HARRIS TOWNSHIP

Planning Commission

Regular Meeting Minutes 

March 15, 2010

7:00 PM

Members in Attendance:

John Wainright, Chairman






Robert Igo






Paul Weener






Ron Buckalew






Charles J. Keener

Staff in Attendance:


Amy Farkas, Manager






Todd Shea, Zoning/Ord. Enforcement Officer






D.J. Liggett, Senior CRPA Planner






Courtney Pelchar, Administrative Secretary

Public in Attendance:


Fred DiMuccio, resident

Barb Fiscus, Kaywood resident

Allen Fiscus, Kaywood resident 

Rob Watts, McCormick Taylor

Chuck Dallos, Kaywood resident

Eric Stashak, Developer

William Spedding, Penn Terra 

CALL TO ORDER:

Chairman Wainright called to order the March 15, 2010 meeting of the Harris Township Planning Commission at 7:00 PM.  

APPROVAL OF MINUTES:

Mr. Buckalew moved to approve the minutes of the February 16, 2010 meeting.  Mr. Keener seconded the motion.  It was approved unanimously. 

PUBLIC COMMENTS: 

Ms. Liggett asked that the public and the Planning Commission attend the 2010 Centre Region Comprehensive Plan Community Meeting to be held Thursday, March 18th at the Boalsburg Fire Hall. 
OLD BUSINESS:

A. KAYWOOD NORTH PRELIMINARY SUBDIVISION PLAN:

Ms. Farkas informed the Planning Commission that at the August 2009 meeting, the Planning Commission discussed this plan that proposes 40 residential lots at the northwest corner of the existing Kaywood development. The plan was not recommended for action at that time because a traffic impact study was requested and had not yet been completed. Such was done in the early fall and the plan was schedule for inclusion on an agenda in January, but the developer’s agent asked that the plan not be put on an agenda until they had time to address the comments from Rob Watts, the Township Traffic Engineer, and PennDOT.   

Ms. Farkas went on to say that the outstanding comments from the traffic impact study involved the installation of turning lanes at Rockey Lane and Indian Hill Road. The Township Traffic Engineer, the Township Manager and the Solicitor held a conference call with PennDOT on February 16th to discuss the turning lane issue. In the discussion with PennDOT, it was noted that the state cannot require the developer to install the turning lanes, as they will not be obtaining a highway occupancy permit. The developer will be tying into existing Township roads, not Route 45, with their project. As such, PennDOT said it could require the Township to complete the installation of the turning lanes, since the traffic impact study shows the need for the improvement and the Township holds the highway occupancy permits for Rockey Lane and Indian Hill Road. 

Ms. Farkas noted that the Township’s Traffic Engineer estimated the cost of the turning lane at Rockey Lane to be $200,000. The Township does not have the funds to complete the installation of this turning lane on its own. The idea of asking the developer to contribute money into an escrow fund for the improvement was discussed with the Solicitor. 

Ms. Farkas said that Staff met with the developer on March 3rd to discuss the issue. The Township asked if the developer would be willing to contribute money into an escrow account for the turning lane at Rockey Lane. While the money in the escrow account wouldn’t fund the improvement entirely, it would fund a portion of it. The Township could then approach other developers in the area and ask for similar contributions. It is unknown at this point when the turning lane will be required and what, if anything, the developer of the Rockey Farm will be required to contribute to this improvement. A full traffic impact study for the Rockey Farm will not be completed until the next set of preliminary plans are submitted. 

Ms. Farkas announced that the developer had previously agreed to contribute $90,000 in fee in lieu monies to satisfy the parkland requirement. Staff offered that if the developer were amenable to placing funds in an escrow account, a recommendation could be made to waive the parkland requirement. The developer was amenable to contributing $90,000 to an escrow account provided that the funds could be paid over a set period of time. If this were to occur, the developer and the Township would have to enter into an agreement that would specify when funds would be paid and the penalty for failure to make such payments. 

Ms. Farkas recommended that the Planning Commission discuss the turning lane issue and whether they are comfortable with the money being placed in an escrow account in lieu of receiving parkland fee in lieu monies. 

