HARRIS TOWNSHIP

Planning Commission

REGULAR MEETING
Minutes of May 2, 2006

7:30 PM

MEMBERS PRESENT:

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

Amy Farkas, Township Manager; Todd Shea, Zoning/Ordinance Enforcement Officer; Phyllis Favorite, Staff Assistant; Patrick Fanelli, Township Solicitor; D.J. Liggett, CRPA; Don Franson, Township Engineer; Ron Seybert, Trans Associates; Steve Dell, Traditions of America; Jim Wagner, Tri-Tech/Wagner; Terry Williams, attorney for Traditions of America; Monica Montag and Sandra Adams, Mallouk Minor Subdivision; Cliff Warner, Township Supervisor; Kathy Henry, Henry Surveys.
​CALL TO ORDER


Chairman Igo called the meeting to order at 7:30 p.m.

APPROVAL OF MINUTES

It was moved by Mr. Buckalew and seconded by Ms. Kresen to approve the minutes of March 20, 2006. The motion was approved unanimously, 6 to 0.
PUBLIC COMMENT


Chairman Igo asked for public comment. None was received.
PLANNING COMMISSION BUSINESS

A. Mallouk Minor Subdivision Sewage Facilities Planning Module 

Mr. Shea reported that Henry Surveys had submitted a minor subdivision plan that would create two separate lots from the 4+ acre former-Rudy lot on Bailey Lane. The lot proposes on-lot septic systems, and a planning module was submitted with the plan. Ms. Liggett has completed an initial review of the module, and a revised module has been submitted that addresses all the comments. Mr. Shea said Staff recommended that the Planning Commission recommend approval of the Mallouk Sewage Facilities Planning Module to the Board.

Mr. Buckalew moved to recommend approval of the Mallouk Sewage Facilities Planning Module to the Board of Supervisors. Mr. Keener seconded the motion. The motion was approved unanimously, 6 to 0.

B. Laurel Hills Lot #26 Sketch Plan
Mr. Shea noted that Staff had recently met with PennTerra Engineering and developer Ed Walker about development possibilities for the 4.26-acre lot at the entrance to the second phase of the Laurel Hills development. When this phase was approved, the Open Space-Rural Clustering regulations applied, and 50 percent of the tract was preserved in a single lot of perpetual open space. The regulations allow for some flexibility in design and the 4+ acre lot was reserved for up to 10 units of multi-family design. Mr. Walker had proposed 5 duplex units but has since submitted a sketch plan showing 10 single-family units with a condominium ownership. Mr. Shea reminded the PC that comments offered at this point in a sketch plan are not binding. He added that Staff asks that developers attend Board and PC meetings in order to answer items that might be questioned in their plans. The developer was not present at the meeting.
Mr. Buckalew asked if the plan reflected the change to the intersection that is occurring because of the Route 322 road project. Mr. Shea said the old location was shown at Route 322 and Bear Meadow Road, and would need to be updated. 

Mr. Weener said he would have preferred to see the entire Laurel Hills subdivision and what had been approved for the open space and rural clustering. He asked how many units the developers were permitted on the remaining land. Mr. Shea said that there are currently about 30 single-family lots on the parent tract as well as the required 50 percent open space placed throughout. The density was a trade off for the open space as encouraged by the rural clustering regulations. There will be 10 single-family units, which will be developed as condominiums so advantage can be taken for set backs and thus allow more density than seen in a single-family development. There are about 60 to 70 acres in the development, and the total number of units will be about 40. 
Ms. Kresen moved to table the decision until the developer was present to answer questions. Mr. Keener seconded the motion. The motion was approved unanimously, 6 to 0.

C. Tentative PRD Plan for the Harpster Farm 

Chairman Igo reviewed the progress to date regarding discussions with Traditions of America (TA). The matter had again been referred to the PC by the Board of Supervisors after their April 10 public hearing because lengthy lists of comments need to be addressed. Chairman Igo said the residents would have the opportunity to comment first. Then Staff would make their updates and comments, followed by the developers, and then the Planning Commission members.

Olivia Leskowicz, 935 Oak Hall, expressed her concern about the development and the potential increase of traffic and its impact on the local streets. She said care must be taken currently while walking because of the streets. She said that with younger residents moving in, there will be more children. Additionally, there would be increased traffic that would result on Mary Elizabeth Street as well, and she knows there are middle school students who cross Warner Boulevard to get to Mary Elizabeth Street and who would be further endangered.


