HARRIS TOWNSHIP

Planning Commission

REGULAR MEETING
Minutes of March 19, 2007
7:00 PM

MEMBERS PRESENT:

Chairman Bob Igo, Vice-Chairman John Wainright, Edward Benner, Ronald Buckalew, Charles J. Keener, and Paul Weener. Mary Ann Kresen was absent
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; Fred Henry, Henry Surveys; and Cathy Flood, Township resident.
​CALL TO ORDER


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


Mr. Buckalew moved to place the discussion of the Antle Planning Module first on the agenda. Mr. Keener seconded the motion. The motion was approved unanimously, 4 to 0.
APPROVAL OF MINUTES

It was moved by Mr. Buckalew and seconded by Mr. Keener, to approve the minutes of February 20, 2007. The motion to approve the minutes as corrected was approved unanimously, 4 to 0.
Mr. Weener joined the meeting at this time.

PUBLIC COMMENT


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

A. ​ Antle Planning Module

Ms. Liggett noted that Henry Surveys had submitted a Component 1 Planning Module for the Charles E. Antle Subdivision and Lot Addition along West Branch Road. The plan proposes on-site sewer and water for the two existing lots, as well as for a newly created Lot #2. Ms. Liggett added that on-lot septic sites for two existing lots were previously identified, and the Component 1 planning module provides for replacement sewage disposal areas for both lots; also, the planning module identifies primary and replacement sewage disposal areas for Lot #2. Ms. Liggett said she recommends that the Component 1 Planning Module be executed by the PC Chairman, and forwarded to the Board and DEP for approval. General discussion ensued.


Mr. Keener moved to recommend approval of the Component 1 Planning Module for signature by the Planning Commission Chairman, and that it is forwarded to the Board of Supervisors and Department of Environmental Protection for approval. Mr. Benner seconded the motion. The motion was approved unanimously, 5 to 0.

B.  Fire Protection Ordinance

Van Winter, Boalsburg Fire Chief, noted that there are areas of concern regarding the current fire ordinance that were recognized at the Board meeting on March 12th. He identified five issues that need to be addressed and reviewed each, giving the criteria for the recommendations. The areas included are:
1. Sprinkler systems

     Chief Winter noted that this option for fire protection was inadvertently omitted during the last fire protection discussions, although it had been considered. He added that this is cost effective to a property owner with a given limited square footage. Mr. Wainright cautioned that few insurance companies will cover a homeowner should failure of a system and subsequent water damage occur. By general consent, the PC agreed sprinklers should be an option.
2. Tank ownership and maintenance and 3. Timing of tank installation
     Chief Winter said there are several questions regarding the practicability of the Township owning the fire protection water storage tanks and maintaining them, as well as the timing of such installations.

    He noted that another municipality does determine the placement of tanks within the right-of-way and subsequently takes ownership. Mr. Weener said he did not believe it was in the Township’s best interest to take such involved management of residents’ fire protection in that way. 
     Chief Winter said another concern is how to determine the timing for when a tank is installed and to insure that it is installed. He suggested that the installation requirement be placed on the original set of plans, or that there is a requirement to install sprinklers when a structure is built. Mr. Shea noted that at this time it is a subdivision regulation that surety must be posted if a tank is not immediately installed on a property; if not, signatures are not executed.

Chairman Igo asked how the other municipality deals with inspections and maintenance of the tanks. Chief Winter said Centre Region Codes office is responsible for checking the tanks quarterly, and that in Harris Township the fire company fills the tanks.


By general consent, the PC made no change to ownership of storage tanks or to requirements for their installation.

4.  Use of lot lines instead of structures in determining tank placement and 

5.  Sharing of tanks for fire protection

Chief Winter expressed his concern about the use of lot-lines-only to determine the distance point for placement of water storage tanks. He said that lot lines are many times not proximate enough to the structure, particularly if a parcel is large and a structure is placed at the most distant point of that parcel. Additionally, changing the required distance to that which is based on proximity to the structure alone must be carefully regulated so that access to the structure is taken into the concern, and not merely sight distance. Mr. Shea noted that the requirement of a tank being placed 750 feet to the lot line was not thoroughly expanded at the time it was developed for the ordinance, and is being interpreted in different ways; he affirmed that the ordinance needs strengthening. He added that the current ordinance requires every property owner in the Agricultural and Zoning districts that does not have hydrant protection to have a storage tank installed. General discussion ensued.
Chairman Igo expressed reluctance to proceed further in making recommendations concerning the issues of lot lines and sharing of water storage tanks without some guidance from the Board. Ms. Farkas said she would give the Board an update, and note that the Planning Commission would like direction on these issues.

