HARRIS TOWNSHIP

Planning Commission

REGULAR MEETING
Minutes of December 18, 2006 

7:00 PM

MEMBERS PRESENT:

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

Amy Farkas, Township Manager; Todd Shea, Zoning/Ordinance Enforcement Officer; Phyllis Favorite, Staff Assistant; Don Franson, Township Engineer; D.J. Liggett, CRPA; Galen Dreibelbis, Hawk Ridge Development; Chad Stafford, Mark Torretti, and John Sepp, PennTerra Engineering; Robin Becker, Diane Farr, Cathy Flood, Virginia Hubbs, Barbara and Larry Hutchison, Elaine Kunze, Alison and Will Norris, Harriet Rosenberg, Jacki Rutter, and Rob Weaver, 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 Mr. Wainright to approve the minutes of November 20, 2006 as edited. The motion was approved unanimously, 5 to 0.
PUBLIC COMMENT


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

A. Aikens Lot 1 Sketch Plan Review 

Mr. Shea reported that staff had received copies of a sketch plan for the R-2 zoned portion of the Aikens estate that may be developed predominantly as a duplex community. He said the developers were providing a sketch and seeking input on the plan design. He noted there is no time clock, and that the comments are non-binding.

Chad Stafford, PennTerra Engineering, distributed a handout of the proposed plan and spoke to the details, which he said are still in the design phase. He reviewed the history of the location and its part in the overall development of that area. Mr. Stafford noted that the development would be made up of both duplexes and single-family homes with a condominium association, and that it would have a private road that would be built to Township standards. He also pointed out the forested wetlands that are a part of the property. He added that there is still a need for a highway occupancy permit from PennDOT, resolution of the traffic signal issues, and the DEP sewage planning module. Mr. Stafford said it was the engineers’ and developers’ intent to submit a tentative plan in January so it could be on the February agenda. Mr. Stafford said the developers intend to meet the Township ordinances. He noted that the price range of the homes is in the $180,000 to $280,000 range. General discussion ensued.


Mr. Shea said that at this time a key issue is the treatment of the road through the development, and whether it meets cul-de-sac standards. He said a driveway must meet Township standards for streets even if it is private once there are more than five dwelling units. Additionally, the Township may have to ask its Solicitor if the cul-de-sac must also meet those standards.


Chairman Igo expressed concern for the wetland and riparian areas. He asked that the issue of public transportation be addressed, and that the developers work with CATA to provide this.


Mr. Keener asked whether the land that would connect the development to Boal Avenue had been acquired. Mr. Stafford stated that there was an agreement in principle to acquire the land.


Mr. Wainright asked about pedestrian access to the Village of Boalsburg. Mr. Stafford responded that there were dedicated sidewalks but that none were as yet shown. Mr. Torretti noted the development would be tied into Honeysuckle Drive. Ms. Farkas added that the Parks and Recreation Advisory Committee (PRAC) would like to link the parks. General discussion ensued. Mr. Shea asked the Planning Commission to consider adding more land to the parkland at Country Place as part of the new development requirements. Ms. Farkas said the PRAC wanted to make sure there is easy access to the new development from that park, as well as maximize its usage.

Mr. Weener noted his concern about the incline and elevation of the land that appears greater than 15 percent for some of the proposed units. Mr. Shea pointed out that the Township design limits begin at the 25 percent level.
B. Harvest Fields/Calvary Baptist Sewage Facilities Planning Module

Ms. Liggett stated that staff received a Component 2 Planning Module for a proposed 800-seat sanctuary for Harvest Fields/Calvary Baptist Church. There is an existing office center. Ms. Liggett said she performed the staff reviews and found no deficiencies. She added that the sewer module is complete, and recommended that its approval be recommended to the Board of Supervisors.


Mr. Buckalew moved to recommend approval of the Harvest Fields/Calvary Baptist Component 2 Planning Module to the Board of Supervisors. Mr. Keener seconded the motion. The motion was approved unanimously, 5 to 0.
C. Codification

Ms. Farkas reported that the Township has been working over the last two years to complete a codification of the Township’s ordinances. The Municipalities Planning Code (MPC) requires that the Planning Commission review the changes to the ordinances at least 30 days prior to the adoption of the codification ordinance. She added that the Centre Region Planning Agency must also complete a review. Ms. Farkas noted a draft public notice about the changes to the ordinances, and suggested that a committee be formed from the Planning Commission to review the ordinances and report any concerns at the January meeting. General discussion ensued.

Mr. Benner and Mr. Wainright volunteered to review the ordinances.
D. Setting the 2007 Work Plan

Ms. Farkas noted that the Planning Commission was asked to present their 2007 Work Plan to the Board of Supervisors at their joint January 24th meeting at 4:00 p.m.  She noted that the 2006 Work Plan was included in the PC’s packets for reference.

