HARRIS TOWNSHIP

Planning Commission

REGULAR MEETING
Minutes of June 18, 2007

7:00 PM

MEMBERS PRESENT:

Chairman Bob Igo, Vice-Chairman John Wainright, Ronald Buckalew, Charles J. Keener, and Paul Weener.
OTHERS PRESENT:

Amy Farkas, Township Manager; Todd Shea, Zoning/Ordinance Enforcement Officer; D.J. Liggett, CRPA; Cathy Flood, and Gert Aron, Township residents; Susan Campos, League of Women Voters Centre County; Brad Karch, Kissinger, Bigatel and Brower; Barbara Fisher, Patton Township resident; Chad Stafford, Penn Terra Engineering; and Betsy Dupuis, Babst, Calland, Clements and Zomnir.
​CALL TO ORDER


Chairman Igo called the meeting to order at 7:00 p.m.
APPROVAL OF MINUTES

It was moved by Mr. Keener and seconded by Mr. Wainright to approve the minutes of May 21, 2007 meeting with the correction noted by Mr. Buckalew. The motion to approve the minutes was approved unanimously.
PUBLIC COMMENT


Chairman Igo asked for public comment. None was received
NEW BUSINESS

A.   Laurel Ridge Preliminary Land Development Plan

Mr. Shea introduced the Laurel Ridge Preliminary Land Development Plan, which is proposing 10 single family detached units in a condominium arrangement on the front lot of the Laurel Hills Phase II development. Staff has completed four reviews of the plan. A small number of outstanding comments still exist.


Mr. Shea reviewed the outstanding comments on the plan. They include signatures, a review of the condominium documents by the Township solicitor, fire separation distances and outside agency approval.  


Mr. Shea discussed the parkland issue. Under the Township’s regulations, the developer would be required to give .5 acres of parkland. If the Township were to receive the .5 acres of parkland, staff would be required to maintain the land, as Centre Region Parks and Recreation has a 4 acres minimum size for maintenance purposes. As the development is not located in reasonable walking or safe biking distance to another park, fee in lieu money was not an option for the developer. After discussion with staff, the developer agreed to provide a water amenity and a trail leading from the open space to the upper portion of the tract. This area will not be open to the general public and it will be maintained by the homeowners association. Chad Stafford, of Penn Terra Engineering, said the amenity will be designed by a landscape architect and may contain a putting green in addition to the water feature. 

Mr. Wainright asked why the .5 acres of parkland was not being provided. Mr. Stafford explained that the site is very tight and contains excessive slopes. He said there is no reasonable place on the site to put parkland and that the developer felt providing the water feature and the putting green would be a good way to provide some amenity for the development. 


Mr. Keener asked if allowing this type of solution set a bad precedent for the Township. Mr. Shea said it did not, because the required parkland would be so small and maintaining it would be an issue. He also noted that staff felt the solution met the intent of the ordinance. He noted that more detail on the proposed amenities would be needed for the Board’s discussion in July, as everything that’s shown on the preliminary plan must also be shown on the final plan.


Mr. Wainright asked if the open space shown on the plan can be developed in the future. Mr. Shea noted that would be up to the developer of Phase II.

Mr. Weener asked how the corridor overlay district regulations impacted this property. Mr. Shea explained that only two regulations would impact this property – the requirement for a traffic impact study and the need for buffer yard plantings. He said that the traffic impact study that was done for Laurel Hills took the traffic from this lot into consideration, so a new study was not needed. He also said that since this is a single family residential development, there are no buffer yard requirements. A discussion of how the buffer yard regulations apply in the corridor overlay district ensued.


It was motioned by Mr. Keener, seconded by Mr. Buckalew to recommend approval of the Laurel Ridge Preliminary Land Development Plan to the Board of Supervisors contingent upon satisfactory completion of all outstanding review comments. The motion was approved unanimously.

B.   Aikens Preliminary Subdivision and Land Development Plan (Master Plan)

Mr. Shea said that staff has completed a third review of the Aikens Preliminary Subdivision and Land Development Plan, which seeks to create the proposed lots for several projects that will be developed separately. The plan contains two sheets that would officially establish the Boalsburg Investment Group property as an industrial park. He suggested the Planning Commission focus on the larger issues, including the parkland offer. 

