HARRIS TOWNSHIP

Planning Commission

Regular Meeting 

Minutes of November 19, 2007

7:00 PM

MEMBERS PRESENT:

Chairman Bob Igo, Vice-Chairman John Wainright, Ronald Buckalew, Charles Keener, Edward Benner and Paul Weener.  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 Robert Watts, Harris Township Traffic Engineer; Sebastian DeGregorio, Centre Regional Planning Agency; Michael Tanitsky, resident; Barbara Hutchison, resident; Larry Hutchison, resident; Tom Songer, Torron Group; John Sepp, PennTerra Engineering; Galen Dreibelbis, Hawk Ridge; Paul Ritz, Academy Street resident; Cathy Flood, Boalsburg Alliance; Lysa Holland, resident; Paul Rittenhouse Sr., resident; Elaine Kunze, Academy Street resident; Donald Kunze, Academy Street resident and Bill Mader, P.G., Blazosky Assoc. Soil Scientist.  
APPROVAL OF MINUTES:
Mr. Keener moved to approve the minutes of the October 15th Planning Commission meeting.  Mr. Wainright seconded the motion.  It was approved unanimously.  
PUBLIC COMMENT:
There was no public comment. 
NEW BUSINESS:

A. 
MODEL STREAM BUFFER ORDINANCE:

Ms. Farkas said the Centre Region COG has prepared a model stream buffer ordinance for consideration by the municipalities.  She said the Board of Supervisors referred the ordinance to the Planning Commission for review and comment.  She added that all comments are due back to the COG by December 10th.  She said Sebastian DeGregorio from the Centre Region Planning Agency is present to explain the intent of the ordinance and to answer any questions the Planning Commission may have.  
Mr. DeGregorio gave a power point presentation of the model stream buffer ordinance.  He said the Riparian buffer is defined as an overlay zoning district consisting of: 

“Areas surrounding municipally designated surface water bodies, including but not limited to creeks, streams, lakes, intermittent watercourses and wetlands that intercept surface water runoff, wastewater, subsurface flow, and/or deep groundwater flows from upland sources and function to remove or “buffer” the effects of associated nutrients, sediment, organic matter, pesticides, or other pollutants prior to entry into surface waters.  A riparian buffer area may also provide wildlife habitat and corridor connections, control water temperature and attenuate flood water flow.  The riparian buffer areas may or may not contain trees and other native vegetation at the time of ordinance enactment.”
Mr. DeGregorio reminded the Planning Commission members that this is just a model ordinance and Harris Township does not have to adopt it in its entirety; they may tailor the ordinance to best fit the needs of the Township.  
Ms. Farkas said Planning Commission members may submit their comments to her by December 5th for inclusion in the Board of Supervisors packets.  

Mr. Weener questioned why Tannery Run was not on the map as it has continuous flow throughout the year.  Mr. DeGregorio said they may digitize and add it to the map if that is what the Planning Commission prefers.  He said the data was not collected by the Planning Agency and therefore they cannot change it.  Mr. Weener said he is generally in favor of the ordinance but said there needs to be a common definition of what kind of streams it covers and the width of the buffer.  General discussion ensued.  
The Planning Commission said they will send the rest of their comments to Ms. Farkas to be prepared for the Board of Supervisors meeting.  

OLD BUSINESS

A.
 HAWK RIDGE PRELIMINARY SUBDIVISION PLAN:

Mr. Shea said on October 29th the Township received a 5th review from PennTerra Engineering and he said that only three of the comments from his October 10th review have been addressed.  He said that Staff does not agree with all that has been proposed.  Ms. Liggett said the issue of traffic has not been addressed.  She said the issue of parkland remains as there is still no allowance for posting surety.  She said the new set of plans did not include any changes and she added that her review letter from October still stands.  Mr. Franson said the stormwater issue has been addressed but he thinks it could be improved.  

Chairman Igo asked that the Planning Commission discuss the issue of parkland.  Mr. Shea said there has been no positive feedback from Staff regarding the developers request to post surety.  Mr. Weener said he does not think posting surety should be considered and said the developer should give land or fee-in-lieu.  Ms. Farkas said that Staff does not recommend posting surety and suggests that it is difficult to accept land if it were offered, because of the uncertainties of phase two.  She said that if parkland were to be developed it would consist of a linear trail park, not a typical playground park.  
Chairman Igo inquired on the progress of the traffic study.  He said he wanted to know details of each option.  Those being considered are to install a four way stop sign or to remove nine parking spaces.  He asked for sketches of each plan for the next Planning Commission meeting.  

Mr. Watts said he does not have any new information from the developer’s consultant but he will be meeting with them tomorrow to discuss a possible third option that would minimize the number of parking spaces lost.  He said he felt it would be appropriate for them to provide a sketch that would show what they are proposing and how it would affect residents in the area.  Chairman Igo said in regards to the traffic issue the Planning Commission is requesting a proposal from the developer.   

