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Members in Attendance:
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Ed Benner





Ron Buckalew 






Paul Weener






Charles J. Keener 

Staff in Attendance:


Amy Farkas, Manager

D.J. Liggett, Senior CRPA Planner

Courtney Pelchar, Administrative Secretary

Jim May, Centre Regional Planning Agency Director 

Public in Attendance:


John Sepp, PennTerra Engineering 

Rick Hale, Resident
Bernie Hale, Resident 

Beth Richards, Kissinger Bigatel & Brower REALTORS
Lara Kingshipp, Kissinger Bigatel & Brower REALTORS
Tim Ackerman, Tim Ackerman proposal
CALL TO ORDER:

Chairman Igo called to order the March 21, 2011 meeting of the Harris Township Planning Commission at 7:00 PM.
APPROVAL OF MINUTES:

Mr. Buckalew moved to approve the minutes of the February 22, 2011 meeting.  Mr. Wainright seconded the motion.  It was approved unanimously. 

PUBLIC COMMENT:

There were none. 


NEW BUSINESS:

A. THE GATES PRELIMINARY LAND DEVELOPMENT PLAN: 
Mr. Shea said on September 21, 2010, PennTerra Engineering, on behalf of the KBBH Partnership, submitted this preliminary plan that proposes a 130-unit duplex development on about 36 acres just east of the Country Place development. Public water and sewer are proposed, and the street system will actually be a private driveway as a condominium is proposed. Parkland for the proposal was previously negotiated with the Aikens Master Plan and involves two adjacent parcels, one of which contains a pond. 

Mr. Wainright asked if KBBH Partnership had actually secured an agreement with the other partners for the parkland. Mr. Shea said that he is unaware of what paper changed hands at the time of the Aikens Master Plan. The deed of dedication for the parkland will be presented at the time of final plan submission and the Township will have the Solicitor determine that they are appropriate. If they are correct the Township will accept the deed for the parkland. 

Mr. Weener said that he is concerned about the particularly steep slope represented on the map that is affected by direction of the road. The proposal doesn’t seem to violate any of our regulation but the construction will require an extensive amount cut and fill. How can we allow it to cut such an extreme profile?  

Mr. Shea said slopes 25% grade or more are regulated in this zoning district. John Sepp, PennTerra Engineering, said that because of the grade of the land a retaining wall will be required to construct units sixty-one through sixty-eight. Mr. Shea said that he would contact the Township Engineer to review and address Mr. Weener’s concerns about slopes. 

Mr. Weener said that this development lies almost parallel to the Springfield Commons development which caused run off and erosion, particularly during construction. This new development has slopes even more steep than Springfield Commons. What happens if there is a heavy rain before the ground is seeded? Mr. Sepp said that the whole site will not be torn up at the same time but that construction will be done in phases. Also, it is only a small portion of the overall tract that will be disturbed with development. 

Mr. Weener said that Springfield Commons offered the Township similar assurances and yet they dumped 50 tons of silt into Spring Creek. It is unlikely that you will bulldoze and prep 5 lots at a time. He suggested closer monitoring of this project than what took place at the time of the Springfield Commons development. 

Mr. Sepp said that PennTerra has been granted a National Pollutant Discharge Elimination System permit (NPDES) from the Department of Environmental Protection (DEP) and erosion controls and stormwater management plans are in place, all of which have been approved by the Township Engineer for this project. 
Mr. Keener agreed with Mr. Wainright’s previously noted concern about the deed for the parkland and said that he wouldn’t vote for preliminary plan approval until the deeds are produced. Ms. Farkas reiterated that the parkland won’t be dedicated until the Gates final plan is submitted. Any outstanding questions about the land transfer must be clarified and free and clear title determined before the plan can be signed by the Township. Mr. Sepp said that there are many safeguards before the title is transferred including the preliminary plan and final plan approvals. 

Mr. Igo said that he would like more information on the Township Engineer’s review of the stormwater waiver request. Mr. Shea said that developer’s engineer has requested a waiver of the recharge requirements due to unfavorable site conditions. The developer’s engineer has provided a report prepared by CMT Laboratories detailing the justification for the waiver request. The report states that a high water table makes recharge impractical. In lieu of recharge the developer is proposing to provide extended detention for the first 1 inch of runoff from impervious areas. The extended detention runoff will be filtered through an amended soil prior to being collected by underdrain. Based on the information provided and the proposed mitigation, the Township Engineer had no objections to the waiver request. Mr. Shea said that not being an engineer that he couldn’t explain the specifics of the situation but that this is not an a-typical request.

Mr. Sepp said DEP looks to have a certain amount of water percolated into the ground and there are many soils in the Centre Region in which this is not practical. The method that has been accepted by local municipalities is rather than having water percolate directly into the ground, a media of sand and soil is put at the bottom of the detention basin with an underdrain. The water will percolate through the sand and soil mixture and be purified before it passes through the drain.  

Mr. Benner expressed concern about stormwater runoff and erosion issues during construction, Ms. Farkas explained that the developer will have an erosion and sedimentation plan approved and on file with the County Conservation District. The site will be inspected regularly during construction to ensure that the controls in place are working and to address any issues that may arise. 