Mr. Shea said all outstanding review comments are unrelated to the turning lane issue.  Outstanding review comments include outside agency approvals and signatures. 
Chairman Wainright agreed that this project was unexpected and that the Township was not prepared financially to pay for it. Ms. Farkas explained why Staff was recommending the waiver of parkland fee in lieu monies, noting that in establishing an escrow account, the Township may be able to work with other developers to have the improvement completed. 
Robert Watts, Township Traffic Engineer, mentioned that a turning lane will be needed even if Kaywood North is the only new development on that stretch of roadway. With the traffic contribution from both proposed neighborhoods, a turning lane is essential. 

Mr. Watts also discussed the suggestion that the Rockey Farm developer be asked to contribute to the improvement. He added that traffic changes caused by the Rockey Farm development could affect the entire length of Route 45. He noted that the Rockey Farm developer was required to make improvements to Route 45 between Willowbrook Drive and the proposed Rockey Ridge Road.. 

Mr. Weener said that the Centre County Metropolitan Planning Organization (CCMPO) is in the process of updating the Long Range Transportation Plan (LRTP). The LRTP contains a list of several similar proposed improvement projects. He suggested adding this turning lane improvement to the list of proposed projects. Ms. Farkas said the Township had submitted a project that included turning lanes from Linden Hall Road to Indian Hill Road to the CCMPO for consideration in late 2009. 

Mr. Igo stated that he did not think that there was a choice to comply or not with PennDOT. He asked for clarification on what the Planning Commission was deciding. 

Ms. Farkas said the decision is whether or not to recommend a waiver of the parkland requirements and to instead accept $90,000 in escrow from the developer to be used for the turning lane at Rockey Lane and Route 45. 

Mr. Keener asked if the situation would set a dangerous precedent. Ms. Farkas said that it would not. In this case denial of the plan on the basis of health, safety and welfare of the community is not applicable. Ms. Farkas said the Township Solicitor has indicated that the plan cannot be denied on the basis of not providing the turning lanes, as they are considered off site improvements under the Municipal Planning Code.

Chairman Wainright asked if the developer was willing to increase the proposed escrow amount from $90,000 to $110,000. Eric Stashak, Kaywood North Developer, said that he would consider paying more than the $90,000. Chairman Wainright asked the developer to agree to the specific amount. Mr. Stashak said that he agreed to the proposed amount of $110,000. 

Mr. Igo moved to recommend approval of the Kaywood North Preliminary Subdivision Plan to the Board of Supervisors contingent upon satisfactory completion of the review comments of the Township Engineer dated March 8, 2010, the Zoning Officer dated March 10, 2010 and the Senior Planner dated March 11, 2010; and to recommend a waiver of the parkland requirement in consideration of the developer entering into an agreement with the Township to contribute $110,000 into an escrow account for the turning lane at Rockey Lane. Mr. Keener seconded the motion.  It was approved unanimously

Mr. Weener asked if the turning lane could take the place of Harris Township’s highest ranked LRTP project. Ms. Liggett asked if the Planning Commission was interested in pursuing moving this project to the top of the Township’s list of priorities. Mr. Weener agreed to find out if it was possible to bring something before the CCMPO at this point in the LRTP process. 

Mr. Keener moved to recommend that the Township’s proposed projects to the Long Range Transportation Plan be reviewed and reassigned if necessary to make the turning lanes along Route 45 the highest priority project. Mr. Buckalew seconded the motion.  It was approved unanimously

B. NEIGHBORHOOD DESIGN:

Ms. Liggett said that at last month’s meeting, the Planning Commission discussed whether the neighborhood design regulations should be in the subdivision ordinance or the zoning ordinance. The Planning Commission also discussed whether these items should be different for each zoning district. 

Ms. Liggett said that she believes Neighborhood Design may help guide design elements in new developments to create a sense community. Unfortunately the ideas behind Neighborhood Design cannot be enforced retroactively. She said that involving the Neighborhood Design features in the subdivision ordinance would at least give developers an idea of what we’d like to see in the Township. If the developer has a particular feature that does not work for the development because of space or interest, etc., the Board can make the final decision on the matter. 

Mr. Keener asked if these design elements were added to the subdivision ordinance would it be in time to regulate future phases of the Rockey Farm development. Mr. Shea said that so far, Rockey Farm is being developed with separate plans and not phases. The new additions to the subdivision ordinance would affect plans submitted in the future. 

