HARRIS TOWNSHIP

Planning Commission

REGULAR MEETING
Minutes of April 16, 2007

7:00 PM

MEMBERS PRESENT:

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

Amy Farkas, Township Manager; Todd Shea, Zoning/Ordinance Enforcement Officer; Phyllis Favorite, Staff Assistant; D.J. Liggett, CRPA; Van Winter, Boalsburg Fire Chief; Chris Lee, Township Supervisor; Cathy Flood and Larry Hutchison, Township residents.
​CALL TO ORDER


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

APPROVAL OF MINUTES

It was moved by Mr. Buckalew and seconded by Ms. Kresen to approve the minutes of March 19, 2007. The motion to approve the minutes as corrected was approved unanimously, 5 to 0.
Mr. Weener joined the meeting at this time.
PUBLIC COMMENT


Chairman Igo asked for public comment. Ms. Liggett distributed a flier and noted that there is a public meeting for the draft Public Participation Plan sponsored by the Centre County Metropolitan Planning Organization on Monday, April 30th, from 5:00 p.m. to 8:00 p.m. at the State College Borough Municipal Building.
NEW BUSINESS


There was no new business to come before the Planning Commission.

OLD BUSINESS
A.  Fire Protection Ordinance

Van Winter, Boalsburg Fire Chief, clarified a statement he made at the March meeting regarding the emergency use of a water storage tank. He reported that while he initially thought it would be a good idea for the Township to own and maintain water storage tanks, he had second thoughts about it. Mr. Weener said that he thought the PC’s preference was clear at the last meeting that maintenance and ownership should be that of the landowner and not the Township. He added that he felt the same about the issue with sprinkler systems. General discussion ensued.

Mr. Wainright asked whether the issue of the timing of installation of water storage tanks could be changed so that a landowner did not have to immediately install a tank, but then could not get approval to develop the property until the tank is installed. Mr. Shea said that the problem is that it could be a great length of time before a structure is built and there is no guarantee that the requirement of installing the tank would be met. He added that the process would be dependent on the Zoning Officer remembering there had been no installation. He added that water storage tanks are considered improvements and should therefore be installed at the time of subdivision with other improvements, including roads. Mr. Shea added that there is also an issue of timing of surety; if installation of a water storage tank goes into effect only when a structure is built, who is going to ensure that it is installed?  Ms. Kresen said she agreed, and added that it is also an issue of exposing the Township to liability if the fire protection requirement is not met. 


Chief Winter asked what recourse there would be if the property owner originally indicated that sprinklers would be installed, changed his mind after a period of time, and decided to install a water storage tank. Mr. Wainright said it is dependent on how the ordinance is written.

Chairman Igo asked for consensus on the issue of the timing of installation of fire protection for structures built outside the water service area (WSA), noting that changing the timing to install them was not originally recommended for change. By general consent, the PC noted their inclination to change the installation requirement to the time of construction. Staff recommended that a legal opinion be sought from the Township Solicitor prior to making such a change to the ordinance.

Chairman Igo asked about the issue of the placement of water storage tanks from lot lines. He noted that at issue is the ability to reach the furthest point of a structure, and that the farther a water source is from a structure, the more water that is needed. Mr. Weener said that could be simplified by making the determination at the time of construction, thereby requiring that the structure is within 750 feet of protection. Ms. Kresen expressed concern about impact on property usage and limitations on areas where an owner could build if a stricter placement is required. Specific placement of water storage tanks could prevent building where an owner preferred. 

Mr. Shea noted that the purpose of having a fire protection ordinance is to protect residents and questioned whether the issue of lot line placement was any different than what is required for hydrant placement. He reiterated that the current regulations apply when someone does a subdivision plan and does not apply to existing structures. General discussion ensued.


Mr. Weener suggested the requirement be change to require that a tank is placed 750 feet from the furthest point of a structure. Chief Winter said an issue is inconsistency in requirements for structures in the WSA and for those outside. He cited the fact that the hydrant ordinance requires that the furthest point from a house to the nearest hydrant is 600 feet. For properties outside the WSA, the requirement is 750 feet from a lot line, meaning the actual structure could be much further than 750 feet from the tank. This has the potential to create lots without adequate fire protection. Ms. Kresen expressed concern that the fire protection amendment would affect primarily individual property owners and make it prohibitive to build, but not so for developers. She recommended that there be a limit placed the number of dwelling units on a single lot. General discussion ensued.

Chairman Igo said that if the ordinance remains as currently written, the homeowner has options for fire protection. He added that the idea is for reasonable proximity of the 750-foot limit and that an ordinance amendment, if approved, would allow the owner to build farther back from that if either an additional tank is installed or sprinklers are added to the structure. Mr. Weener agreed that placement of a water storage tank should be no farther than 750 feet from the furthest point of the structure. Chairman Igo recommended that discussion of the issue is delayed until more information can be gathered.