Randolph Thomas, Memorial Drive, offered his summary of the public hearing on April 10 to the Planning Commission because the PC members were not all in attendance. He said that no one spoke against the development, and maintained that everyone who did speak was concerned for children’s safety and traffic impact. He asked Chairman Igo if the PC was going to address traffic. Chairman Igo responded that the PC would address that issue in its recommendations. Ms. Kresen noted that the PC did receive a summary information including areas of concern from the April 10 public hearing.

Terry Williams, representing Traditions of America, said that as a result of all the comments at the public hearing the developers removed all of the connections to the neighborhood for traffic at the two streets, Belle Avenue and Memorial Drive, except for use in emergency situations. He said the developers left the one access off of Route 45, and noted that they had submitted a traffic study to the Township which he said the Harris Township traffic engineer had reviewed. 

Chairman Igo reminded Mr. Williams that the PC was in its public comment phase and that what the PC was addressing was the latest plan that had been received and reviewed by the Township, which included the two accesses to the existing neighborhood. Mr. Williams responded that he wanted the neighbors to understand what had been removed from the plan and that the streets were now restricted to emergency only. Mr. Shea pointed out that the current meeting was the second consecutive meeting at which TA was attempting to talk about a plan that had not been reviewed by the Township. Additionally, Mr. Shea noted that the Township had met with Jim Wagner of Tri-Tech/Wagner on April 21, and asked Mr. Wagner why he had not mentioned the streets’ removal to Staff during that meeting. Mr. Wagner responded that TA had looked at the plan, took some of the comments from the public hearing, and had their traffic engineer look at whether it was feasible to close the entrances. He said that, while the two accesses have not been removed from the plan, the developers were examining whether it was feasible to reserve them as emergency-only access points. Mr. Wagner said this was submitted to Ron Seybert, Trans Associates, for his analysis. Mr. Shea asked Mr. Wagner to clarify whether Traditions still intended to pursue the two connections, as Mr. Reilly had stated at the public hearing that TA favored connecting to Memorial Drive and Belle Avenue because it was good for the plan. He noted that one of the things talked about at the meeting on April 21 was that TA wanted to have the connections, and that the connections were beneficial. He asked if it was TA’s position at this time that the connections were to go forward or was it TA’s position that there are to be no connections to the Hill except for emergency access. 


Cordell Hatch, Lamp Post Lane, asked about how emergency accesses would be structured and maintained. Mr. Williams responded that they had not been designed yet, but would be in accordance with Township specifications and approval. Mr. Shea said the Township had already noted at the public hearing that the Township has no specification in its ordinances for emergency access.


Mr. Wagner said the developers looked at the issue from a traffic analysis standpoint, only. He said he understood that the developers were to come to the PC for their recommendation as to whether or not to have the emergency access only and whether the two streets should be open. According to their analysis, the single access alone was still a level of acceptable service, which is what was proposed. 

Chairman Igo stated he was very disappointed with Traditions of America, citing that, as before, their response to this issue was last minute. He pointed out that there had been several opportunities to get everything in order prior to going to the Planning Commission and the Board of Supervisors. Chairman Igo said the level of response was both unprofessional and unacceptable.


Rod Stahl, 926 Anna Street, presented the PC with an aerial display of what he saw as the concerns and possible remedies to address safety issues. He said that the development is not a bad idea, but that the new and existing road systems fit in and are done safely. He noted as a first point that on Belle Avenue in particular there is a tight curve that, if a vehicle is parked at certain points, the sight distance is greatly reduced. He advocated that there not be parking, and perhaps some redesign of the curve. Secondly, he recommended that sidewalks be added on either side of Belle Avenue and Boalsburg Pike, as well as a bikeway on Boalsburg Pike. By constructing sidewalks, better pedestrian access to the school and its playground, the park, and the path to the Military Museum would be achieved. It would also help with connectivity to the downtown. He said he would add a sidewalk on Memorial Drive if the development does connect, as it would become a collector street. Mr. Stahl noted the State College Area School District does not permit children to walk the very short distance to school because there are no sidewalks on Boalsburg Pike. He said funding could be sought by working cooperatively with the School District in applying for grant funding. He said that if there is emergency-only access it should be accessible to pedestrians and bicycles and designed to be wide enough for emergency vehicles. Mr. Buckalew observed that implicit in the comments the PC had been receiving is that there is a great need for sidewalks for safety, because there are currently no sidewalks in the Hill.


