HARRIS TOWNSHIP

Planning Commission

REGULAR MEETING
Minutes of February 20, 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; Chad Stafford, PennTerra; Ed Walker, Walker Land Development, Inc.;  Katie Ombalski, ClearWater Conservancy; Dan Jones, Calvary Baptist Church; Cathy Flood, Township resident.
​CALL TO ORDER


Chairman Igo called the meeting to order at 7:01 p.m.

APPROVAL OF MINUTES

It was moved by Mr. Buckalew and seconded by Ms. Kresen, to approve the minutes of January 16, 2007. The motion to approve the minutes as corrected was approved unanimously.
PUBLIC COMMENT


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

A. ​Ridge Overlay District

Ms. Liggett reviewed progress regarding the proposed Ridge Overlay District (ROD) with the PC, noting the Ferguson Township Ridge Overlay District Regulations she had provided. She introduced Todd Giddings, a local hydrogeologist who worked with Ferguson Township to develop its ordinance, and who expressed his willingness to address the PC regarding the issue. Ms. Liggett noted in particular his expertise in the area of surface and ground water resources

Mr. Giddings introduced himself and gave the Planning Commission his professional background, noting his studies of the Spring Creek Watershed for forty years. He said water resources in the area are an issue of concern.

Mr. Giddings gave a PowerPoint presentation to the Planning Commission. He noted key areas of the watershed in Harris Township and key features to protect, as well as protection techniques.

Chairman Igo asked for questions following the presentation. Mr. Keener expressed concern that the ROD seemed focused on solely Tussey Mountain. Mr. Giddings responded that the protection would also be for the part of Mount Nittany that is in the Township, as the water resources from both need to be protected. Mr. Weener noted that it would be more complex to primarily use water features as criteria than the slope percentage and soil-types features that were originally considered. Mr. Giddings said all of the aspects should be used in developing the ROD. Mr. Benner asked whether this would impact the use of septic systems. Mr. Giddings responded that there are many innovative options and processes today that make use of septic systems possible in these areas.

Chairman Igo suggested that Planning Commission members review the ROD ordinance from Ferguson Township, as well as the other materials provided, and bring recommendations for drafting a proposed ordinance to the March PC meeting. Ms. Liggett said the PC could apply much of the ordinance adopted by Ferguson Township, but that there would need to be assistance in developing a map to identify water and soil features as part of the ordinance.
B. Laurel Ridge Preliminary Land Development Plan

Chairman Igo reviewed the progress to date on the Laurel Ridge plan.  Chad Stafford, PennTerra Engineering, noted that he had submitted revisions to the land development plan earlier in the day, and that there remained primarily administrative items to address.


Ms. Kresen reminded Mr. Stafford that the Planning Commission would not accept late submissions. Mr. Stafford said he did not receive comments from the Township until the previous Thursday, and that he wanted to get the revised plan to the Planning Commission and Township staff in order to demonstrate that the technical issues previously noted by staff could be addressed. Mr. Buckalew countered that, if staff has not had the time to review the latest submission, then the Planning Commission likely could not review them at the current meeting. Chairman Igo said that the Planning Commission would not act on the revised plan at the meeting because PC members have not had an opportunity to see either the revised plan or staff comments. He said there were still many outstanding issues to be addressed and reviewed the procedure for submitting plans for the PC’s consideration. He added that the Planning Commission wants to see everything after there is sufficient time for review and comment by Township staff. Chairman Igo said that if Mr. Shea received the revised plans only today, the PC is not in a position to address the revised plans at the meeting.

Mr. Stafford countered that the revised plans were for changes already made, noting that some of the outstanding items remaining are only technical in nature and that there were some items not observed by the Township. Mr. Weener said that the PC expects plans by no later than the required two weeks prior to afford staff adequate time to complete reviews and submit them to the Planning Commission. Ms. Kresen added that Township staff has the final word and it is their prerogative as experts to have enough time to review materials. She noted that PC members do not have enough time to walk through plans in a piecemeal fashion. Mr. Shea said in this particular project there are some questions posed that need to be reviewed by the Township’s Solicitor.

Mr. Stafford requested to have the issue tabled at this time.

C. Aikens Master Plan Sketch Plan and D. Calvary at Harvest Fields Sketch Plan

Mr. Stafford reviewed information from the previous meeting with the Planning Commission, and gave the history and an overview of the projects. He noted in particular that the proximate neighbors became involved because of the location of the proposed traffic signal intersections. He reviewed the overall proposed plans for Aikens I/Kissinger, Bigatel, Brower, and Hawbaker (KBBH), and Calvary Baptist/Harvest Fields.

Mr. Stafford said a key item was the parkland requirement for Aikens I and that the Township’s direction was unclear regarding this. He noted that he was meeting with the Parks and Recreation Advisory Committee (PRAC) to get some guidance because the Aikens I and Calvary/Harvest Fields plans are moving forward and they want to give the Township what it wants.

