, 2019 regarding short-term 

rentals.  This decision is favorable to municipalities and reversed the Commonwealth Court’s 

decision.   

 

Another reason Mr. Ryder stated that he is opposed to short-term rentals is that in one case he is 

aware of, the people paid more than they should have because it was a business investment and 

between their mortgage, insurance and property taxes they can’t afford to rent it long-term.  He 

states that this runs up the property values which reduce the ability for families to purchase a 

home to live here.   

 

Bruce Ryder encouraged the Planning Commission members to consider recommending the 

proposed amendment.   

 

Richard Waller stated that other obstacles that bed & breakfast owners face is they have been 

trying to refinance theirs for many years and have not had success in obtaining a reasonable rate 

because it is a semi-commercial loan.  He stated that if a person purchases a property as a private 

residence and then rents it out as an Airbnb under the radar of the bank, they qualify for a much 

cheaper interest rate.  He added that the property taxes are also higher for a commercial use.   

 

Bruce Ryder stated that the Borough is not looking to make money off of regulating the short-

term rentals and stated that we would spend more money administering the short-term rentals 

than we would receive in permit fees.  He stated that we are interested in making an impact on 

the community and the people who choose to live here permanently.   

 

David Felpel asked about the 2006 Strasburg Region Comprehensive Plan and the comment 

about supporting the viability of a local tourist industry.  Bob Marshall and Richard Waller stated 

that we do promote the tourist industry pertinent to this issue via our existing Bed and Breakfast 

Ordinance.  Bruce Ryder stated that we do also support viable tourist businesses (such as the 

Creamery, Railroad, etc) but are not in favor of converting residences into businesses.   

 

A motion was made by Mary Dresser, seconded by Bob Marshall to recommend Borough 

Council enact the proposed amendments to the text of the Zoning Ordinance, that the 

recommendation include a statement that the proposed amendments are in accordance with the 

objectives of the Strasburg Borough Region Comprehensive Plan of 2006, and that the Borough 

Manager-Secretary inform Borough Council in writing of this action.  Motion carried with 



members Dresser and Marshall casting assenting votes.  Member Felpel respectfully cast a 

dissenting vote.   

 

OTHER BUSINESS:  None. 
 

CITIZEN COMMENTS:  None. 
 

ADJOURNMENT:  A motion was made by Mary Dresser, seconded by Bob Marshall and 

passed unanimously to adjourn the meeting at 7:48 p.m.   

 

Respectfully submitted, 

 

  

 

Lisa M. Boyd 

Borough Manager 

 

  



STRASBURG BOROUGH 

PLANNING COMMISSION MINUTES 

June 3, 2019 
 

Members Present: Ken Johnson  

   Bob Marshall  

   Dave Felpel 
 

 Others Present: Lisa M. Boyd, Borough Manager 

   Porter Stevens, LCPC 

   Roger Fry 
  

CALL TO ORDER AND PLEDGE TO THE FLAG:   Chairman Ken Johnson called the 

meeting to order at 7:00 P.M., followed by the pledge to the flag.  He announced that the meeting 

is being audiotaped and maintained until the minutes are approved.   
 

CITIZEN COMMENTS:  None.   

 

MINUTES OF MAY 6, 2019:  A motion was made by Bob Marshall and seconded by Dave 

Felpel to approve the minutes of the May 6, 2019 meeting as printed.  Motion carried with 

members Marshall and Felpel cast assenting votes.  Member Johnson abstained from voting 

because he was not in attendance for that meeting.   
 

AMOS S. RIEHL LOT ADD-ON PLAN – RECOMMENDATION TO BOROUGH 

COUNCIL:  Roger Fry, the surveyor who prepared the plan for the Riehl’s who own 103 Miller 

Street.  He stated that the layout for this property is that a portion of land currently belonging to 

101 Miller Street cuts in behind 103 Miller Street.  Mr. Fry stated that the owners of 101 Miller 

Street have agreed to sell a portion of vacant land labeled “Tract A” to the Riehl’s as a lot add-on 

and no construction is proposed.  Ken Johnson stated that this proposal is basically making 103 

Miller Street’s property a rectangle shape instead of having an odd “jog” into their property.   

 

Ken Johnson stated that the Lancaster County Planning Commission and Borough Engineer 

reviewed the proposal and recommends approval.  Mr. Fry stated that they will add the 

Engineer’s comments on the plan as suggested.  Mr. Fry stated he also checked with the Borough 

Zoning Officer and the proposed plan does leave the existing shed with the 5’ required setback.   

 

A motion was made by Bob Marshall, seconded by Dave Felpel and passed unanimously to 

recommend Borough Council approve the lot add-on plan for Amos S. Riehl at 103 Miller Street.   

 

CERTIFICATION OF BLIGHT DETERMINATION OF 8-10 EAST MAIN STREET:  
Ken Johnson reviewed the correspondence submitted by the Vacant Property Reinvestment 

Board regarding the blighted property at 8-10 East Main Street.  This matter was reviewed by the 

Lancaster County Planning Commission and they submitted a memorandum dated May 29, 2019 

recommending certification of the property as blighted.   

 

Porter Stevens and the Borough Manager explained the Vacant Property Reinvestment Board 

process regarding blighted properties.  The Borough Manager stated that the property owner will 

be paid the appraised fair market value for the property less the court-ordered reimbursement of 



approximately $29,000 of legal fees to the Borough.  The Borough Manager stated that this is a 

great process for this building to go through to eliminate the blight and that the VPRB followed 

the correct process to make the blight determination in accordance with State and County 

ordinances.   

 

A motion was made by Bob Marshall, seconded by Dave Felpel and passed unanimously to 

approve the recommendation from the Lancaster County Planning Commission, certify that the 

process followed to make the blight determination was made in accordance with State and 

County ordinances, and to turn the property over to the Redevelopment Authority.   

 

OTHER BUSINESS:  The Borough Manager stated that Strasburg Scooters has talked to the 

Zoning Officer about the possibility of moving their business to 246 North Decatur Street.  
 

CITIZEN COMMENTS:  None. 
 

ADJOURNMENT:  A motion was made by Bob Marshall, seconded by Dave Felpel and passed 

unanimously to adjourn the meeting at 7:49 p.m.   

 

Respectfully submitted, 

 

  

 

Lisa M. Boyd 

Borough Manager 

 

  



July 1, 2019 - Meeting Canceled 

August 5, 2019 - Meeting Canceled 

September 9, 2019 - Meeting Canceled 

October 7, 2019- Meeting Canceled 

November 4, 2019 - Meeting Canceled 

December 2, 2019 - Meeting Canceled 

 