Mr. Stafford noted that the primary item of discussion is the parkland offer specifically for lot 11, which is shown as Aikens lot 1 on the plan. He reviewed the history of the plan, noting that there are several partners involved in the project, including Harvest Fields, Kissinger, Bigatel and Brower (KBB) and the Boalsburg Investment Group (BIG). The sketch plan for the property showed 98 residential units which would require 5 acres of parkland. 

Mr. Stafford said that the first parkland offer discussed included the lowest pond on the Harvest Fields property and access onto the KBB property. He noted that the Township’s Parks and Recreation Advisory Committee requested both the pond and a greenway connection from the Country Place development to the proposed parkland. Though not shown on the plan now, Mr. Stafford said the 20 foot greenway will be provided when Lot 1 is developed. 

He explained the remainder of the offer. Staff had discussed with the developer the idea of combining proposed lots 9 and 10 into one building lot, with the rest being given to the Township as parkland. The Township was interested in having frontage on the corner of Honeysuckle Drive and East Drive extended. Mr. Stafford said the developer reviewed the proposal and decided that since they are giving more land than they are required to, they would make an alternate proposal. That proposal would keep the two building lots, but would give the Township a corner of land at Honeysuckle Drive and East Drive extended. The strip would be 35 feet wide. The developer is also offering to install a chain link fence to delineate the parkland from the backyards of building lots.

Mr. Shea reminded the Planning Commission of the original conversations regarding this project and the parkland. He said that after the Township indicated their interest in extending Country Place Park in a meaningful way, the developer seemed amenable to doing that by deeding the two proposed building lots as parkland. He noted that the developer seems to have changed his mind over the last six months. He said staff proposed a compromise that would have created one building lot and given the Township 100 feet to the corner that would have become a gateway to the park. General discussion of the 2005 rezoning and the parkland offer ensued.

Mr. Weener questioned why the parkland offer was being discussed now. Mr. Shea said the developer wants to get an idea of what the Township wants before submitting land development plans. 


Ms. Farkas noted that the Parks and Recreation Advisory Committee will be happy to see the pond included in the parkland offer, but she expressed concern about the 20 foot easement being disjointed. Mr. Stafford said the easement will be included in the agreement and it will be located in a spot that is usable and not disjointed. A discussion of how the land may benefit Country Place Park ensued.  


Mr. Weener noted that the Township can’t require the developer to give the land near Country Place Park. He added that it was difficult for the Township to require anything more than what a developer has to do by regulation. He said the rezoning that was previously done should not enter into the discussion of the parkland offer, as the Township should not be in the position of bartering.

Chairman Igo suggested that the Planning Commission review the minutes from August 15, 2005 and September 19, 2005 to put the issue into the proper context. Mr. Weener reiterated that he thought this was a good deal for the Township, as the Township would be getting a substantial piece of parkland. 

Mr. Keener asked when the time clock on the plan expires. Mr. Shea said a time extension would be needed if the Planning Commission wishes to table the discussion tonight. If a time extension is not granted, staff will recommend denial of the plan to the Board of Supervisors. 

Mr. Stafford asked if the parkland offer could still go forward to the Board of Supervisors even if the Planning Commission decides to table discussion on the plan tonight. Both Ms. Farkas and Mr. Shea noted that this would not be possible, as the offer was already being taken out of sequence now. Mr. Shea also said he wanted to ask the Township Solicitor if it was legal for the Township to accept parkland for a property that does not have a land development plan.

Chairman Igo said he would like to take time to make a rational decision on the offer and the plan. A lengthy discussion of the developer’s timeframe and desire to have the parkland offer acted upon now ensued.


Betsy Dupuis, representing Harvest Fields, discussed the ownership arrangement and how each partner fits into the overall development. Mr. Wainright asked if the piece of land with the pond is going to be a separate lot of record. He also wondered when this lot would be shown. Mr. Stafford indicated there was not enough time to turn around plans with 14 lots checked and calculated for submission. He asked again for a straw vote or some type of consensus from the Planning Commission on the parkland offer. Mr. Wainright disagreed with moving forward, noting the developer had four months to put something together. He also said that to wait four months and then push the Planning Commission as fast as you can without consideration is not right.

Mr. Stafford indicated that the developer will provide to the Township prior to the next Planning Commission meeting an agreement of sale and plans showing the designation of lot 13 and the location of the 20 foot greenway. 

A brief discussion of landscaping and buffer yard requirements ensued. Mr. Stafford asked if the developer could do bonding rather than installing the landscaping now. 

