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CALL TO ORDER:

Chairman Wainright called to order the October 18, 2010 meeting of the Harris Township Planning Commission at 7:00 PM.

APPROVAL OF MINUTES:

Mr. Keener moved to approve the minutes of the September 20, 2010 meeting.  Ms. Kresen seconded the motion.  It was approved unanimously. 

PUBLIC COMMENT:

There were none. 


NEW BUSINESS:

A. ESTATE OF HELEN A. BROUSE: SUBDIVISION PLANNING MODULE: 

Ms. Liggett said Lockard Surveying and Mapping has submitted a Component 1 Planning Module for a proposed two-lot subdivision of approximately 7.84 acres of land belonging to the Estate of Helen A. Brouse. The property is located along Torrey Lane, just south of the Springfield Commons and Benjamin Heights developments. The parcel is within the Forest zoning district and is outside the Regional Growth Boundary and Sewer Service Area. The property contains an existing house which is served by public sewer. The newly created lot will be served by on-site water and sewer.  

Ms. Liggett said that reviews by CRPA and the Township Sewage Enforcement Officer identified several outstanding issues, which have not been addressed yet. 
The Planning Commission reviewed the outstanding issues with the planning module. 
Mr. Keener moved to recommend approval of the Estate of Helen A. Brouse Subdivision Component 1 Planning Module contingent upon satisfactory competition of the outstanding review comments and to refer it to the Board of Supervisors.  Ms. Kresen seconded the motion.  It was approved unanimously.
OLD BUSINESS:
A. RIPARIAN STREAM BUFFER ORDINANCE:

Ms. Liggett said during its September 18, 2010 meeting, the Planning Commission received a draft if the Riparian Buffer Ordinance, map and planting list for review and comment. The draft was prepared by the Harris Township Ad Hoc Riparian Stream Buffer Committee, whose membership included herself, Todd Shea, Dennis Hameister, Garry McShea, Katie Ombalski, Rob Shannon and Paul Weener. The Committee was charged with reviewing the draft riparian stream buffer ordinance. The Committee’s primary intent was preparing a model ordinance that was understandable, sensible, and defensible in order to protect the water quality in the Township from pollution/sediment. 

Ms. Liggett explained the details of the ordinance to the Planning Commission. She said that the proposed ordinance would take effect at the time of new subdivision and land development. If there is no earth disturbance within the riparian buffer at the time of development, then the ordinance requirements would not kick in. If the riparian buffer is left in its natural state then there are no requirements. 

Mr. Keener asked for the definition of earth disturbance. Mr. Shea said that activities related to earth disturbance are grading, tilling, digging or filling of ground or stripping of vegetation or other activity that causes an alteration to the natural condition of the land. 

Ms. Liggett said that the length of the buffer zone was agreed to by compromise and set at 50 feet. She said the plantings can be anywhere within the 50 feet. Ms. Kresen asked if the buffer crosses the property line into another resident’s lot would the action be considered a “taking?” 

Mr. Keener asked who places the buffer zone markers. Ms. Liggett said that it would be the responsibility of the developer to install and maintain the markers for three years. Markers must be clear unless or until the plant growth clearly defines the area. The developer is required to clearly show the markings on the subdivision plan. 

Ms. Kresen asked where the plantings should be placed if the area is disturbed for development of a building or bridge. The location of the plant mitigation isn’t listed in the ordinance. Mr. Shea said the Committee concluded that the location of plant mitigation would be decided on a case-by-case basis. Township Staff will review all plans and make recommendations.

Ms. Ombalski noted that proposed regulation, Section 14.9.3.54, outlines Staff review and recommendation of mitigation site location. She suggested that the wording be changed to “locations of riparian buffer mitigation plantings shall be evaluated to verify their ability to relieve the effects of any proposed disturbances within the riparian buffer area.” Staff and the Planning Commission agreed to the change. 

Mr. Keener asked what the proposed requirements are regarding plant species. Ms. Ombalski said that the ordinance requires the developer to plant 4 tree species and 2 shrub species before they may plant any other desired species. All species must survive for three years or the developer is required to replant. Ms. Liggett said that the ordinance details the requirements or circumstances for waivers and reductions. 

Mr. Benner asked if the 50 foot buffer would be measured from the center or the stream edge and can it be used as open space by a developer? Ms. Liggett said that the measurement begins at the edge of the stream and that it may be used as open space. 

Chairman Wainright asked for clarification on meaning of the term “touching” the buffer in Section 14.3.1 of the proposed ordinance. Ms. Liggett said that the term touching refers to property in proximity to the 50 foot zone with the potential to disturb the area. Chairman Wainright said that he believes one is either in or out of the buffer zone and asked for the language to be removed from the ordinance. 