Chairman Igo asked about the issue of sharing water storage tanks. Mr. Weener said he believed it should be allowed if it is permitted within the Township regulations, but that a written agreement must be given about sharing and maintenance. Mr. Shea reminded the PC that every lot must have a tank and that the subdivision ordinance currently states that each subdivision requires a tank. General discussion ensued. The Planning Commission felt the sharing of water storage tanks should not be allowed.
B. Ridge Overlay District Ordinance


Ms. Liggett reported that there appeared to be some confusion regarding the Ridge Overlay District (ROD) ordinance and what was understood to be the PC’s intent. She said she understood that the goal was to protect the groundwater and soils, but not directly that of development on the slopes as this was mostly covered in the existing ordinances. She added that it was her understanding that preservation of viewscape was not a priority. 


Ms. Liggett said that at the last meeting there was a question regarding where the overlay district would be, which was discussed when she subsequently met with Ms. Farkas and the Township Engineer. Ms. Liggett said of primary concern is the avoidance of development on colluvial soils. She added that the ROD would include properties within the Forest Zoning District with slopes of 15 percent or greater and/or colluvial soils. Ms. Liggett called the PC’s attention to the ridge overlay district report, a proposed ordinance and a map she had provided. She noted that there was a great deal of language contained within the proposed ordinance that had been taken from Ferguson Township’s ordinance and then reviewed how development might take place.

Mr. Weener questioned what would occur if all conditions are met, and a road and a structure could be built. Ms. Liggett said that the assumption is that not every parcel contains colluvial soils; still, if there are such soils, the developer would need to work with a soil scientist to best determine how to proceed, and reviewed the proposed procedure. She added that all conditions must be met by a developer before anything could be built. General discussion ensued.

Mr. Wainright expressed concern that land disturbances would be permitted. Ms. Liggett reminded the PC that there are permitted uses in the zonings that are covered in the Municipalities Planning Code (MPC), and that a municipality cannot prohibit those uses. 

Chairman Igo questioned whether the Planning Commission members were prepared to move forward with a recommendation. Mr. Weener said he thought there remained major issues that were not addressed. He stated that as part of conditional use it remained undefined whether a developer could cross colluvial soils if all the conditions are met. Ms. Kresen questioned wording regarding the Board’s deliberation and what provisions would go into a decision for conditional use. Ms. Farkas asked what the consequences are if an owner wanted to add to his property. Ms. Kresen questioned if it could be viewed as a taking. Mr. Weener asked how this ordinance might affect the phases of a development, specifically if the first phase of the development was begun prior to the adoption of the ordinance and the subsequent phases were completed after the ordinance was in place. Mr. Shea said the original intent was to manage and control development on steep slopes, versus control of existing homes. General discussion ensued.

Chairman Igo asked staff to clarify conditional uses, provide various scenarios for the proposed ordinance and possible affect on existing structures, how the requirements would be implemented and to address the issue of notification of those property owners who may be affected. 
C. Official Map Discussion
 
Ms. Liggett distributed handouts and an updated map regarding the Official Map (OM) discussion, and noted that at the last meeting the issue had been referred to the Parks and Recreation Advisory Committee (PRAC). Ms. Farkas reported that the Official Map had been reviewed by the PRAC and that they had identified additional features that were added to the map. She highlighted the new items and the revision regarding items that were no longer applicable. Ms. Liggett asked the PC to analyze the updated map and provide her with any additions. General discussion ensued.

Ms. Liggett noted that the next step to take is to advertise to the residents that the Township is going to take the action to make an Official Map. She asked if there were concerns. Mr. Weener said that helping residents understand that these are recommendations the Township hopes to incorporate is important. Ms. Kresen added that educating the residents on the OM’s function and importance is vital. Ms. Liggett noted that it could help residents understand the value of the OM if they know that, if a particular attribute is on an Official Map, it may give the feature more credence with developers.


Larry Hutchinson, Hubler Road, encouraged the PC to be creative in their push for the map and to make certain that features on the map come to fruition. He said the map should have strength and provide priorities and that Township funds should be dedicated to making certain features are executed. Mr. Hutchison asked that pedestrian access from the Village area to the ridge be provided. He congratulated the Planning Commission for their work over several years to develop an Official Map.
D. May Agenda

Chairman Igo reviewed items for the Planning Commission meeting on May 21. The agenda will include the following: the Fire Protection Ordinance, Ridge Overlay District Ordinance, the Official Map, and possibly the Laurel Ridge Preliminary Plan, Hawk Ridge Preliminary Plan and Aikens Master Plan. 
Mr. Weener left the meeting at this time.

REPORTS
Zoning Permits:
Permits for January, February, and March were distributed for review.
CRPC Report: 
Mr. Buckalew noted that there has been discussion regarding eliminating the position he holds as the CRPC representative to the Centre County MPO. He said representation to the outer municipalities had been extended, but there is a now a move to dilute the Centre Region’s influence, which was not well received by the Centre Region officials. Mr. Buckalew said he believed representation should be along population lines, and that it is crucial that the CRPC is represented on the CCMPO.
Adjournment

Mr. Keener moved to adjourn the meeting. Ms. Kresen seconded the motion. Chairman Igo adjourned the meeting at 10:09 p.m.

Submitted by,
Amy Farkas, Township Manager
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