HARRIS TOWNSHIP

Planning Commission

Regular Meeting Minutes 

 June 16, 2008

7:00 PM

Members in Attendance:

Bob Igo, Chairman






John Wainright, Vice-Chairman






Mary Ann Kresen






Ronald Buckalew






Paul Weener






Charles J. Keener





Edward Benner

Staff in Attendance:

Amy Farkas, Manager






Todd Shea, Zoning Ord/Enforcement Officer






D.J. Liggett, CRPA Senior Planner

Public in Attendance:

Paul M. Rittenhouse, Sr., Harris Twp. resident






Bruce C. Rittenhouse, Harris Twp. resident






Paul M. Rittenhouse, Harris Twp. resident





George Arnold, Harris Twp. resident






John Sepp, Rockey Farm






Garry McShea, Harris Twp. resident






Sebastian DeGregorio, CRPA






Chris Lee, Harris Twp. Board of Supervisors






John Sepp, PennTerra Engineering






Olga Levi, Rockey Farm

A CALL TO ORDER:

Chairman Igo called the June 16, 2008 Harris Township Planning Commission meeting to order at 7:00 PM.  
APPROVAL OF MINUTES:






Mr. Buckalew moved to approve the 






minutes of the May 19, 2008 meeting.  Ms. 





Kresen seconded the motion.  It was 






approved unanimously.  

PUBLIC COMMENT:

There was none.  

NEW BUSINESS:

There was no new business.

OLD BUSINESS:


A.
MODEL STREAM BUFFER ORDINANCE:

Ms. Farkas introduced Sebastian DeGregorio from the Centre Region Planning Agency.  Mr. DeGregorio was present to discuss the revised model stream buffer ordinance.  Mr. DeGregorio said that model stream buffers sit next to a body of water and that they help the ecosystem.  Mr. DeGregorio briefed the Planning Commission on the recent updates to the ordinance and provided them with a revised copy.  
Mr. DeGregorio reviewed a few of the changes that had previously concerned the Planning Commission and noted that they will have the option of only selecting parts of the model ordinance that they feel would be necessary and applicable to Harris Township.  
Mr. Weener asked about wetlands.  He said it is stated in the draft ordinance that wetlands intercept all surface water runoff.  He felt that there was a problem with defining a buffer area that includes wetlands.  Mr. DeGregorio said the purpose of the ordinance is to cover wetlands and steep slopes.  Mr. Weener’s concern was that there are numerous wetlands that are not delineated and should not be included in the ordinance.  Mr. DeGregorio pointed out that some maps outlining wetlands are outdated.  He said they rely on data they receive from the county as well as from the national wetlands inventory.  Ms. Liggett suggested the language be changed to identify what the procedure would be when a development comes across a wetland area that has not been identified.  Mr. Shea said the subdivision and land development regulations state that the areas have to be labeled on the subdivision land development plans regardless if they have been delineated or not.  
Mr. Buckalew inquired what the penalties would be if found in offense of the ordinance.  Mr. Shea said it would be considered a summary offense and a fine would be given through the District Justice.   
Ms. Kresen said the ordinance is too all encompassing.  She understands the need for it, however, she feels that it is too limiting.  She feels that it will be unduly burdensome on people that want to develop their land.  Chairman Igo also stated that he is concerned for the small property owner.  Mr. DeGregorio suggested that when it comes time to adopt the ordinance the Township should consider which version of the ordinance is reasonable and what is too burdensome on property owners.  He pointed out that the copy of the ordinance is just a model ordinance.  Harris Township can adopt only what they feel is necessary and applicable.  
Garry McShea said that as a Harris Township property owner, he would be very affected by the ordinance if it is adopted.  He said there are individualized situations that the ordinance should not apply to, or could not.  He said he has always been a responsible property owner and developer in the Township.  However, he does not feel that it would be justifiable to take out up to 200 feet of land he owns along a stream to create the buffer zone.  It would be very burdensome to him.  
Ms. Farkas said the Board of Supervisors will review the Planning Commission’s comments at their July 14th meeting.  

B.
DESIGN FOR HARRIS TOWNSHIP:

Ms. Farkas said that at the request of the Planning Commission Bob Crum, Director of the Centre Regional Planning Agency was present to help with the design for community concept.  Mr. Crum said it was his understanding that at its last meeting the Planning Commission spent a considerable amount of time discussing how best to tackle Design for Community.  
Mr. Crum asked the Planning Commission to answer this question: what do they consider to be important characteristics for a healthy and attractive neighborhood?  He said when they reach approximately fifteen ideas then they will bring it to a vote to determine the top five or six best options.  He said when the process is finalized he and Ms. Liggett will then compare the chosen characteristics to each zoning district in Harris Township to determine the best place to work.  

Mr. Keener said he is concerned with complete streets.  He said too many people will walk in the street or drivers will run through stop signs.  They should be more official or enforced.  
Privacy and nature were important characteristics to Mr. Weener.   

Mr. Buckalew said he too is concerned with privacy, but also with relationships between neighbors.  Mr. Wainright suggested possibly staggering homes on lots in order to foster more interaction.  Further, he suggested having homes located in a place that promote privacy, with staggered setbacks that encourages neighborliness.  
Mr. Benner’s opinion was that fire and police protection are important characteristics.  