Mr. Weener asked what the Planning Commission was deciding was the objective. Is there an objective statement? What particular events would have to take place in order to know that it has been a success? 

Mr. Shea said that if we were just going to come up with a list of suggestions for developers, we should not spend a lot of time on it because developers typically don’t do things that aren’t required. Issues we feel strongly about should be required and possibly be placed in the Zoning Ordinance so they can’t be waived.

Chairman Wainright inquired as to what elements really encourage community. Mr. Weener suggested that trails, sidewalks and shared meeting places would give opportunities for neighbors to interact. 

Ms. Farkas noted that what works as design elements in one part of the Township, might not work for all areas. 
Mr. Igo asked if this subject has not already been reviewed multiple times but in different forms. He said that if the Planning Commission cannot come to a consensus then the decision should be left to the developer and suggestions can be made on a case-by-case basis. Chairman Wainright said that he was concerned that if it is left to the developer that none of the recommendations would be followed. 

Mr. Igo said that another option is to strengthen existing sections of the ordinance. Ms. Farkas added that the Planning Commission could begin by reviewing each item on the list and deciding if it should be included within either the zoning ordinance or the subdivision ordinance. 
The Planning Commission agreed to review the list of design elements compiled by Ms. Liggett and to determine if any of these items should be included in the Township’s zoning or subdivision ordinances before the April meeting. 
C. REVIEW OF CULTURAL ZONING DISTRICT:

Ms. Farkas said that at last month’s meeting, the Planning Commission discussed moving the review of the Cultural Zoning District up on its work plan, as there is some uncertainty surrounding the future of the Pennsylvania Military Museum. Following the meeting, Staff contacted Senator Corman’s office to inquire about future plans for the museum. Senator Corman’s staff indicated the Senator is committed to keeping the museum open this year and that any proposed closure has to be discussed with the local legislative district. Senator Corman indicated that if such a notice was received, he would want the Township’s input. 

Ms. Farkas went on to say that though it appears the Military Museum will remain open through 2010, the Planning Commission should begin its discussion of how to review the Cultural Zoning District and how to include property owners in the discussion. She suggested that a committee be formed to discuss the issue. Mr. Shea contended that committees in the past, such as the Village District Study Committee, were not very effective, particularly in identifying possible solutions to the problems it identified.

Ms. Liggett commented that in light of recent development requests that she would like to see height restrictions on any future development in the Cultural Zoning District. She felt that issues such as scale of uses, types of uses, and economic feasibility should be considered and that representatives from the cultural district and neighboring areas should be included in the discussion. 

Mr. Keener agreed with Ms. Liggett, adding that the Boalsburg Cemetery was looking for more land to acquire and representatives of the cemetery would like to be heard. 

Mr. Shea said that the Cultural Zoning District was zoned R1 before it was changed. He expected a rezoning request to be made if any of the properties were ever sold within the district. 
Ms. Liggett suggested that the Planning Commission consider how asked how the Township could prevent requests for rezoning as it reviewed the regulations. What protections can be given to these areas or incentives to the owners to preserve the cultural aspect? 

Ms. Farkas suggested an open house be held with property owners in the district to discuss needs and issues. This would be the first step in revising the existing regulations.

The Planning Commission was agreeable to this idea and suggested the open house be held by its May meeting. 

D. AGENDA FOR APRIL:

Ms. Farkas said she will not be at the April meeting, as she will be at the PSATS Conference. She suggested that if no plans were brought forth, the Planning Commission could cancel its April meeting. The Planning Commission agreed to consider this, if no plans needed to be reviewed. 

Chairman Wainright suggested adding Neighborhood Design to the agenda for April. 

REPORTS: 

Zoning permits: Zoning permits for January and February were circulated for review. 

CRPC: There was no report. 

ADJOURNMENT: 

There being no further items to discuss, Mr. Keener moved to adjourn the meeting. Mr. Weener seconded the motion. It was approved unanimously. Chairman Wainright declared the meeting adjourned at 8:50 PM. 

Respectfully submitted,

Amy Farkas

Township Manager

Harris Township Planning Commission
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