HARRIS TOWNSHIP

Planning Commission

Regular Meeting Minutes

January 10, 2011
Members in Attendance:

Robert Igo, Chairman






John Wainright

Mary Ann Kresen

Ron Buckalew 

Paul Weener

Staff in Attendance:


Amy Farkas, Manager

Todd Shea, Zoning/Ordinance Enforcement Officer

D.J. Liggett, Senior CRPA Planner

Courtney Pelchar, Administrative Secretary






Public in Attendance:


Jim May, Centre Regional Planning Agency Director 





Rod Stahl, Stahl Sheaffer Engineering 


CALL TO ORDER:

Chairman Igo called to order the January 10, 2011 meeting of the Harris Township Planning Commission at 7:00 PM.

APPROVAL OF MINUTES:

Mr. Buckalew moved to approve the minutes of the December 20, 2010 meeting.  Mr. Wainright seconded the motion.  It was approved unanimously. 

PUBLIC COMMENT:

There were none. 


NEW BUSINESS:

A. LONG RANGE PLANNING ISSUES: 
Ms. Farkas said at last month’s meeting Mr. Benner had requested that the Planning Commission begin discussion on the Township's future planning needs and the projected future growth for the area. Ms. Farkas suggested that as Mr. Benner is absent from tonight’s meeting that the Planning Commission table the item until next month.

OLD BUSINESS:
B. 2011 WORK PLAN:
Ms. Farkas said the Planning Commission will present its 2011 Work Plan to the Board of Supervisors on January 26th at 4:00 PM. At last month's meeting, the Planning Commission discussed possible work plan items and began a draft work plan. The Planning Commission should consider what additional items, if any, should be added to the work plan and establish a ranking order. 
Ms. Farkas said that the Board of Supervisors has requested that the Planning Commission review its bylaws and consider implementing term limits for all members. The Board is concerned that a lack of term limits for all of its boards and commissions has hindered new volunteers from applying. The Board has asked that copies of recent applications be saved for future openings. 

Mr. Weener noted that the Board already has the ability to revoke reappointment as a member’s term ends and essentially limit the number of successive terms. Ms. Kresen said that there have not been many volunteers lining up for open positions. Mr. Shea said that he was concerned term limits could force more dedicated members off the Planning Commission

Mr. Wainright asked what a review of the zoning ordinance and inventory of the zoning districts would entail. Mr. Shea said that in the past an inventory of the zoning districts was conducted every two years. Each Planning Commission member was assigned to research the amount of undeveloped land in a particular district and review the pertinent regulations. Several meetings were then conducted to discuss and update information. 

Mr. Shea said that Staff believes that a review would be a good way to introduce the new Township planner to the Harris Township ordinances and to the Planning Commission as they transition into the position. This is not intended to be a complete overhaul of the ordinances.

Mr. Weener asked Staff for an update concerning the result of the Riparian Buffer open houses. Ms. Farkas said that the comments received at the open houses were compiled and will be provided to the Board of Supervisors for review and comment. The Board will determine what from discussion should be sent back to the Riparian Buffer Committee and what issues can be addressed by educating the public on the contents of the ordinance. If it is redirected to the committee then it will most likely come back to the Planning Commission for review. 

Mr. Weener said that his question is if a subdivision is the trigger and he has 100 acres with existing buildings and wants to subdivide an acre of the land, does the draft ordinance apply to the now separate tracts? May I add an addition to one of the structures located within the 99 acre tract if the addition falls in the buffer area?

Ms. Liggett said the requirements of the riparian buffer ordinance are triggered with the submission of a subdivision plan. Specifically, you are required to identify the buffer area on the plan. Mr. Shea added that when the buffer is established, there is to be no disturbance within the buffer and the Board should not entertain waiver requests for disturbances such as building additions.
Mr. Wainright said that Preservation of Historic Structures/Demolition Delay should be a high priority on the list for 2011. Mr. Shea said that there is no easy way to address this topic. The problem is determining what is considered an historic structure, doing an inventory of the Township and keeping that list of structures current. Also, demolition permits are issued by the Centre Region Code Office which means that in order for us to be informed and to regulate further the Township would have to institute another layer of permitting. 

