HARRIS TOWNSHIP

Planning Commission

REGULAR MEETING
Minutes of May 21, 2007

7:00 PM

MEMBERS PRESENT:

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

Amy Farkas, Township Manager; Todd Shea, Zoning/Ordinance Enforcement Officer; Phyllis Favorite, Staff Assistant; D.J. Liggett, CRPA; Cathy Flood, Claire and Jennifer Johnson, Bonnie 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 Mr. Keener to approve the minutes of April 16, 2007. The motion to approve the minutes was approved unanimously, 5 to 0.
PUBLIC COMMENT


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


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

OLD BUSINESS
A.  Fire Protection Ordinance

Chairman Igo reviewed three outstanding issues regarding the amendments to the Fire Protection Ordinance from the last Planning Commission meeting. They include timing Issues, lot lines as definers for water storage tank placement, and exemptions of small subdivisions. Chairman Igo noted the letter from the Township Solicitor. He asked for the PC members’ position on the issues.

Mr. Buckalew noted that while it is convenient for the developer of a parcel to delay the installation of a water storage tank, he noted the Solicitor’s opinion, as well as the concerns expressed by Mr. Shea. Chairman Igo said he believed that, while adding the option of surety instead of requiring installation at time of subdivision would complicate paperwork and procedure for staff, he believed it is achievable. Mr. Shea reiterated that the issues of tracking and ensuring a future installation are very problematic. General discussion ensued.

Ms. Farkas noted that a water tank is as much an improvement in a subdivision outside of the Water Service Area (WSA) as a road or sidewalks are in a development within the WSA would be. She said there may be a possibility that future developers within the WSA may want to defer their improvements with surety. Mr. Shea added that improvements include such features as streetlights, stormwater facilities, curbs and sidewalks which are required to be installed at the time of subdivision. Ms. Kresen suggested that small subdivisions be exempt from the requirement or seek a letter of credit. General discussion ensued.

Chairman Igo again asked the PC members’ their position. Mr. Buckalew said he believed the existing ordinance was satisfactory and was not in favor of allowing surety to be posted in lieu of installing a water storage tank at the time of subdivision. Mr. Wainright said for him the issue is whether tanks are a separate class of improvement and therefore surety could be posted. Chairman Igo said it is a difference in degree of infrastructure in his opinion. Mr. Benner asked if it could be considered a different requirement in subdivision. Mr. Shea noted it is an issue of ensuring the tank is installed as required. Mr. Benner said he preferred that the installation be made at the time of actual building, not at the time plans are submitted for subdivision. Mr. Wainright said complicating the issue is the fact that the lot line issue had yet to be resolved.

Chairman Igo said it appeared the consensus was that water storage tanks could be installed at time of development, not at time of subdivision and that surety be posted for a specific time period.


Mr. Shea gave an example of selling lots and how future surety could be avoided by those sales. Ms. Kresen disagreed and said it would be too expensive to repeatedly post surety after expiration. Mr. Shea countered that the problem remains that the Township is uninformed about such issues and therefore cannot monitor whether the procedure by owners and future purchasers has been forthright. He asked also how surety could be posted for such items as sprinkler systems if the future cost is unknown.


Mr. Wainright suggested that Centre Region Code could be charged by the Township with inspecting the installation of fire protection systems as part of its final inspection of new structures. Mr. Shea said that while sprinkler systems could be part of the inspection, water storage tanks could not, as they are not included as part of the statewide building code. He added that the Township could not ask, nor would the Code office likely be inclined, to do something that is not an aspect of the state’s building code. He added that an unintended consequence could be expense to the Township and therefore borne by residents as a whole. 

Chairman Igo said that, by general consent, the Planning Commission would recommend that the posting of surety for a water storage tank and installation at the time of construction should be an option for a development outside the WSA. Additionally the owner of the property at the time of subdivision will post surety on the placement of a water storage tank and shall install that tank at the time of construction, or at their convenience; and that surety must be posted based on the projected cost of the tank or tanks needed.

Chairman Igo asked the PC members’ position on the use of lot lines for determining placement of water storage tanks. Mr. Shea said he recommended that the placement be changed to the set-back line on the buildable portion of a lot, similar to that used to place fire hydrants. General discussion ensued.

By general consent, the PC recommended changing water storage tank placement from the use of lot lines as determiners to the use of set-back lines.


Chairman Igo asked for consensus regarding the exemption of small subdivisions and still providing for protection for the property should it be further subdivided in the future. Mr. Shea stated that both he and the Township Solicitor had concerns about permitting such an exemption. He noted that a property may initially be subdivided as a family-oriented subdivision, but properties can subsequently be sold to non-family members. Due to issues of tracking such as turnover, there are no guarantees a property would not be again subdivided, or that the required fire protection would subsequently be installed. 