Scott Dash, 921 Tressler, said that he did not believe access through the Hill neighborhood for emergencies within the new development was valid because of the narrow design of the existing streets. He stated that direct access onto Mount Nittany Expressway into the new development for emergency use is a better option. Mr. Dash also noted that teens that live on the Hill are speeding. 

Jim Boyer, Memorial Drive, said that while the chairman can set the agenda it is difficult to comment on hypothetical scenarios. Additionally, if the residents do not know what the developers are going to present it makes it difficult to make lucid points. He said he stayed at the PC meeting in late fall 2005, and there was a desire expressed at that meeting for creative planning to encourage a sense of community and neighborhood. There is already a sense of community on the Hill. He added that, as long as the development is meeting all the ordinances and satisfies the fire and safety requirements, all the residents are asking for is a reasonable consideration to keep traffic out of the neighborhood and keep the neighborhood intact. Only those who have a stake in the neighborhood should be reasonably satisfied


Patrice Greene, Belle Avenue property owner, said she moved her elderly mother to Belle Avenue with the understanding that it was a safe place to relocate. She said her mother would be in a terrible traffic situation if the plan goes through with the two accesses, and would like to see no additional traffic on the streets.

Dorothea Stahl, 926 Anna Street, said she was shocked to discover the number of children bused one block to their school. She said Boalsburg Pike is not safe to walk as is, and that with the development and potential traffic it would be worse. She noted that residents manage to walk on the streets at Halloween in the dark. She said she did not want to see the children endangered further because of a new development.

Mark Faulkner, 131 Memorial Drive, stated that he saw the active-55 development as the preferable use of the property as opposed to a single-family development. He questioned what concerned the PC about the accesses into the new development, and asked that they make a decision regarding whether or not there should be two accesses onto Route 45, and make their best decision from a planning perspective.

Chairman Igo asked Mr. Shea to speak to completion of items on the plan. Mr. Shea said in the third week of April a review of the plan submitted on April 3rd was completed by Staff. He referred to his comments that were included in their meeting packets. He noted that the many of the same comments have been a part of each review, and noted that he was still waiting on some comments from the first review to be addressed. Mr. Shea provided an overview of items still uncompleted or unaddressed as of the first and subsequent reviews. He added that new comments resulted from unaddressed items for the plans submitted on April 3rd.

D.J. Liggett reviewed her comments and noted in particular that there remained no resolution by TA regarding access to the property, no resolution to the issue of access to the adjacent existing neighborhood streets, or for a second access onto Route 45. Ms. Liggett said that what she has read from PennDOT and the Township’s traffic engineer regarding the second access does not prevent the possibility of a second access onto Route 45. She said as far as she was concerned, the issue was still viable. Ms. Liggett summarized her most recent comments regarding the proposed plan.

Don Franson, Township Engineer, reviewed why Staff asked for the accesses to the existing neighborhood on Memorial Drive and Belle Avenue. He noted that when the plan was first reviewed that it was noted that Memorial Drive dead-ends and that Belle Avenue was recorded as a temporary cul-de-sac. Additionally, he said two accesses are important to preclude emergency situations such as that which occurred after Hurricane Ivan, when Boalsburg Pike was flooded and Mary Elizabeth Street provided the only access to the Hill for residents. He said that if there is but one access to the new development and a problem develops, there would be no option to address needed access and the residents would be stranded. He said that if there are emergency-only accesses on the two existing streets that they must be truly available for emergency. He questioned whether there could be a gate with a lock option. Mr. Franson noted a recent incident where a local contractor was first on the scene at the recent fire emergency in the Township and that people were searching for a bolt cutter because they could not get into the gate, as they did not have a key to the lock. He said such emergency accesses have serious issues to consider. He reiterated that emergency accesses must be truly accessible, and that the fire company should be involved in the discussion.

Mr. Franson said that Township staff worked from the start to have the developers design their streets to make the existing neighborhood as inaccessible as possible. While the developers did not initially show the proposed access, they did indicate stubs within two feet of the existing roads and stopped, showing they knew the accesses were a possibility. Mr. Franson said he looks at the situation from an engineering standpoint, and the issue should be examined from the Boalsburg Fire Company’s position and concern for only one access. He noted that the developer said a second access onto Route 45 is not feasible and has called such a deal breaker because of expense. However, now there is a boulevard which was not previously offered. Still, Mr. Franson said if the single access is shut down the two accesses have to be truly accessible. 