OLD BUSINESS
A. Laurel Ridge Preliminary Land Development Plan

This item was withdrawn from the agenda.
B. Ridge Overlay District Ordinance


Ms. Farkas reminded the PC about the presentation from Todd Giddings regarding the benefits of a Ridge Overlay District (ROD), and that the PC was asked to review the information on the subject in order to discuss the direction of a possible ordinance. She added that the Board would like to have the item fast-tracked, with the hope of having an ordinance to propose at the Board’s May meeting.


Ms. Liggett reviewed suggestions, based on Ferguson Township’s ordinance, and said it could be adopted with some changes. She recommended the use of colluvial soils to determine the overlay district, with perhaps a second zoning designation, such as “agricultural-forest overlay district”. Ms. Liggett added that what the PC is currently calling “Ridge Overlay” could be renamed something more appropriate, since not all colluvial soils are limited to steep slopes. She cautioned that, despite the final decision, there need to be improvements to the existing steep slope ordinance. 

Mr. Wainright said that it appeared that there were two ordinances being discussed, one covering protecting the groundwater, and the other involving aesthetics. Ms. Liggett said that she did not recommend involving aesthetics in the ROD ordinance and that the PC should instead look at the current steep slope ordinance, and evaluate the use of colluvial soils as a ROD determiner.

Chairman Igo said the original intent of the ROD was to protect water resources, preserve woodlands, and protect viewscape. Ms. Liggett said she did not recommend phrasing an ordinance to deal with aesthetics, but rather limit it to steep slopes and colluvial soils. Ms. Farkas added that the goal of the ordinance is to have something to protect the ridges from development, and to make it enforceable. She cautioned that there may be a need for a soil specialist. Mr. Shea said he believed that the original intent was to limit development of the slopes, and that by including colluvial soils more area would be encompassed. He questioned whether the intent was to protect steep slopes and not all areas where there are colluvial soils. General discussion ensued. 

Chairman Igo asked the Planning Commission members to make their recommendations to staff, who in turn would develop a concept. Staff would then present those recommendations to the PC in April. Ms. Farkas said she would look at all options to develop something that can be enforced.

C. Official Map Discussion
 
Chairman Igo noted that the Parks and Recreation Advisory Committee (PRAC) was to discuss the Official Map at its upcoming meeting, and prior to revising the map to reflect changes since the process started, staff had expressed their preference to make any other changes and then provide a revised map for the PC’s April meeting.

Mr. Keener questioned the value of connectivity that seemed to be emphasized. Ms. Liggett responded that interconnectivity provides multiple access ways, access for municipal services, emergency services, social structure, and feeling of neighborhood. Mr. Wainright questioned the use of roads, and suggested using bike paths and sidewalks. Ms. Liggett reminded the members that roads are needed for safety services as well as that of trash removal. 

Chairman Igo asked that any additions proposed for the Official Map are sent to Ms. Liggett and Ms. Farkas. He said the OM would be updated and reviewed at the April meeting.

D. April Agenda

Chairman Igo reviewed items for the Planning Commission meeting on April 16. The agenda will include the following: Ridge Overlay District Ordinance, Laurel Ridge Preliminary Plan, Hawk Ridge Preliminary Plan, Aikens Master Plan, the Official Map, and Fire Protection. 
REPORTS
Zoning Permits:
No permits were circulated
CRPC Report: 
Mr. Buckalew noted that each PC member had received a copy of the CRPC March report. He noted that the meeting focused on presentations by Carl Hess of the State College Borough regarding the proposed disposal of the former State College Municipal Building, as well as proposed revisions to its Zoning Ordinance which would expand the mandating of pedestrian oriented uses.

Additionally, the CRPC reviewed proposed revisions to the Borough’s Mixed Use Overlay District and the Downtown Vision and Strategic Plan. 



Adjournment

Mr. Keener moved to adjourn the meeting. Chairman Igo seconded the motion. Chairman Igo adjourned the meeting at 9:08 p.m.

Submitted by,
Amy Farkas, Township Manager
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