HARRIS TOWNSHIP

Planning Commission

Regular Meeting Minutes 

 March 17, 2008

7:00 PM

Members in Attendance:

Bob Igo, Chairman






John Wainright, Vice-Chairman






Paul Weener






Ronald Buckalew






Ed Benner






Charles J. Keener





Absent:



Mary Ann Kresen


Staff in Attendance:

Amy Farkas, Manager






Todd Shea, Zoning/Ord. Enforcement Officer






D.J. Liggett, CRPA Sr. Planner






Suzanne Shirvani, Administrative Secretary

Public in Attendance:

Erica Belser, Centre County Housing & Land 





Trust





George Khoury, Centre County Housing & 





Land Trust






Sally Lenker, Centre County Housing & Land 





Trust






David Peck, Uni Tec Consulting Eng., Inc. 






Tom Songer, Torron Group






Tom McNichol, Harris Twp. resident






Robin Becker, Harris Twp. resident






Elaine Kunze, Harris Twp. resident






Don Kunze, Harris Twp. resident






Cathy Flood, Boalsburg Alliance






Jacki Rutter, Boalsburg Alliance






Paul Painter, Boalsburg Alliance






Galen Dreibelbis, Hawk Ridge Development






Diane Farr, Boalsburg Alliance





John Sepp, Hawk Ridge Development






Lysa Holland, Boalsburg Alliance

A CALL TO ORDER:

Chairman Igo called the Harris Township Planning Commission meeting to order at 7:00 PM.  

APPROVAL OF MINUTES:






Mr. Buckalew moved to approve the 






minutes of the February 19, 2008 Planning 





Commission meeting.  Mr. Wainright 






seconded the motion.  Motion passed 





unanimously.  

PUBLIC COMMENT:


1.  Tom McNichol, Harris Township resident, feels that it has been overlooked that Boalsburg is a village.  He said at the last Board of Supervisors meeting there was much debate on how to approach the issue of traffic at the intersection of Academy Street and Main Street.  He feels that the Planning Commission needs to look at the standards for fitting cars on the village roads as they are too small to accommodate cars and began by accommodating coaches.  
NEW BUSINESS:


A. 
OPEN SPACE – RURAL CLUSTERING ORDINANCE 



AMENDMENT DRAFT:

Mr. Shea stated that after last month’s meeting, staff discussed and composed a first draft of an ordinance amendment to address the changes requested by the developer for reduced open space in a cluster development where public sewer is available.  Since that time staff has clarified a few issues with the first draft and prepared a second draft for review.  
Mr. Shea said that the only aspect of the Planning Commission discussion not included in the draft is the commercial component, which was open-ended at the close of the February meeting.  The Planning Commission seemed to be in agreement that there should be a commercial component to such developments when they are of a certain scale, but the discussion did not detail the level of commercial that was appropriate or how to incorporate that into an ordinance amendment.  

Mr. Shea said there are two major differences in the two drafts.  He said the first change is as follows:

Section 5.3.1.5.1, When a property zoned Agricultural, Forest, or Rural Commercial is located within the Sewer Service Area, the open space requirement of these provisions may be reduced to thirty percent; density of residential development may be increased, but in no case shall density in such developments exceed two dwelling units per acre.”  

The other change was in the first amendment where staff originally proposed to add a maximum lot size of 33,000 square feet for the lots to be developed using the clustering provisions on tracts utilizing public sewer using the 30 percent open space provision.  In the second draft this was omitted.  

Mr. Weener requested that the wording be changed in section 5.3.1.5.1 to something less ambiguous.  He asked that it be connected with, or give reference to, section 5.3.1.1 to address the issue of the number of dwelling units which may be placed on the tract and how that number is calculated.  Mr. Shea said staff could make that change.  
Chairman Igo brought up the issue of asking/requiring a developer to establish some form of a commercial entity if the amendment is made.  They talked about a convenience store or small shops to service the neighboring communities while excluding uses such as a gas station or fast food chain restaurant.  Mr. Shea pointed out that for a commercial component to be successful on any large scale a higher density population is necessary.  General discussion ensued on allowable commercial uses.  
Chairman Igo inquired how specific the Planning Commission needed to be with amending the ordinance.  He asked if they could include language that would allow for flexibility for future considerations.  Mr. Shea pointed out that included in the beginning of the Harris Township ordinances is a statement that claims if a use is not expressly permitted, then it is assumed to be prohibited.  However, the zoning officer is given the authority to interpret the ordinances in a manner that they see fit, with some limitations.  He recommended being as specific as possible.  Ms. Liggett recommended putting a cap on how much of the property may be designated for commercial uses.  Mr. Shea suggested allowing for less than 10 percent of the gross total tract to be used commercially since PRD’s are permitted 10 percent of the tract to be commercial and the underlying zoning district in this amendment is less dense.   