Chairman Igo asked the PC’s positions. By general consensus, the PC recommended that there be no exemption for fire protection for small subdivisions. Ms. Farkas said she would provide a draft amendment for the PC to review.
B. Ridge Overlay District Ordinance


Ms. Liggett reminded the PC that it had reviewed a draft Ridge Overlay District (ROD) Ordinance at the April meeting, and comment and revision suggestions had been submitted. She reiterated that the ordinance had been based on an existing ordinance from Ferguson Township, and that it has been edited to reflect the PC’s comments as well as to be more applicable to Harris Township. She indicated that Ferguson’s ordinance is fairly restrictive and includes aspects she would not recommend for Harris Township; she particularly recommended eliminating references to existing structures and added that it would be up to property owners to understand that there may be issues with water. Ms. Liggett added that there is no conditional use process as with Ferguson’s ordinance, but if an owner chooses to build in an area with environmental sensitivities, other steps would have to be taken. She recommended that the options be to limit land disturbance or, if there is complete impact, that larger lots than currently required be mandated to protect the soils and slopes. Mr. Shea said that he would recommend an increase in the lot size requirement. General discussion ensued.

Ms. Liggett distributed a handout illustrating the properties and acreage that would be impacted with the adoption of the ROD, noting specifically that this would include approximately 175 properties. Ms. Kresen expressed concern that there are possibilities that all developable acreage is not contiguous. Ms. Liggett said owners would need to work with a soil scientist to determine the best possible land for development and that it is the scientist’s job to determine where the best required acreage is contained.

Barbara Hutchinson, Township resident, asked about access to many of the properties, asking if roads to these properties existed or if the Township planned to build more roads. Ms. Liggett replied that it is incumbent on the property owner to get access to their property and that there are strict regulations that apply. The proposed ordinance would provide for limited impact on soils or steep slopes of these properties. She noted that many of the parcels within the colluvial soils or steep slopes in question are already developed. 


Ms. Kresen expressed concern about parcels contained within soils that should be protected but are not mapped for the proposed ROD. Ms. Liggett responded that only the Forest zone is being included in the proposed ROD. She expressed her concern that there are environmentally sensitive properties not included, but noted that many of those are within the Agricultural zone and therefore have some limited protection. Chairman Igo noted that the PC had agreed to confine the proposed ordinance to the Forest zone. Ms. Liggett said that there is some protection being provided without limiting development. General discussion ensued.

Ms. Kresen remarked that property owners within the proposed district have expressed some concern. Ms. Farkas recommended that a public meeting held be held to explain the purpose of the proposed ordinance.

Cathy Flood, Academy Street, said that there will be people affected without the development of such an ordinance because existing needs would not addressed. If nothing is done there is no guarantee that existing environmental concerns will not get worse.


Chairman Igo asked that the PC continue its research while Ms. Liggett refines the engagement process with the affected property owners.

C. Official Map Discussion
 
Ms. Farkas noted that at the previous meeting Ms. Liggett had been asked to have the GIS professional add the alternate routes to the mountain, as well as any bike or pedestrian paths. Ms. Liggett noted that research had been conducted to locate some of the trails. She added that the Official Map (OM) currently is a concept. General discussion ensued. 

Chairman Igo expressed concern about the many additions the Parks and Recreation Advisory Committee (PRAC) had made to the proposed OM, noting that it had been recommended that the features proposed be kept to a minimum. Ms. Farkas recommended that there be a joint meeting of the Board of Supervisors, Planning Commission, and Parks and Recreation Advisory Committee at the second scheduled meeting of the Board in either June or July. She suggested that at that time the proposed ROD could also be discussed. The PRAC could provide the rationale for their proposed additions at this meeting. Ms. Liggett added that the OM is an amendable product; she asked that any corrections or objections that PC members might have be forwarded to her for the meeting in June.
D. June Agenda

Chairman Igo reviewed items for the Planning Commission meeting on June 18th. The agenda will include the following: the Ridge Overlay District Ordinance, the Fire Protection Ordinance, last review of the proposed Official Map, and possibly the Aikens Master Plan and the Laurel Ridge Preliminary Plan.
OTHER

Ms. Liggett distributed an update on the Centre County Long Range Transportation Plan and noted that there is a public meeting on Thursday, May 31st at 6:00 p.m. in College Township.
REPORTS
Zoning Permits:
No permits were distributed for review
CRPC Report: 
Mr. Buckalew noted that the reports for both April and May were included in the PC packets. He reported on discussion at the May meeting regarding the proposed Commercial Transitional Zoning District (C-T) in Patton Township and its impact on the Mellott property, which was proposed for rezoning from mobile home housing to the commercial property zoning that would include an affordable housing area. He said that while affordable housing was being offered as part of the new zoning, the CRPC voted to recommend against the Mellott rezoning to the C-T designation, 5 to 1, with Patton’s representative voting against. He noted that concerns included adequate commercial property in Patton Township and the possible elimination of existing affordable housing in an established community. He also noted that the issue regarding the CRPC’s representation on the CCMPO has benefited from better communication.

Chairman Igo noted that Phyllis Favorite was leaving the Township and thanked her for her contribution to the Township and the Planning Commission.
Adjournment

Ms. Kresen moved to adjourn the meeting. Mr. Keener seconded the motion. Chairman Igo adjourned the meeting at 9:43 p.m.

Submitted by,
Amy Farkas, Township Manager
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