Mr. Weener said that we have yet to see an egregious example that would cause us to address the issue and he believes it should be put off for another year. Mr. Shea said that part of the problem with the Preservation of Historic Structures and Demolition Delay is the Township’s lack resources and expertise to take on the project. Fortunately the Village of Boalsburg has retained its historic quality because the people in the community worked to preserve and maintain it. The Planning Commission agreed to remove the topic from the 2011 Work Plan. 

Mr. Wainright said that he believed Neighborhood Design should be a focus particularly within the first 6 months of the year. Mr. Weener commented that he couldn’t see a way forward and thus felt overwhelmed by the topic. Mr. Igo agreed and said that he would like a clear and concise plan before supporting it going forward. 
Ms. Liggett said that in 2010 the Planning Commission agreed upon several Neighborhood Design elements for new developments. As discussed, the next step is for those elements to be added to the Township Subdivision Ordinance. Therefore those recommendations should be submitted to the Board of Supervisors for review and approval. 

Mr. Igo asked if Staff would provide a summary of the Neighborhood Design elements, their definitions and the Planning Commission’s conclusion on each. He suggested that the Planning Commission could present each design element to the Board one at a time, instead of using the Neighborhood Design pretext which may not be received favorably by the Board. 

Mr. Weener said that a cost benefit analysis should be presented along with each Neighborhood Design element presented to the Board. Ms. Farkas agreed that showing that the Neighborhood Design element is rooted in something and detailing the value of the item may be the way to garner support from the Board. 

Jim May, Centre Regional Planning Agency Director, said that he would suggest that the Planning Commission take a look at a traditional subdivision following the existing regulations and calculate the cost. He then suggested calculating the cost of a subdivision with all of the Neighborhood Design elements included to evaluate and compare the benefits of the two. 

Mr. Wainright asked if the cost benefit analysis would be from the standpoint of the developer or the Township. Mr. May said that the cost from both perspectives should be considered. Ms. Kresen said she believed any cost benefit analysis should be for the express purpose of the benefit to the Township. 

Ms. Farkas said that she was in support of Mr. May’s idea to study the cost of a traditional subdivision and then one with the design elements added. Mr. Shea said that Don Franson, Township Engineer, would be able to provide much of the information that we’d need to come up with figures. 

Mr. Igo said that the Planning Commission can validate its recommendations by providing the Board with more information or facts and figures beyond just opinion. In the future this may omit some of the Board’s arguments against the Neighborhood Design elements. 
Mr. Igo said that he believed a cost benefit analysis to be a new approach to the methodology of planning. Mr. Wainright said that if we provide a cost benefit analysis, the Board may only look at the cost benefit and not all of the factors surrounding a project. Also, it will be difficult to put a number value on upholding the health, safety and welfare of the residents. 
The Planning Commission discussed several of the design elements and potential objections to them by the Board of Supervisors. They concluded that Neighborhood Design should be moved to the latter half of 2011 and that the Riparian Stream Buffer Ordinance, Workforce Housing Regulations, Neighborhood Design and the review of the Zoning Ordinance/Inventory of Zoning Districts should be the focus for the first six months of 2011. 

C. AGENDA FOR FEBRUARY:
Ms. Farkas said that the agenda for February would largely be determined by the Planning Commission’s meeting with the Board of Supervisors on January 26th. Mr. Shea said that there may be a subdivision submission to review.  

Mr. Igo asked that Mr. Wainright to present a 2010 year in review to the Board at the January 26th meeting. Mr. Wainright asked Staff for a summary of items accomplished in 2010 for his presentation. 


Mr. Wainright asked if at the January meeting he could bring to the Board his concerns regarding the Harvest Fields Development of Regional Impact (DRI) application. Mr. Shea said it was agreed upon at last meeting that the request should be made to the Board that all planning related items are presented to the Planning Commission for review including DRI applications. 

Ms. Farkas said that the Board approved the submission of the Harvest Fields DRI because they wished to see information concerning what the project would contain. Ms. Farkas said that the Planning Commission should relay to the Board that they want to review the DRI before it goes to the regional level for consideration. 

REPORTS:

Zoning permits:  Permits were circulated for review.

CRPC: There was no report.   

ADJOURNMENT:

There being no further items to discuss, Ms. Kresen moved to adjourn the meeting. Mr. Wainright seconded the motion. It was approved unanimously. Chairman Wainright declared the meeting adjourned at 8:11 PM.

Respectfully submitted,    

Amy Farkas Township Manager 
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