Chairman Igo asked the PC to review items that were accomplished and not accomplished on the 2006 Work Plan. He asked if there were also new issues to consider.

Mr. Weener stated he thought riparian zoning and regulations relating to development along Spring Creek should be on the work plan. Ms. Farkas reminded the PC that this is being addressed at the regional level. She added that Supervisor Hameister is on the ad hoc steam buffer committee. Mr. Weener said it would add emphasis for the Township if it was listed as a priority.

Mr. Wainright stated that the issue of affordable housing should be emphasized. Mr. Buckalew noted that it is included in the current work plan. Mr. Wainright said he would like to see Township ordinances amended to address the issue. Mr. Keener suggested calling it “workforce housing” to diminish any negative connotations. 

Mr. Buckalew said he was interested in keeping the open space land preservation topic as a work item. He said he would like to evaluate the success of the programs used in Halfmoon and Patton Townships and possibly incorporate their techniques to a program in Harris Township.

Mr. Keener asked about the Village District Study. Mr. Shea said this primarily addresses the problems with parking in the Village, and until that is addressed it will be an on-going topic. Mr. Wainright asked about historic preservation and a demolition delay ordinance. Mr. Shea reviewed what is currently in place, noting that such an ordinance may not necessarily prevent demolition. General discussion ensued.


Chairman Igo summarized the following items for the 2007 Work Plan and asked that the PC members continue their review and finalize their recommendations at the January Planning Commission meeting:

1. Official Map

2. PRD/TND Ordinance Revisions
3. Village District Study

4. Ridge Overlay Zoning District

5. Agricultural/Open Space Land Preservation

6. Riparian/Spring Creek Buffer

7. Workforce Housing

E.  Meeting Dates

Mr. Buckalew moved to move the Planning Commission meetings to Tuesday, January 16th and Tuesday, February 20th, due to the federal holidays on which the regular meetings would fall. Mr. Weener seconded the motion. The motion was approved unanimously, 5 to 0.
UNFINISHED BUSINESS
A. Hawk Ridge Preliminary Subdivision Plan


Mr. Shea reported that staff had received a revision to the plan presented at the November meeting and noted comments included with the agenda. He said that while many have been addressed, many remain, including a potential waiver request for a sidewalk along Hawk Ridge Drive, low-wattage dusk-to-dawn lighting on lots, timing of the parkland requirements, and the location of the Sewer Service Area in relation to two of the lots proposed for public sewer. Mr. Shea noted that the deadline for action on the plan is after the February Board of Supervisors meeting.

Ms. Liggett said one of her most significant comments is that two lots appear to be mainly outside of the Sewer Service Area. Her recommendation is on-lot sewer, unless the PC decides it wants to recommend that this parcel is sent to the COG General Forum for inclusion; however, they will only meet two times a year to discuss such issues, and this would likely not be timely for this development. Mr. Weener asked if it was feasible to move the boundary. Mr. Shea said sewer service decisions are those of the University Area Joint Authority, not staff or the Board. General discussion ensued. 


Mr. Wainright questioned building lots appearing to be in two different zoning districts. Mr. Shea said that an owner can choose which zone in which to build for a distance of 50 feet when property spans more than one zoning district; it is guided by those zoning restrictions. 

Mr. Franson said his main concerns include the road system and noted that the developers will likely seek a waiver on a cul-de-sac that is shown as temporary. Mr. Franson said the proposed cul-de-sac is at a ten percent grade and has drawn concerns about plowing from the Township maintenance crew. He added that there is no guarantee that the temporary cul-de-sac will become a through-street as promised; he therefore considers it permanent. Another roadway has less width than required and shows parking on one side. He said there are several issues with stormwater and these should be addressed during the preliminary plan so there are not so many modifications during the process. Mr. Franson spoke to concerns with Academy Street stormwater runoff and the proposed building in that area, and how those were being addressed.

Mr. Dreibelbis commented on Mr. Shea’s, Ms. Liggett’s, and Mr. Franson’s reviews. He agreed to the issue regarding sidewalks as well as the lighting issue cited. He said he wished to dedicate parkland at a later phase in order to make it better, countering that if he gave surety it would benefit residents. Ms. Liggett recommended that discussion with the Parks and Recreation Advisory Committee (PRAC) not be deferred by the developers at this phase. Ms. Farkas asked for clarification whether the developers intended to do fee-in-lieu. Mr. Dreibelbis said he could either give land or fee-in-lieu could be asked, but that the surety was to be held to put into parkland. General discussion ensued.

Mr. Dreibelbis said that the requested traffic study would be available by the January meeting. Mr. Weener said he had concerns about making recommendations to the Board about the plan without a traffic study. Mr. Franson said he would prefer that the traffic study show the impact based on all phases of the development.