Mr. Buckalew moved to recommend approval of the Gates Preliminary Land Development Plan by the Board of Supervisors.  Mr. Weener seconded the motion. The motion was approved 5-1, with Mr. Keener voting against. 
OLD BUSINESS:

A. REQUEST TO REVISIT ORDINANCE NO. 277 – RIDGE OVERLAY ORDINANCE:

Ms. Farkas said that at last month's meeting, the Planning Commission began discussion on this item. She said the Planning Commission's discussion centered on whether a need to revise the ordinance existed and what the possible implications of such revisions would be.

Mr. Shea said that from discussions of the Ridge Overlay District (ROD) regulations, his concern is that the ordinance is not fair to property owners who intended to only build a single family dwelling. In large part the cost is what drives his objections. It is clear that someone proposing to build on a lot in the ROD will have to submit a site plan which will most likely cost at least $1,000 in addition to all the permits and other fees that normally apply to such projects. This would push the total start-up costs for a single house to beyond $10,000. This severely inhibits the development of a single family dwelling in the ROD. 

Mr. Shea said he asked the Township Engineer to review the ordinance and suggest changes to lessen the burden on the property owner where construction of a single family dwelling on an existing tract of land is proposed. The Township Engineer advised that the requirement that soils testing be performed as required in section 13.7.11.1 be stricken. The modified procedure would allow the property owner to create a site plan using an overlay of the soils mapping. The landowner would then site the dwelling based on the least impact to the restrictive soils and schedule a field view with the Township Engineer. If, in the opinion of the Township Engineer, the site conditions do not appear to be reflected accurately by the mapped soil conditions, then the Township Engineer could require soil testing to be performed. 

Mr. Weener asked if a survey has to be conducted of the entire tract of land and not just the desired building site. According his reading of the ordinance there is no basis for making changes, as it already states you only have to map where you plan to build. Jim May, Centre Regional Planning Agency Director, said that Mr. Weener must have misunderstood the ordinance. The original ordinance says that you must map the whole property, but the proposed changes would require the landowner to indicate where they want to build, in accordance with the overlay of the soils mapping and to have the site reviewed by the Township Engineer. 

Mr. Weener said that the same principles to protect the environment should apply to single family homes or subdivisions. Ms. Farkas said that isn’t why the ROD regulation was created. The regulation was put in place to prevent the development of 400 homes on the side of the mountain which could have a great environmental impact. Mr. Shea said the cost of the ROD regulation could prevent a property owner from building a single family home but the cost would not likely prevent a developer with plans for 400 homes from moving forward.

Mr. Weener said even with changes, what is the difference if a landowner subdivided his land to give a lot to his brother, and the development and subdivision portion of the regulation would still apply. Mr. Shea said that there are costs associated and accepted for land development and subdivision plans that are overly burdensome and less acceptable for a single family dwelling. 

Tim Ackerman, prospective buyer, said that the issues with the ROD regulation seems not to be specific to just the property he’s looking to buy but it may have a larger relevance. In his opinion there doesn’t seem to be a way to build a single family home within the ROD and this ordinance may affect people from purchasing.

Mr. Wainright asked exactly how much it would cost to have the research and mapping done. Mr. Shea said that he’s not sure the actual cost. Mr. Wainright asked how they could make a decision not knowing how much the mapping would cost. Mr. Shea said cost is a huge factor but there is more to the argument for changing the regulation than just the cost.  Mr. Wainright said that without numbers he doesn’t think the Planning Commission can make a determination to change the ordinance. 

Mr. Shea said that the Township is many times accused of catering to developers but this request isn’t being made by a developer. This is a case of the Planning Commission listening to the concerns and recommendations of Staff. He suggested that the Planning Commission vote either way but, in case of future debate or litigation, let their intent be clear in the minutes. 

Mr. May asked if the Planning Commission was in agreement that only the area that the landowner intends to disturb should be mapped? Mr. Igo agreed that was what he believed to be the consensus of the Planning Commission’s discussion. There seemed to be other issues in the ordinance language that Staff may want to address. Mr. Keener said that he would like to hear some numbers regarding the costs of soil mapping. 

Ms. Farkas suggested that Staff develop proposed language and present it at the Planning Commission’s next meeting. 

B. AGENDA FOR APRIL: 

Mr. Igo said that the agenda for April will include discussion of the Ridge Overlay District regulations with suggested language changes proposed by Staff. 
Ms. Farkas suggested that the Planning Commission revisit the 2011 Work Plan. Mr. Igo agreed and suggested that the Planning Commission discuss the Review of the Cultural Zoning District.

Ms. Farkas said the Board of Supervisors are currently reviewing the Centre Region Model Energy Efficiency Resolution, which contains language on bike and pedestrian paths. 
REPORTS:

Zoning permits:  There were no permits to review.

CRPC: Mr. Buckalew reported at the last CRPC meeting a new appointment was made to the State College Borough Water Authority, a new member orientation was conducted, and the Comprehensive Plan Update was reviewed.  

ADJOURNMENT:

There being no further items to discuss, Mr. Keener

moved to adjourn the meeting. Mr. Wainright seconded the motion. It was approved unanimously. Chairman Igo declared the meeting adjourned at 8:36 PM. 

Respectfully submitted,    

Amy Farkas Township Manager 
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