Katie Ombalski, ClearWater Conservancy, said she had not had an opportunity to assess the properties, but that the KBBH property itself is within the evaluated sites contained within the Upper Spring Creek Watershed report. She said she contacted the developer, who is willing to cooperate with ClearWater Conservancy. However, she had no recommendations at this time. Ms. Ombalski added that, if the Riparian Ordinance and a ridge overlay district ordinance were in place, much of the land would remain undeveloped. Instead, there needs to be a way to develop parkland in a positive way within the wetland region contained in the parcel. She added that Township resident Tom Pluto, who is with the Army Corp of Engineers, could possibly provide guidance with the parkland issue. Mr. Shea stated that he did not believe the parkland regulations were meant to protect wetlands, and that the Township has been clear to the developers that the proposed piece of land could be upgraded and benefited by the use of fee-in-lieu. General discussion ensued.

Dan Jones, representing Calvary Baptist Church, said the church is interested in sharing, since all three entities are neighbors and each is working to help the other. He said from the church’s point of view, they are creating parkland to share, since they have an abundance of that; meanwhile, the church needs public access, and they would get this via an agreement. Ms. Kresen countered that the Planning Commission was not the place to craft an agreement for what the three properties wish to do. Ms. Farkas added that she took exception to the discussions, since the issues have been discussed since the summer of 2006. General discussion ensued.

Ms. Liggett asked if the members of the Planning Commission had any questions or concerns for what would be discussed at the next day’s PRAC meeting. Mr. Weener said he had two concerns: that parkland should connect to the existing Country Place parkland in a method better than currently proposed; and secondly, an attempt to use the ponds as part of parkland would be both positive and esthetically pleasing. Ms. Kresen questioned whether the ponds could be used because of maintenance and liability issues. Ms. Farkas said that she had spoken with Greg Roth from Centre Region Parks and Recreation, and he said that CRPR could indeed maintain the ponds, that they would not pose a liability concern, and that the prospect of having the ponds could be exciting. 

Chairman Igo stated that the parties would meet with PRAC, who would give their input, and proceed from that point. Mr. Shea cautioned that before any plans could move forward clarification of the intended use of the Harvest Fields building must be made. He recounted the original plans as offered by the developers, which are contrary to what is now represented. Chairman Igo recommended that PRAC make its recommendations, and then look to other issues from there.
E. Official Map Discussion
 
Ms. Liggett reviewed the proposed Official Map, the history of details recommended on the draft map, and PC discussions. She said the next step is to publish comments, but not before review and update of the recommendations from two years ago. General discussion ensued.

Chairman Igo expressed concern that the Board indicate its preference, and that the Planning Commission receive clear guidance on what it would like to see occur. Ms. Liggett reminded the PC that the Board had approved the Official Map before circumstances halted the process. Chairman Igo asked for the Planning Commission members to indicate how they preferred to proceed.


Mr. Weener recommended that the PC update features changed because of developments that have since been established and modify the OM, then return to next month’s meeting to decide if it is satisfactory or if there need to be more changes. From there any residents directly impacted can be contacted and encouraged to participate in a visioning opportunity.

Chairman Igo reviewed the recommendation procedure established in March 2005 and recommended that PC members take time to review the document and decide on any corrections. Meanwhile, Ms. Liggett was asked to update the OM and give it to PRAC for their review. After that, Chairman Igo recommended that a date in May be set for a public hearing; then, once this is completed, he recommended the PC have one more review at their June meeting.


Ms. Kresen stated that she believed the PC had already developed a sound instrument and that rather than proceeding as suggested, the PC should set a time for adoption and work back from there. She expressed concern that the Township had already lost opportunities to influence new developments made since 2005, and wished to avoid further losses. General discussion ensued.

Mr. Weener noted that an Official Map is more a concept and not a force of law, one that gives a township a prerogative. Ms. Liggett said an OM generally outlines where things should go. Ms. Kresen said it is a tool that can be used by the Township.


By general consent, the Planning Commission will submit the proposed Official Map to the Board by its August meeting. The timeline established includes public listening sessions in May, synthesizing sessions in June, finalization in July, and presentation to the Board in August. Additionally, the Parks and Recreation Advisory Committee (PRAC) must give everything they are recommending to the PC by the April meeting. Ms. Kresen asked that the Board be informed of the Planning Commission’s intent so they are aware of it.
OLD BUSINESS
A. Hawk Ridge Preliminary Subdivision Plan

This item was withdrawn from the agenda.

March Agenda

Chairman Igo reviewed items for the Planning Commission meeting March 19th. The agenda will include the following: Ridge Overlay District Ordinance, Laurel Ridge Preliminary Plan, and the Official Map.
REPORTS
Zoning Permits:
No permits were circulated
CRPC Report:
Mr. Buckalew noted a copy of the CRPC February report each PC member had received, and noted the first application received for a Development of Regional Impact, which was made by PAWS in College Township. He noted it was recommended for approval because it is located on UAJA ground and new DEP regulations make it less problematic to use a separated system. 

Mr. Buckalew then discussed an issue concerning the CCMPO and its move to a County work organization. It is proposed that the CPRC be excluded from that process. In light of the fact that the CPRC does a great deal of work in that regard and represents the most populous municipalities in the County, the CPRC is opposed to being removed from that role.

Adjournment

Mr. Keener moved to adjourn the meeting. Chairman Igo seconded the motion. Chairman Igo adjourned the meeting at 9:48 p.m.

Submitted by,
Amy Farkas, Township Manager









5

