HARRIS TOWNSHIP

Planning Commission

Regular Meeting 

Minutes of December 17, 2007

7:00 PM

MEMBERS PRESENT:

Chairman Bob Igo, Vice-Chairman John Wainright, MaryAnn Kresen, Charles Keener, Edward Benner and Ronald Buckalew. Also present were Township Manager Amy Farkas; Zoning/Ordinance Enforcement Officer Todd Shea; Centre Regional Senior Planner D.J. Liggett; Township Engineer Don Franson; and Administrative Secretary Suzanne Shirvani.  

Also in attendance were Mike and Debbie Tanitsky, residents; Paul M. Rittenhouse Sr., resident; Diane M. Farr, resident; Barbara Hutchinson, resident; Larry Hutchinson, resident; Galen Dreibelbis, Hawk Ridge; John Sepp, PennTerra Engineering; Jacki Rutter, resident; Robin Becker, resident; and Katie Ombalski, resident.  

APPROVAL OF MINUTES:

Mr. Buckalew said he sent an email to the secretary including a few minor changes to the minutes.  

Mr. Buckalew moved to approve the minutes as revised and Mr. Keener seconded the motion.  It was approved unanimously.  

PUBLIC COMMENT:

There was no public comment.  

PLANNING COMMISSION BUSINESS:

A.
HAWK RIDGE PRELIMINARY SUBDIVISION PLAN:

Chairman Igo said this matter was tabled at last month’s meeting.  Mr. Buckalew moved to discuss the Hawk Ridge Preliminary Subdivision Plan.  Mr. Wainright seconded the motion.  It was approved unanimously.  

Chairman Igo said the issue of the connection to Springfield Commons is not up for discussion because it is an issue that involves Mr. Songer.  He said the issue of sidewalks has been addressed and he said regarding the issue of trees, the developer was unable to meet with the Shade Tree Commission.  
Don Franson, Township Engineer, discussed current stormwater problems along Academy Street.  He said the Township recently met with property owners along the channel that runs from Academy Street to Loop Road.  Once the easements are obtained, the Township will clean out the channel to help alleviate the existing water problems. The Township has asked the developer to help by putting in a new trash rack on Academy Street, and to contribute a monetary amount so the Township may clean the channel.  Mr. Franson said he feels the developer has addressed all of his comments and he suggested approval if the developer agrees to the new requirements.  Mr. Dreibelbis said he agrees to the revisions.  
Robin Becker, resident of Academy Street, said the pipe in front of her house is rusting and she experiences the runoff at her property.  She said she is against any waivers until the Township addresses the problem.  She said she feels that the Township is folding the project into a development and said that minimizes the outcome.  She said if the development is approved then it will further postpone addressing the issues with Academy Street’s stormwater system. 
On the issue of traffic, Rob Watts, Township Traffic Engineer, said the developer’s traffic consultant provided a review on December 13th that included four options for the intersection of Main and Academy Streets.  He said the first option is to do nothing, leaving things in their place.  He said this option does not resolve anything but it would protect current street elements and the ambiance of the area.  He said the issue with this option is that the minimum site distance could pose a safety risk.  

Mr. Watts said the second option would be the removal of nine parking spaces on Main Street to optimize site distance.  He said this option would include the removal of two trees as well.  
Mr. Watts said the third option would increase the sight distance by installing two bulb outs but it requires the removal of trees and five parking spaces.  He said the last option is to install a four way stop sign.  He said this would resolve the sight distance issue and only remove one parking space.  He noted that it would protect the trees as well.  He said he recommends option four on the condition that the Township Solicitor agrees that the proposal meets PennDOT’s requirements.    
Mr. Buckalew asked about painting crosswalks to alert drivers that will hopefully cause them to slow.   He also asked for an interpretation of the statement from PennDOT about the four way stop sign.  

Diane Farr, Academy Street resident, said that there has been no discussion of this intersection in regards to it being a bus stop.  She said there are always children on the corners and drivers are always making rapid stops.  She asked the Planning Commission to take that into consideration.  
Jacki Rutter, resident of Academy Street, said most residents of Academy Street have been there for many years and, therefore, know what to expect when approaching the intersection of Academy Street and Main Street.  She said for people who are unfamiliar with the intersection, it may increase the probability of an accident.  She said she is against taking down any trees because of preserving the Township and she added that parking is already an issue downtown and the loss of spaces would only increase that problem.   
Robin Becker, Academy Street resident, said when she moved to Academy Street fifteen years ago she was struck with how dangerous the intersection is.  She said most residents of Academy Street have had near accidents at that intersection.  She said it is an inappropriate street for any more traffic.  
Mr. Watts said that if the intersection meets the standard for a four way stop and the Township Solicitor agrees to it, then he would recommend this option.  Ms. Kresen asked what option should be considered next most important in the case the Solicitor disagrees.  Mr. Buckalew suggested trying the first approach which is to do nothing, at least as an interim until an agreement with the developer to study another option could be reached.  Ms. Farkas said she will discuss this matter with the Township Solicitor.  