In addressing Memorial Drive, Mr. Franson noted that the street is on the Township’s Liquid Fuels (LF) program money that is received each year from the state. Requirements include a specific width of road and if there is a dead-end it must have a cul-de-sac. He pointed out that Memorial Drive was approved with a dead-end only, and said it is likely that PennDOT saw that Memorial Drive would someday become a through street, permitting it to be on the LF program. The question becomes that, if it is made into emergency-only access technically it is a permanent dead end, and LF funds would be withdrawn. Belle Avenue is on a recorded plan with a note that lists it as a temporary cul-de-sac and that three lots have temporary easements that would be removed when the road is extended. Should Belle Avenue become an emergency-only access, the cul-de-sac must remain and the three lots would not have access to the permanent easements. He reiterated that there must be access to the existing neighborhood in case there is an emergency on Route 45 or within the lower end to the new development so the residents can leave. 

Mr. Franson noted that PennDOT had issued a letter in response to their review of the traffic impact study. It reflected that traffic signals are warranted for Boal Avenue and Earlystown Road, as well as at Earlystown Road and the access from the Mount Nittany Expressway (MNE). He recommended that the developers be required to install the two signals, as the financial burden to the Township-alone to install them would be excessive. He said the issue of the two signals must be addressed and asked that TA do so. 

Ron Seybert, Trans Associates, noted several points that were addressed in the reviews that were included in the PC members’ agenda packets. He said of importance is the issue of the improvements along Route 45. The developers have maintained that they would address the issue with PennDOT when they apply for the HOP. However, since they are related to the PRD he feels it more appropriate that the issue is dealt with and incorporated in the approval of the project. Mr. Seybert spoke to the issues involving the decisions regarding access and traffic in the existing neighborhood.  He said that if there is but a single access point built it should have a two-lane egress, with the left lane for going straight or turning left and a right turn-only lane, which would assist residents in using the Route 45 exit. Mr. Franson noted that if the accesses become emergency-only, the residents of the new development will have to use the emergency accesses in case Route 45 and the single access are shut down.


Ms. Kresen asked if such emergency accesses as those being proposed had been constructed in the Centre Region. Mr. Franson said he envisioned a device that could be easily removed and a travel way that cars can use should the single access be unavailable. Mr. Seybert said he was unaware of any using removable sleeves as had been previously suggested, as these are usually locked and heavily designed and as such prohibits crashing through by emergency vehicles. Mr. Franson added that there are issues as to who would maintain such accesses and that it could cause problems for the Fire Department. Mr. Buckalew noted that too many complications arose when the Township explored the issue of emergency access in the past when Boalsburg Pike was cut off by the construction of the MNE. At that time access to MNE was considered but determined as not feasible.

Patrick Fanelli, Township Solicitor, noted that he had not had the opportunity to review the most recent set of plans from the developers, although he had done so with comments that have consistently remained from past reviews. He said that he was present to articulate what the Township ordinances require regarding PRDs. He said that Chapter 11 of the Subdivision Ordinance makes it clear that the two accesses to Belle Avenue and Memorial Drive are to be continued, even as a PRD. He said that while there is some question regarding language that limits such in a PRD, such does not limit approval, and the ordinance does require connectivity. Additionally, Liquid Fuel funds and easements provide additional legal concerns with regard to permitting dead ends to become permanent. Ms. Liggett added that this is a planning issue with interconnection, and she shares Mr. Franson’s concerns regarding emergency access. She encouraged the PC to consider that a single access would be problematic for the Township in terms of costs and service, as well as for delivery services, such as refuse and mail service. Additionally, cul-de-sacs are costly for the Township to maintain and preserve. Ms. Liggett noted that if there is but a single access CATA may not wish to service the new development, as a time-consuming loop that would result from the street design would add be detrimental.