Mr. Wainright said a neighborhood gathering or connecting place is important.  An example of such a place could be a community green, or park area.  

Chairman Igo said the local economy is of importance to him.  Ms. Kresen stated that having residents who are personally invested in their property and their community is an important characteristic.  She pointed out that there is still a place for a transient crowd, only without the attitude that lacks responsibility for the place because it is not something they own.     

Mr. Crum instructed the Planning Commission to think of ideas of physical landscapes that would encourage such characteristics.  Some suggestions were street trees, walking and bicycling, trans CATA bus service, businesses with wireless connection capabilities, a general store, common green space, interconnectivity between the various distinct neighborhoods with complete streets and sidewalks, community institutions, schools, churches, flexibility in house and lot sizes, easily recognizable community attractions, and a sustainable local economy with small businesses.  Mr. Keener pointed out that diversity cannot be too extreme in order to maintain the value of each home.  
Mr. Crum suggested incorporating boulevard streets.  Ms. Farkas suggested street lights.  Ms. Liggett suggested restoring and preserving the historic areas of town.  
The Planning Commission voted on their options.  The highest priority to the majority was a community or neighborhood gathering point.  This would include things such as parks or town greens.  Chris Lee, Chairman of the Board of Supervisors, suggested that there should be access to this place but not mobility through it.  
Mr. Crum informed the Planning Commission that he has enough information from them to draft a mission statement.  Mr. Weener asked if this would be developed into an ordinance that would require all future developments to be built according to it, or how exactly these ideas were going to be implemented.  Mr. Crum said in order to answer that question he and Ms. Liggett will compare the discussed characteristics with the regulations for each zoning district in Harris Township to determine which support this kind of development and which discourage it.  

C.
OPEN SPACE – RURAL CLUSTERING ORDINANCE 



AMENDMENT DRAFT:

Ms. Farkas said in April the Board of Supervisors endorsed the concept of the amendment to the Rural Clustering regulations, meaning that the development of regional impact application process is now progressing.  The Centre Region COG General Forum will review and act on the application at its September meeting.  In the meantime, she said the Township should continue its work on the ordinance amendment.  

She said Staff provided the Planning Commission with a first draft of an ordinance amendment at its February meeting.  In March much of the conversation centered on the commercial component and workforce housing units.  

Ms. Farkas reminded the Planning Commission that they originally discussed workforce housing as it relates to amending the open space requirements.  They also discussed having a commercial unit.  Mr. Wainright suggested that workforce housing should be clearly defined.  Mr. Weener suggested that the commercial unit should be provided as an option not a requirement.  It should only be considered if it is deemed economically feasible.  
Mr. Shea recommended taking the lower impact commercial uses allowed in the PRD and applying them to the amendment.  He pointed out that the Planning Commission will want to be careful not to promote high traffic and high impact commercial uses that will in turn promote light pollution and traffic concerns.  Chairman Igo suggested that the commercial component should be something to compliment the development.  
Ms. Liggett said she will look into uses that are similar to the PRD and bring the information to the next meeting.  She said she will keep her search to low impact uses.  She will look into limiting it to a percentage of the development, such as 10 percent.  Ms. Kresen said it might be too premature to look into that as it has been difficult in the past to require people to build a commercial component.  
John Sepp, PennTerra Engineering, suggested that it should be mandatory for a larger tract.  Ms. Kresen pointed out that having it as optional has failed in the past.  She suggested making it mandatory and then evaluating it after a certain amount of time to determine if it is profitable.  
Olga Levi, developer of the Rockey Farm, does not think it should be mandatory.  She said there is much to consider in order to ensure that the commercial component will be a profitable and feasible business.  

Chairman Igo asked Ms. Kresen to provide language that would make a way for meeting in the middle.    

Paul Rittenhouse, Harris Township resident, said limiting the proposed ordinance amendment to areas that are only in the sewer service area is discriminatory.  Ms. Farkas pointed out that the Planning Commission is trying to direct growth within the Regional Growth Boundary.  
Mr. Benner pointed out that the data from the survey returned by Township residents supports differing views from the Planning Commission on what they consider to be important characteristics of the Township.  He said it is important to consider what residents look for in the future for the Township.  
Ms. Liggett handed out some information on workforce housing to the Planning Commission members.  

D.
AGENDA FOR JULY:

Chairman Igo said the Planning Commission should continue discussion on the Rural Clustering Ordinance Amendment, with the objective of finalizing the commercial component and finalizing the workforce housing option.  Also, they will continue discussion on Design for Harris Township.  Ms. Farkas said the Board has asked the Planning Commission members to be present at their July 14th meeting to provide an update on the progress of their 2008 work plan.  

REPORTS:

Zoning Permits:

The zoning permits were circulated for review. 

CRPC:

Mr. Buckalew said the CRPC reviewed the stream buffer ordinance and is in support of it.  
ADJOURNMENT:







Mr. Keener moved to adjourn the 






meeting.  Ms. Kresen seconded the 






motion.  Chairman Igo called the 






meeting adjourned at 9:41 PM.  

Respectfully Submitted,

Amy Farkas

Township Manager
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