Ms. Becker asked the Planning Commission not to approve the development under the condition of looking at the street’s problems later.  She said it is not necessary to have the developer analyze the situation for the Township.  

Mr. Keener asked who will be responsible for the cost of the removal of trees and parking and installation of correct traffic signs if necessary.  Mr. Franson said the developer could be asked to undertake those costs.  
Mr. Wainright asked the developer if he would commit to paying for the off-site installation of a four way stop intersection including the painting and curbing necessary.  He agreed to do so.  

Mr. Benner said he feels that this development will only increase the water flow on Academy Street and add to the problem. 

Mr. Keener said he feels that the four way stop sign is the only option and the most agreeable situation.  Ms. Farkas said if the Solicitor agrees and PennDOT concurs, then it is up to the Board to choose. 
Chairman Igo asked for a list of preferences to the traffic options in consecutive order to make a recommendation to the Board of Supervisors.  Ms. Kresen said safety has to be considered over the loss of parking spaces.  Chairman Igo said the lowest cost is option 4 and that is the Planning Commission’s first choice.  Option two was noted as the next best choice.
Mr. Watts said the traffic study states there will be approximately eighteen more vehicles an hour during the peak hour.  
Mr. Dreibelbis said on the issue of parkland, they prefer to post surety.  Ms. Farkas said she and the Township Solicitor agree they do not want to accept surety.  She requested the developer provide land to be used for parkland.  After discussion, the developer agreed to provide land.  

Diane Farr, resident, asked what land would be provided to build a park.  Mr. Shea said that whatever land is offered, it has to be approved by the Township. 

Mr. Shea said there is one issue that needs addressed.  He noted in the last review given to the developer, it specifies that when 50 percent of the sidewalks are installed the developer will build the other 50 percent, but does not specify when.  He asked that it be no later than six months.  Mr. Dreibelbis agreed to those terms.  He also agreed to a $3,000 contribution to clean the drainage channel.  
Ms. Becker said this sounds like the Township will be tinkering around on Academy Street and not addressing the serious issues.  She said the 100 year storm has happened three times in the last five years.  Mr. Franson said the developer is contributing a dollar amount above the 3.7 percent they will be adding to the drainage issues.  Due to the cost of the project, the Township will have to address the problem in phases.
Chairman Igo said he understands the skepticism of the residents on Academy Street and said he appreciates their feedback, but he added the proposed improvements will alleviate the issue to an extent.  He said even with the added flow it will be better off.  Mr. Franson said it won’t be an ideal fix but it is better than its current condition.  

Mr. Buckalew moved to recommend approval of the Hawk Ridge Preliminary Subdivision Plan to the Board of Supervisors contingent on the following: that the remaining 50 percent of the sidewalks be built no more than 6 months after residents have built 50 percent of the sidewalks; that surety be posted for shade trees and the specifics be decided by the Shade Tree Commission; that the developer contribute an amount equal to $3,000 and provide for the installation of a trash rack to help with stormwater issues; that the developer contribute money for the cost of a four way stop sign, including curbing and line painting if this is acceptable to the Township Solicitor and if it is not, that bulbouts be constructed; that the parkland be dedicated in a manner acceptable to the Township and that all outstanding Staff comments be addressed.  Mr. Wainright seconded the motion.  The motion was approved 5-1, with Mr. Benner voting against it.  
B.
RIDGE OVERLAY DISTRICT ORDINANCE COMMENTS:

Ms. Liggett said there were two public meetings held on this matter to solicit comments from residents.  She said approximately 35 people came out of 135 letters sent to property owners.  She said their resounding comments have led to two major issues that need discussed.  She said many affected owners felt that a 10 acre minimum lot size for development was too restrictive, while some thought it was good because it will restrict development.  Ms. Liggett said she then looked at all the implications it might have on development.
Ms. Liggett said that even with the restrictions on development by the Forest Zoning District, there are still about 20 parcels she is concerned about development and five of those are of substantial size.  She said the potential exists for the development of up to two hundred and fifty homes.  Keeping the 10 acre minimum lot size would further restrict development on these parcels. 
Ms. Liggett said of the five major lots, two of them are owned by public entities, one by the State College Borough Water Authority, who, she said, has no intention of developing the land and is very interested in preserving it.  The second is owned by the State Department of Corrections.  She said she is not too concerned about either of those wanting to develop.  Ms. Liggett said that she does not feel that imposing a 10 acre minimum lot size for development is necessary.  She said the regulations that are already in place provide a very substantial amount of protection for the Ridge Overlay District.  She said she is not comfortable imposing the minimum lot size on all 135 property owners when the issue involves only about 20 of them.  
Ms. Kresen said she feels that if it is bad for the environment to develop on the ridge, then it should be so regardless of lot size.  She thinks the 10 acre minimum lot size is controversial and unnecessary.  