Ms. Liggett said approval of a single point of access would set a negative precedent for future development. She said the Harpster Farm is not an isolated incident, and that there are future developments in the offing that could be affected, such as the Weaver tract, KBBH lands, and the Rockey Farm. If the access is denied to local streets she does not see how the Township could reinforce connections to those future developments. She reminded the PC of the extensive discussions and consideration of the Official Map (OM), predicated on interconnectivity. She said the OM displayed the concept of four accesses into a new development from the Harpster tract, with two on Route 45, and one each on Belle Avenue and Memorial Drive. She added that the OM was reviewed and endorsed by the Parks and Recreation Advisory Committee (PRAC), Planning Commission, and the Board of Supervisors. Regarding the issue of neighborhood, she said the Harpster Farm is an extension of the neighborhood, not a separate one, and that it is important to foster neighborhood. Addressing the concerns for safety, Ms. Liggett said that cars cannot be merely removed from streets, but that streets can be made safer by improving and adding sidewalks, traffic calming measures, stop signs, and street design that would make access to the existing development undesirable.


Mr. Weener said he supported Ms. Liggett as a professional planner and especially for the concept that accesses are desirable. He noted that the PC supports interconnectivity but many in the existing neighborhood do not, and said that the difference is that, as a Planning Commission, they must take into account the total safety, welfare, and traffic impact of both neighborhoods. He said the best traffic interconnection minimizes the total distance that people have to travel to where they want to go. He said he appreciates the residents’ feeling as no one desires more traffic in their neighborhood. However, the interconnections proposed are better and safer for both current and future usages. Additionally, while the traffic analysis shows an increase of cars on the existing roads, it will not have the impact many residents think. 

Mr. Buckalew asked to address the issue of residents’ children using the streets for their play. He reminded residents that the roads are not private ones and they are either state or Township owned. He said private roads can be restricted while public ones cannot. While many have become accustomed to having little traffic, the fact is they are public roads and people should be allowed to use them. Safety is as important to potential new residents as to existing residents. Consideration is not being made solely for the safety of existing residents but those of potential new residents as well. 

Jim Keener asked about the affect to the Township regarding Liquid Fuels (LF) money, which is used to care for roads. General discussion ensued. Mr. Franson said parking may have to be addressed no matter the decision regarding access for Belle Avenue. He also explained how the money is received and used, and noted that all streets on the Hill are on the LF program except Lee Avenue. He added that should Memorial Drive become a permanent dead-end, the LF money dedicated to that street would likely be withdrawn due to its changed status. The cumulative loss of money would adversely affect upkeep on the street.


Jim Steff, Memorial Drive, remarked that the assessed value of the property in question is $72 million. He maintained that the Township will gain hundreds of thousands of dollars from the new development. He said that loss of only a few hundred dollars to attend to a street appeared inconsequential.

Mr. Williams said that the developers asked for his involvement and representation recently because they are frustrated with what they believe is frequent changes in position by the Township on the issue of the accesses. He said the developers have a plan submitted that has connections. He noted TA went through the public hearing process and was asked to study what it would take to eliminate the two accesses and convert them to emergency-only accesses, and did so with their traffic study. That process allowed them to conclude that the emergency-only connections were acceptable, but that the two accesses requested off of Route 45 are not because it was a financial hardship. He said TA’s position is that the project is a worthwhile project and matches the zoning ordinance for permitted use. He said the developers are asking that the Planning Commission recommend to the Supervisors whether they want them to do the project with emergency-only accesses or with interconnectivity. The professionals can only offer their input, but the PC is the local citizens offering a recommendation to the Supervisors, who ultimately must make the decision. He said that after the Supervisors make their decision and depending on what that decision is, it then falls to the lawyers and the courts if there is dispute. He said the developers and he were there in good faith and asking the PC to make its recommendation.

Chairman Igo reminded Mr. Williams that the PC had been asking TA since February 2006 to respond to the comments that had been repeatedly mentioned. He said that, had everything been thoroughly completed by the PC’s March meeting as the developers had promised, the recommendation to the Board would have been made by this time. He expressed his irritation at the fact that items, minor or otherwise, still are not addressed as of the PC’s May meeting despite TA’s assurance to the contrary. He noted that other issues that are of importance to the Township have had to be relegated to less magnitude and consideration because of the inordinate amount of time the project has taken because TA has not complied as they were asked and as they had promised, and yet TA returns again to the PC at the last minute with requests. 

Mr. Keener said the issues must be resolved and there should not be emotional debate. He said the challenge is to decide based on statutes and not on sentiment.


Chairman Igo opened the floor for public comment.