Ms. Farkas said on November 29th they will be holding a meeting between Mr. Songer and Mr. Dreibelbis to discuss issues with Emma Court.  
Mr. Franson said Emma Court, on the side of Springfield Commons, is 24 feet wide with parking on one side.  He said it was developed in 2003 before the current ordinance which requires a street to be 28 feet to have parking on one side.  Mr. Franson said he supports the waiver requested by Mr. Dreibelbis to allow parking on one side of the street with only 24 feet of width, because it continues to a pre-existing road with those conditions.  He recommends that if the waiver is approved that the conditions for which it is approved should be spelled out.  Ms. Liggett said that she supports Mr. Franson and also said that it should be done contingent on the conditions for allowance be spelled out.    
Chairman Igo asked about the progress of sidewalks and trees.  Ms. Liggett said that she does not support having the homeowner install sidewalks when the lots are purchased because the Township will run the risk of having incomplete increments of sidewalks.  Mr. Shea said the developer proposed that the individual lot owner would construct the sidewalks, and the developer would complete the sidewalks when 85 percent of the total length has been installed.  Mr. Shea said Staff is not comfortable with 85 percent and recommended the Planning Commission request something closer to 50 percent.  Mr. Franson said that the ‘no parking’ side will remain the same on each side of Emma Court.  
Mr. Weener moved to require that when 50 percent of the linear length of the sidewalk is completed the developer will install the remaining 50 percent.  Mr. Buckalew seconded the motion.  It was approved unanimously.  

Ms. Liggett said the developer also wants to post surety for trees.  She said Mr. Dreibelbis does not want to plant trees until after the majority of the lots are sold and developed to avoid planting a tree that will need to be removed in the case the owner will want to put a driveway there.  Mr. Shea said Staff recommends accepting surety in place of planting trees although he requested that the developer meet with the Shade Tree Commission to get specific recommendations.  
Mr. Dreibelbis said he feels that it would be in the best interest to accept surety in place of parkland because of the uncertainty of the second phase.  He said the Township only has three years to spend the fee-in-lieu whereas surety may be renewed every year.  He said in regards to the traffic study, he felt as though they have complied by indicating which options the Township may have.  Mr. Dreibelbis said he feels that posting surety should not be a problem for sidewalks and trees and said that landscaping and sidewalks should be completed with the development of the individual lot.    

On the issue of stormwater, Mr. Dreibelbis said they have accepted Mr. Franson’s recommendations and said they do not want to take excess water onto Academy Street.  John Sepp, with PennTerra Engineering, said their first option is to build another detention basin to further throttle back the water to meet the predevelopment flows on Academy Street.  He said it could fit right above lot 7.  He said it would collect runoff from the private drive and pick up over land flow.  He said it would meet the stormwater management plan.  He said they also ran the calculations on the current basin.  He said there is a 5 percent margin of error, but by cleaning out the channel it will more than fix the margin.  Mr. Franson asked for a larger trash rack and said it will go a long way to make improvements.  He said no waste will be added to the existing stormwater system by this development.  Mr. Sepp said the calculated increases are based on computer software and the end results are conservatively higher than actual increases, all within the 5 percent margin.  Mr. Franson said based on the Township’s budget, the plan is very nice as it saves the Township money and produces better results.  General discussion ensued.  
Mr. Benner asked if the calculations were based on the soil in place now or other soils.  Mr. Franson said they are from the current soils.  

Chairman Igo asked Mr. Franson if he is comfortable with the review.  Mr. Franson said there are a small number of minor questions yet to be answered but he is mostly satisfied.  

Paul Ritz, a resident of Academy Street, said flooding happens consistently and he said he knows that it will only worsen with additional development.  He said the channel would need constant cleaning to keep it clear.  He said this is not something that only needs addressed every ten years or so, but has been an ongoing problem and a new development will only add to the issues.  
Lysa Holland, a resident of Academy Street, said she appreciates that the Planning Commission is looking at the issues but she said she has tried for years to get help from the Board of Supervisors to fix the stormwater issue. She said the Township has not been supportive for the last several years.  She said the Township has not done its job and does not think the responsibility should be put on the developer to come up with a solution.  She thinks that additional development is not the answer and begged the Planning Commission to plan responsibly.  