Mr. Igo moved to present proposed Riparian Buffer Ordinance dated September 14, 2010, as revised by the comments received at the meeting, to the Board of Supervisors. Mr. Keener seconded the motion. It was approved unanimously
Ms. Farkas suggested that members of the Planning Commission and Ad Hoc Riparian Buffer Committee attend the Board of Supervisors meeting November 8th to discuss the proposed ordinance. She also suggested a series of community open-houses to gather comments on the ordinance and to answer questions. 

B. CULTURAL ZONING DISTRICT:

Ms. Farkas said at last month’s meeting, the Planning Commission suggested that Staff review the list of uses in the zoning district and determine if minimum lot sizes were needed. Also, at the meeting, it was suggested that Chris Lee of the Boal Mansion submit a written request outlining potential uses for revised district regulations. 

Ms. Shea said that the maximum lot sizes should be defined as well as minimum lot sizes. He said that does not know the ideal scale for the Cultural Zoning District. Memos from the time the ordinance was originally created seem to imply that the intent was to limit scale.  

Mr. Benner asked if the Township has protections in place to preserve historic structures and to limit large scale construction within the Village District. Mr. Shea said the regulation does not exist even in the downtown Village District area.  

Mr. Lee asked what defining a minimum lot size would alleviate. Mr. Shea said that the Township does not have guidelines for specific uses, which makes it hard to evaluate proposals that are submitted. 


Ms. Shea said that the Township does not have maximum lot size requirements for specific uses in any other zoning districts. The concept was discussed briefly at the time the Harpster Farm was developed. 

Mr. Keener asked if Mr. Lee could rezone the land surrounding the Boal Mansion. Mr. Shea said that it could be rezoned but it would have to match an adjacent zoning district or else it could be considered spot zoning. 

Chairman Wainright suggested that the Planning Commission look at examples of scale within the Centre Region to determine what is popular and functional for each primary use. 

Ms. Kresen asked if the number of primary uses permitted per property should be limited. Mr. Shea said that a developer may do all uses and that there are various uses that are essential to the other. 

Mr. Lee asked for clarification on what the Planning Commission meant by the use of the word “appropriate” as it relates to scale. Does “appropriate” denote small? Mr. Shea said that the term “appropriate” was used in context comparison with the Village District. 

Ms. Farkas asked that Mr. Shea and Ms. Liggett bring information concerning scale to the next meeting. Mr. Shea stated that he’d be willing to bring information on scale but that the Planning Commission is responsible for making recommendation regarding Cultural Zoning District regulation changes to the Board of Supervisors. 

Mr. Keener said that he knew of examples where historic structures financially benefited from the installation of community gardens or working orchards. He suggested that there may be income generating alternatives for structures located in the Cultural Zoning District. Ms. Farkas said that the financial viability of structures located in the Cultural Zoning District was not the topic of tonight’s discussion or a part of the review of the district’s regulations. 

Mr. Shea said that he would research information relevant to the existing uses within the district. Once the Planning Commission is familiar with the information, perhaps Mr. Lee can present his vision for the district. 

Mr. Shea suggested the Planning Commission reread the report from the original cultural committee to try and determine their intent for the district. Ms. Farkas said they may also want to research similar scale issues and bring their findings to the next meeting. 

Chairman Wainright asked if the Planning Commission would like to consider Mr. Lee’s proposal of potential uses and revised regulations for the district. Ms. Kresen said that she believed it to be premature to discuss new uses before hearing a report from Staff regarding use scale. The Planning Commission agreed to wait on Mr. Lee’s proposal until more information concerning scale and the original intent of the regulation is presented at the next meeting. 

C. AGENDA FOR NOVEMBER:

The Planning Commission discussed the need to designate the 2011 Planning Commission Chairman and Vice-Chairman nominating committee. 

Mr. Keener nominated Mr. Buckalew and Mr. Weener to serve as a nominating committee for the 2011 Planning Commission Chairman and Vice-Chairman, with a report to be presented at the November 17th Planning Commission meeting. Mr. Igo seconded the motion. The motion was approved unanimously.

At the request of the Planning Commission Ms. Farkas reported on the status of the Benjamin Heights and Harvest Fields DRI sewer extension requests. Ms. Farkas detailed how the DRI process currently works and stated the need for a realistic and manageable update to the sewer extension request process. 

Ms. Farkas said that Planning Commission should discuss the review of the Cultural Zoning District and the Gates subdivision plan at its next meeting. She asked the members of the Planning Commission to consider attending the November 8th Board of Supervisors meeting for the Riparian Buffer Stream Ordinance discussion.

REPORTS:

Zoning permits:  There were no permits to review.
CRPC:  There were no comments. 
ADJOURNMENT:

There being no further items to discuss, Mr. Keener moved to adjourn the meeting. Mr. Benner seconded the motion. It was approved unanimously. Chairman Wainright declared the meeting adjourned at 9:10 PM.

Respectfully submitted,    

Amy Farkas Township Manager 
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