Mr. Weener said he would be against stipulations in the amendment that would require a developer to provide a commercial component.  

Ms. Liggett stated that there are currently four other properties that are zoned Agricultural and are included in the Sewer Service Area that this amendment could affect.  One is the Elks Club Property, which consists of 146 acres, and likely will not be developed.  The second is the Boalsburg Technology group, which is 14 acres, a property on the corner of Bear Meadows Road that is 14 acres, and a property that is part of the Hunt Ridge Manor development that consists of 26 acres.  She said therefore, it would not make sense to require, for example, 5 percent of a development to consist of a commercial entity, because 5 percent of 14 acres is not reasonable for a business.  
Mr. Wainright said he does not support imposing a requirement for a commercial component on the developer.  





Mr. Keener moved to approve the changes 





in the draft amendment which includes a 





change in section J., 5.3.1.1 and section B., 





5.3.1.5.1.  Mr. Buckalew seconded the 





motion.   





Mr. Wainright moved to table the motion 





to the next Planning Commission meeting.  





Mr. Benner seconded the motion.  The 





motion passed unanimously. 
OLD BUSINESS:


A.
BENJAMIN HEIGHTS PRELIMINARY SUBDIVISION PLAN AND 


SEWAGE FACILITIES PLANNING MODULE:

Chairman Igo said at last month’s meeting, the Planning Commission discussed this plan which proposes the creation of 5 residential lots from the 9+ acre tract south of Springfield Commons on Torrey Lane.  A revised plan was submitted and reviewed.  

He stated that a Component 1 planning module has been submitted for the Benjamin Heights plan.  The parcel is within the Forest zoning district and is outside the Regional Growth Boundary and Sewer Service Area.  The plan proposes on-site sewer and water for five proposed lots.  The Component 1 planning module identifies primary and replacement sewage disposal areas for all five lots.  

Mr. Shea said most remaining outstanding comments are minor in nature and consist mainly of signatures.  Ms. Liggett said her comments on the planning module have been addressed.  

Mr. Peck, Uni Tec Engineering, said one item outstanding is the issue of easements.  He said they have scheduled an appointment with residents of Springfield Commons for later in the week.  The easement is for the stormwater detention which is proposed to be adjacent to the resident’s lot, in the common open space.  Ms. Farkas said she will send this issue to the Township Solicitor for his review.  
Mr. Weener expressed his concern about the road being constructed across a waterway.  He said putting a culvert there will significantly disturb the land.  He is concerned about erosion.  
Mr. Shea said the Township Engineer specifically looked at those issues to address Mr. Weener’s concerns.  Mr. Peck said they will have to make a twelve foot deep cut for the proposed culvert.  He said they tried to lay out the road to fit the land as well as to follow the ordinance which allows for a maximum of a 10 percent grade.  He gave a presentation that showed the proposal in detail.  There will be a twelve foot fill above the 90 ft. long culvert, with a concrete head wall on each end that also has a grate on each end to keep animals out.  Mr. Peck said this design will prevent erosion of the slope coming downstream.  He said that less than 2 of the 9 acres will be disturbed during this process which allows for the current natural features to remain.  He also pointed out that the rate of flow will equal the current rate of flow that is coming off the property.  





Mr. Wainright moved to recommend 






approval of the Benjamin Heights 






Preliminary Subdivision Plan and Sewage 





Facilities Planning Module subject to legal 





approval and contingent upon satisfactory 





completion of all outstanding review 






comments.  Mr. Buckalew seconded the 





motion.  Motion passed unanimously.  

B.
HAWK RIDGE PARKLAND:

Ms. Farkas said at the February Board of Supervisors meeting, a lengthy discussion was held about the parkland being proposed for the Hawk Ridge development.  Concern was expressed about the suitability of the land being proposed for use as parkland.  Both the Planning Commission and the Parks and Recreation Advisory Committee had indicated their desire to see an agreement between the Township and the developer that would stipulate that land for a linear path be dedicated during the development of Phase II.  This solution was acceptable to the Township Solicitor.  