It was motioned by Mr. Buckalew, seconded by Mr. Wainright to table discussion on the Aikens Preliminary Subdivision and Land Development Plan to the Planning Commission’s July meeting. The motion was approved unanimously.
C.   Vision 2020

Chairman Igo said he recently attended the Boalsburg 200th planning meeting. He said one of the action items being explored is a visioning exercise that would attempt to forecast what the area will look like in the year 2020. He felt this would be a practical exercise for the Planning Commission to go through.


Chairman Igo asked if there was any interest in the Planning Commission tackling this task. Mr. Buckalew mentioned that there was a similar project for the entire region several years ago.  Mr. Weener suggested the official map be used as a backdrop and that a facilitator be hired.  


By general consensus, the Planning Commission agreed to tackle the Vision 2020 item.

OLD BUSINESS
A.  Fire Protection Ordinance

Ms. Farkas discussed the draft fire protection ordinance that was included in the Planning Commission’s packets. She noted that the ordinance does not include the surety language, as she needs to confer with the Township Solicitor first and he has been out of the office. Mr. Wainright felt this ordinance was great and noted it was for more than just the protection of an individual home.


A discussion of when improvements must be installed ensued. Mr. Shea said that a developer has five years after approval to either install improvements or submit surety in an amount equal to the cost of improvements plus a small contingency. When the improvements are installed, the surety is returned to the developer. He noted that banks generally like to issue surety for a short amount of time.  

Ms. Farkas briefly reviewed the next step in the process. She noted that the draft ordinance could be forwarded to the Board for review at their July meeting or that the Planning Commission could wait a month for the surety language to be added. Planning Commission members indicated a desire to forward the draft ordinance to the Board and to review the surety language at their July meeting.


It was motioned by Mr. Buckalew, seconded by Mr. Wainright to send the draft fire protection ordinance to the Board of Supervisors for review at their June meeting. The motion was approved unanimously.
B. Ridge Overlay District Ordinance


Ms. Liggett said a revised ordinance was included in the Planning Commission’s May packets. She noted one of the outstanding issues. If a property is impacted 100 percent by either steep slopes or colluvial soils, she had suggested that either a sliding scale or a minimum lot size be established. She has found that there is no good legal defense for establishing a minimum lot size.  It was noted that this would be a good discussion point with the Board of Supervisors.


Ms. Liggett also said that the State College Borough Water Authority’s Executive Director has requested a copy of the draft ordinance. She said he may have some helpful comments. 

Mr. Keener asked how steep the land in Musser Gap was and if this area would be covered by the proposed ridge overlay district.  Ms. Liggett said she has not been able to find out the slopes on the property, but she noted that the property was the impetus for the creation of the ridge overlay district in Ferguson Township.

Patton Township resident Barbara Fisher said that she hoped the Township would put a major focus on the environmental resources found on the mountain. She also asked about the impact runoff would have on local wells and recharge areas.


The Planning Commission discussed how to proceed with the ordinance. Ms. Farkas indicated that the ordinance would be discussed at the joint meeting with the Board of Supervisors on July 25th. A series of public meetings will be scheduled after this meeting to inform affected property owners of the new regulations. 
C. Official Map Discussion
 
Ms. Farkas indicated the official map will also be discussed at the joint meeting with the Board of Supervisors. The Parks and Recreation Advisory Committee will also be present to discuss the additions they made to the map. The idea behind the meeting is to decide if anything should be removed from the map and to determine how to move forward with public meetings on the map. 

Mr. Keener suggested that the managers in Ferguson and College Townships be consulted about their official map process. It was felt the Township may be able to learn something from them. 

Mr. Weener noted the hardest thing about the official map is explaining it to the general public. Mr. Keener suggested it be stressed that this is a wishlist.  General discussion on the role of the official map ensued.
D. July Agenda

Chairman Igo reviewed items for the Planning Commission meeting on July 16th. The agenda will include the following: the Aikens Master Plan, the Nittany Grove preliminary land development plan and general preparation for the meeting on July 25th with the Board of Supervisors. 
REPORTS
Zoning Permits:
Permits from May were circulated for review.
CRPC Report: 
Mr. Buckalew said he was unable to attend the last meeting of the Centre Regional Planning Commission. Mr. Weener attended the water resources presentation at the commission’s meeting.
Adjournment

It was moved by Mr. Keener and seconded by Mr. Buckalew to adjourn the meeting at 9:30 PM. The motion was approved unanimously.  
Submitted by,
Amy Farkas, Township Manager
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