Mr. Sepp reviewed the stormwater plan for the development and protection of the existing part of Academy Street. Regarding the two lots outside of the Sewer Service Area (SSA), Mr. Dreibelbis said that if sewer service is not extended to them, the cul-de-sac would not be built and a flag lot would be placed instead. General discussion ensued.

Chairman Igo asked for public comment.


Jacki Rutter, Academy Street, said she was concerned about the possible change to the cul-de-sac, as well as the phasing of the parkland, and said the developers should be required to abide by the laws. She expressed concern as well that the traffic study would not be accurate unless normal traffic flows were used.


Robin Becker, Academy Street, expressed her concern about the timing of the traffic study and said the study is a basic issue to the development. She said it should be done when the university and local schools are in session. She said she felt strongly that the geotechnical analysis be performed, and was troubled that there was no environmental study addressed to this point.


Virginia Hubbs, Academy Street, questioned the use of the basins cited in the stormwater explanation as well as the mapping, and directing storm water. She also asked about directing water underground as well as the potential for flooding. She expressed concerns about the success of the system described by Mr. Sepp. Mr. Sepp responded that the system is designed to go underground and the basin cited is guaranteed to hold a 100-year storm, and explained the details of the stormwater management. He assured her that there are safeguards built in, and safety factors are a part of the formulas used for calculations. He noted that stormwater management is greatly improved since the time the Spring Creek Watershed Commission was formed and offered to meet with residents to further explain the design.

William Norris, Academy Street, spoke to stormwater problems involving sinkholes in a property in another township, and said there are underground aquifers that are not known in the region and could cause problems. He expressed concern that new residents would also have water problems. He added that there were landslides, and that there would be impact no matter what. Allison Norris asked who would provide protection to Academy Street residents regarding possible water issues. Chairman Igo stated that the Township is concerned about all the residents near the proposed retention pond.

Diane Farr, Academy Street, said pipes had been installed for prevention around her property and that they failed. She asked what guarantee there was in maintaining the stormwater system and questioned where the water directed to Springfield Commons would go.

Robin Becker asked if the Township was willing to risk the exit of existing residents for new residents.


Mr. Weener reminded the residents that if a development meets the requirements of Township ordinances, then denying the development was not an option. He added that the PC’s job is to review proposed plans and to assure that developers are meeting requirements. He said the four major issues he saw were:
1. Whether the Board could or should extend the Sewer Service Area,

2. The parkland issue, and that the PC needs a recommendation from the PRAC on that issue,
3. That the traffic study is needed before any recommendations can be made,
4. Geotechnical and hydrological studies are needed to address stormwater concerns.

Chairman Igo added that there needed to be resolution of the issues of the cul-de-sac and street width.


Mr. Shea said that, to deal with the many outstanding items, he recommended the developers give the Township a time extension. Ms. Farkas added that the developers would be unable to meet with the PRAC until their January meeting.


Mr. Dreibelbis said he was inclined to give a time extension of sixty days, and asked for a timeline. Mr. Shea asked that the extension be confirmed in writing.

Chairman Igo said the consensus was to not act on the plan, and stated that the Hawk Ridge Preliminary Subdivision Plan would be on the Planning Commission’s February agenda.
B. Nominating Committee Report

Mr. Buckalew presented the nominating committee’s recommendations for chair and vice-chair of the 2007 Planning Commission. He noted that Mr. Weener and he were members of the committee. 

Mr. Buckalew moved to nominate Mr. Igo to serve again as Chairman, and Mr. Wainright to serve as Vice-Chairman. Mr. Keener seconded the motion. The motion was approved unanimously, 5 to 0.

C. Agenda for January

Chairman Igo said that the January agenda would contain the 2007 Work Plan, the proposed Ridge Overlay Ordinance and Codification report as items for consideration.
REPORTS
Zoning Permits:
Zoning Permits for November were circulated for review.
CRPC Report:
Mr. Buckalew said that Bob Jacobs reported on workforce housing. Mr. Jacobs focused on the 100 acres in the Rockview land that the Centre County Commissioners endorsed as a possible location. However, he noted that Benner Township currently is not supportive because it is outside of their sewer service area. Also, Dr. Robert Carline made a report on the water resources monitoring of different parts of Spring Creek and Slab Cabin Run. Mr. Buckalew said the CPRC heard information about the ad hoc stream buffer committee and a draft model ordinance for the Centre Region for stream and riparian buffers. He said a liaison from the CPRC had been appointed.
Adjournment

Mr. Keener moved to adjourn the meeting. Mr. Benner seconded the motion. Chairman Igo adjourned the meeting at 9:56 p.m.

Submitted by,
Amy Farkas, Township Manager
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