Cathy Flood, a resident of Academy Street, said she has concerns with the developer coming in and cleaning out the channel and inquired if the Township will take over the stormwater issue if the developer does not follow through with the proposed project.  She asked if a second retention pond would be a better solution.  
Chairman Igo noted the issue being discussed is the proposed development and he said he trusts the Board of Supervisors and Staff to address Academy Street’s stormwater management problem.  Mr. Franson said that it is on private property and the Township would have to obtain an easement before being able to touch the existing storm channel as it would be illegal to enter the property.
Donald Kunze, a resident of Academy Street, said that he was assured that the water would be draining elsewhere but in fact it seems all water will be going to Academy Street.  He said he respects the motive of the developer.  He said as it is now, the stormwater system is working at capacity or exceeding its capacity, and he said that Academy Street is fragile.  General discussion ensued.    

Mr. Franson said as far as the traffic study goes, the Township needs a sketch that goes through the details of each option.  Mr. Weener asked whose responsibility it is to obtain that information.  Mr. Watts said it is not up to the Planning Commission to facilitate that process, but it is up to the developer’s traffic consultant.  Mr. Franson said the Township will review a proposal but is not responsible for designing it.  Chairman Igo asked how long it is expected to take for the traffic consultant to process the study.  Mr. Watts said once they start on it, it could only be a matter of days, and should be ready for the next Planning Commission meeting.  General discussion ensued.  
Ms. Liggett inquired of Mr. Dreibelbis if posting surety was considered by the Planning Commission how then would a trail be kept track of.  She said if they were to accept surety, given the uncertainties of phase two, they do not know if they will even have land to build on with the money from surety.  Mr. Dreibelbis said the Township can choose to renew surety every year or they may not choose to renew surety and then request the land to build a park.  

Ms. Farkas suggested in place of surety, considering the Planning Commission will not likely accept surety, that they dedicate an easement path along the private part of Academy Street that reaches phase one.  Mr. Dreibelbis said he will consider it and let the Planning Commission know by their next meeting.  
Mr. Sepp handed the Planning Commission a letter indicating a time extension has been issued.  Mr. Dreibelbis said they accept the requirement of Mr. Weener’s motion stating that when 50 percent of the linear length of the sidewalk is completed the developer will install the remaining 50 percent.   
Mr. Weener moved to table the matter to the December Planning Commission meeting for further discussion.  Mr. Keener seconded the motion.  It was approved unanimously.  

B.
 RIDGE OVERLAY DISTRICT ORDINANCE COMMENTS:

Ms. Farkas said the public meetings held for the ridge overlay district ordinance on October 30th and November 5th went very well.  She said the Township notified 135 property owners and talked with approximately thirty of them at these meetings.  She said that the comments received were included in the Planning Commission member’s packets for review.  She said a resounding comment which will probably be the biggest issue to discuss is that many of the property owners felt that a ten acre minimum lot size for development is too restrictive.  She said if the Commission desires, they may hold off on discussion until next month’s meeting to further review the comments from the public.  Ms. Liggett said she would compile some information regarding the ten acre minimum lot size for the Planning Commission.  Chairman Igo said they will further discuss this matter at next month’s meeting.  
C. 
OFFICIAL MAP COMMENTS:

Ms. Farkas said that two public meetings were held to discuss the Official Map with residents of Harris Township.  She said their comments were compiled and included in the Planning Commission member’s packets.  She said the Planning Commission may take time to review all comments and at next months meeting the Commission may discuss them and decide if any changes to the map are warranted.  She said the matter was well received by residents and they only encountered a few minor concerns.  She also noted that the Parks and Recreation Advisory Committee will review the comments pertaining to parkland and pedestrian/tree trails at their next meeting.  
D. 
FERGUSON TOWNSHIP OFFICIAL MAP:

Ms. Farkas said Ferguson Township has recently proposed several amendments to its Official Map, which was last formally adopted in 2002.  She said the main impetus for this update was the agreements to revise the extension of Blue Course Drive to eliminate its future connection with Route 45.  Ms. Liggett briefly reviewed the revisions with the Planning Commission and noted it had no impact on Harris Township.  
E. 
NOMINATING COMMITTEE:

Mr. Keener moved to nominate Mr. Buckalew and Mr. Weener to serve on the nominating committee for 2008.  Chairman Igo seconded the motion.  It was approved unanimously.  
AGENDA FOR DECEMBER:

Chairman Igo said at next months meeting they will discuss the Official Map, the Hawk Ridge Preliminary Subdivision Plan, the Ridge Overlay District, and hear a report from the nominating committee.  

REPORTS:

Zoning Permits:

Zoning permits were circulated for review. 

CRPC:

Ronald Buckalew said they discussed Ferguson Township’s Official Map issues.   He said the other issue discussed was the model stream buffer ordinance.  
ADJOURNMENT:

There being no further items to discuss, Mr. Keener moved to adjourn the meeting at 10:16 PM.  Mr. Wainright seconded the motion.  It was approved unanimously. 
Respectfully Submitted,

Amy Farkas

Township Manager 
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