Ms. Farkas said the developer indicated at the February meeting that he is willing to enter into an agreement for future parkland, but not for a future linear trail.  Among the possible parkland offers made at the Board meeting were: the removal of sidewalks along Emma Court and the dedication of public right of way as parkland, and the dedication of private right of way as part of the parkland.  The Board asked that a revised parkland offer be submitted for consideration by the Planning Commission, the Parks and Recreation Advisory Committee and the Board of Supervisors.  

The newly proposed parkland is .267 acres and is located directly below the newly created second stormwater detention basin for the site.  The developer is proposing to pay $14,985 in fee in lieu money.  

Ms. Farkas said there are several private road easements on Academy Street and she spoke with a resident who was very helpful in identifying where some of them are located.  
Mr. Sepp said there is a private drive that serves three parties going through the proposed parkland.  He said it is a fifty foot right of way, but the property itself is owned by Rob Weaver and the easement is over the property that grants access to three other parties.  Part of the proposed parkland encompasses a portion of the right of way.  There is also a roadside swale that goes through it, but the Township would not have to maintain it.  

Ms. Farkas said staff will have to discuss this with the Township Solicitor to find out from a legal standpoint if the Township can accept parkland that includes private easements.  

Ms. Farkas asked how much of the proposed parkland is included in the swale.  Mr. Sepp said of the twenty foot wide path, about five to eight feet is part of the swale.   

Robin Becker, resident of Academy Street, asked that the Planning Commission request a new offer for parkland that is clean of any swales, easements, drainage issues or other such complications that, according to the Township ordinances, the Township cannot accept anyway.  

Mr. Shea said that the majority of the parkland has to be accessible to public utilities according to the ordinance.  Ms. Farkas said the last option is to request fee in lieu money to be used at a nearby park. The developer offered fee in lieu money if the Township would accept it.  Mr. Shea suggested the Planning Commission request to see the offer in writing before agreeing to it.  General discussion ensued. 
Mr. Sepp reminded the Planning Commission that they cannot require parkland to be land designated for a linear trail.  Therefore, absent a guarantee of phase II and an agreement with the developer, the Township could end up with .55 acres of parkland that would have to be maintained by the Township.  General discussion ensued. 






Mr. Weener moved to recommend to the 





Board of Supervisors that they require the 





developer to meet the criteria of acceptable 





parkland according to the Harris Township 





ordinance and that it provide access to all 





residents.  Mr. Benner seconded the 






motion.  The motion was defeated 6-0.  





Mr. Weener moved to recommend to the 





Board of Supervisors that they accept a fee 





in lieu of parkland as verbally offered by the 




developer.  Mr. Wainright seconded 






the motion.  The motion passed 






unanimously.  

C.
HARRIS TOWNSHIP OFFICIAL ZONING MAP:
Ms. Farkas said at last month’s meeting, the Planning Commission reviewed a draft of the zoning map.  The map was updated to reflect the following changes:

· R-2/R-3 to PRD (Springfield Commons)

· C-1 to I-1 (Boalsburg Investment Group)

· R-1 to R-2 (KBBH property)

· R-1 to PRD (Liberty Hill)





Mr. Keener moved to recommend approval 





of the Harris Township Official Zoning Map 





to the Board of Supervisors.  Mr. Buckalew 





seconded the motion.  The motion passed 





unanimously.  


D.
AGENDA FOR APRIL:

Chairman Igo indicated the following will be on the April agenda: 1. Open Space – Rural Clustering Ordinance Amendment and 2. PRD/TND Ordinance.
REPORTS:

Zoning Permits:

The zoning permits were circulated for review.  
CRPC: 

Mr. Buckalew said the March Centre Region Planning Commission meeting was cancelled.  He said that staff met with Benner and College Township officials to discuss zoning on Shiloh Road.  The CRPC’s next meeting is April 3rd. 
ADJOURNMENT:





Mr. Keener moved to adjourn.  Mr. 






Wainright seconded the motion.  Motion 





passed unanimously.  Chairman Igo 






adjourned the meeting at 10:00 PM.  

Respectfully Submitted,

Amy Farkas

Township Manager
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