Ms. Becker said the unfortunate reason for developments such as Hawk Ridge is due in part to not having enough laws and regulations in place to restrict the type of development going on.  Mr. Shea told Ms. Becker that the Ridge Overlay regulations would not have applied to Hawk Ridge as the development is zoned R-1.  

Ms. Liggett said in her memo she took into consideration if the Planning Commission wishes to remove the 10 acre minimum lot size and the potential outcome of such. 
 Mr. Shea said he would recommend taking out the 10 acre minimum lot size from the ordinance.  
Mr. Keener moved to recommend forwarding the Ridge Overlay District Ordinance to the Board of Supervisors for adoption without the 10 acre minimum lot size.  Mr. Buckalew seconded the motion.  The motion passed 5-0, with Ms. Kresen abstaining.  

C.
OFFICIAL MAP COMMENTS:

Ms. Farkas said the Official Map comments were passed onto the Parks and Recreation Advisory Committee.  She said they did not have any changes based on those comments.  She said Staff has a few proposed changes.  She said the first was to add Hess Field as parkland.  She said they have heard that the owners may be selling Hess Field and the Township wants to preserve it as parkland.  
Ms. Farkas said the second change is based on the comment received from a resident in Linden Hall.  Her concern is with a proposed road shown as line #17.  She expressed concern and said it will negatively impact Linden Hall and the creek.   She said she will bring her attorney to discuss this matter with the Township if it were to remain on the map.  Ms. Farkas suggested taking line # 17 and connect it through the end of Karmel Street through the back of the Homan farm property.  She said this makes more sense as the idea is to connect the back of Kaywood to Linden Hall Road when Mr. Homan develops the rest of his farm. 
Katie Ombalski, resident of Bailey Lane, said there is a proposal on the map of a road going from Windmill Road to Crestview Avenue, shown as line #4, goes right across her property.  She said it invades her privacy because it is very near to her bedroom window.  She said she appreciates the desire to connect those ends of Boalsburg, but not at the cost of infringing on other’s privacy.  The Planning Commission discussed the possibility of moving it without creating the same problem for someone else.  
Mr. Keener moved to add Hess Field to the map.  Mr. Buckalew seconded the motion.  The motion was approved unanimously.  
Mr. Keener made a motion to move line #4 on the map to address Ms. Ombalski’s concerns.  Mr. Buckalew seconded the motion.  The motion passed 5-1 with Mr. Wainright voting against it.  
Mr. Keener made a motion to have line #17 moved.  Mr. Buckalew seconded the motion.  It was approved unanimously.  

Mr. Keener moved to pass the Official Map to the Board of Supervisors for review and approval.  Ms. Kresen seconded the motion.  It was approved unanimously.  
D.
NOMINATING COMMITTEE:

Mr. Buckalew said he and Mr. Weener recommend the reappointment of Bob Igo as Chairman and John Wainright as Vice-Chairman for 2008. 

Mr. Buckalew moved to re-elect Chairman Igo and Vice-Chairman Wainright to continue their roles in 2008.  Ms. Kresen seconded the motion.  It was approved unanimously.  
E.
AGENDA FOR JANUARY:

Ms. Farkas said that the third Monday in January falls on Martin Luther King Jr. Day and asked the Commission when they would like to reschedule their meeting.  She noted that the Board of Supervisor’s meeting was the first week in January so the Planning Commission could meet on the second Monday if they wished.  The Planning Commission members agreed to.  The Planning Commission will also meet with the Board of Supervisors to review their 2008 work plan on January 23rd at 4:00 PM.  
REPORTS:
CRPC:

Mr. Buckalew said the CRPC did not meet in December.  

ADJOURNMENT:

There being no further business to discuss, Mr. Keener moved to adjourn the meeting at 9:55 PM, and Mr. Wainright seconded the motion.  It was approved unanimously.  

Respectfully Submitted,

Amy Farkas

Township Manager
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