Cindy Kellerman, Memorial Drive, said that the current residents will have to live with all the new traffic every day, and people will use Memorial Drive. She said there will be speeding and that no one is convinced by the numbers cited in the traffic study. She said the need for interconnectivity is exaggerated because the existing residents will not be welcome in the new neighborhood.

Ms. Kresen said it appeared some perspective was lost, and noted that when the project was initially offered there was support. Then TA said they needed increased density and asked for the residents’ support by promising no access; the residents supported the change and the change was made to increase the PRD density. She emphasized that the project must be safe, and there needs to be two access points. Mr. Buckalew added that the appeal of an active-55 community is that the residents generally have different schedules and would use the roads during off-peak times. Additionally, the fact that all roads would be used is being overlooked, and reiterated that the roads involved are not private roads. He added that the overriding concern is for safety and noted that it had become evident that sidewalks are needed.


Paige Thomas, Memorial Drive, said she was not in favor of compromising safety but wanted to understand why emergency-only accesses are a problem. She said she felt that there were enough experts to design what the residents want. Chairman Igo reiterated that such accesses are difficult to maintain, and that at this time the Township has no provisions for such. Ms. Kresen noted that the Commission has worked diligently to address the issue. Chairman Igo said he took exception to the representation that the PC was not working to solve the issues and that they were indeed doing so.

Paul Gable, Pine Tree Avenue, said he thought the curve on Belle Avenue must be dealt with. He also suggested a ramp off of MNE into the new development. Mr. Seybert noted that the expressway is a part of the national highway system and is a limited access highway. He said the request would have to go through the federal system and that it was most likely a ramp would not be permitted.

John Nousek, Lamp Post Lane, said he could not understand how the housing density could be tripled and then claim the roads are not adequate. He said the change in density should have indicated the impact and a needed change in the road system. Mr. Weener noted that the housing density was not tripled, but addressed the inequity of permitted housing for a single-family development versus a PRD. The change was made, but the PRD density is more stringent than that of single-family development. Mr. Shea added that Staff had cautioned that increasing density would result in a coordinate increase in traffic.

Ginny Mulhatten, Heritage Way, acknowledged the work that has going into developing the new project. She said there would be a 10 percent increase in the Township population resulting from the new development. She said after researching TA, she saw that they had built a similar development elsewhere in Pennsylvania and had undergone similar issues, especially regarding access to local roads. She questioned placing sidewalks in the existing neighborhood and who would bear the costs. She also questioned which streets CATA would use, as well as setbacks of the new development from the existing one. Finally, she claimed there would be an increase of six cars per day on Belle Avenue. Mr. Weener pointed out that the studies cited five.


Mr. Steff said it was not his goal to be an obstructionist with the project, but to communicate his concern for his neighborhood. He offered that there are reasonably priced devices to create emergency-only access. This would satisfy the residents and the developers would get their money.

Chuck Thompson, Lee Avenue, said the Planning Commission has set a policy of interconnectivity for the Township, which is admirable. However, he cautioned that each project has exclusive circumstances. Connectivity should be the goal of the Township, but not on the Hill. While he knows it could set precedence for future developments, their neighborhood is unique, and this development and its impact should be looked at differently.

Mr. Fanelli said that the overriding discussion has been over connectivity versus emergency-only access. He said that many seem to see the emergency-only solution as reaching a middle ground. Mr. Fanelli noted that if the roads are public Township streets that the Township may not have the legal authority to close them and make them emergency-only, as that would qualify the streets as temporarily closed. He said that delegating the accesses to emergency-only would mean there is no connectivity, and that there is a possible liability issue. Mr. Franson said that was also his understanding of the ordinances, and added that it would then become the responsibility of the homeowners in the existing neighborhood to maintain the accesses, which would have to be worked out in agreement with the new homeowners association.

Mr. Wainright questioned what issues remain unresolved by Traditions of America. Ms. Kresen asked why those issues were still unresolved, and suggested that Staff review those issues for the benefit of those in attendance. She chastised TA for their lack of respect for Harris Township and the Township’s time and procedures. She said that to send materials to the Township on the Monday before the PC’s Tuesday meeting was unacceptable. 

Mr. Wagner said that after the meeting with Staff on April 21st the phasing plan had been sent to the Township by April 26th and that the plans were hand delivered, but that the Township had apparently not received the email sent with subsequent information.


Steve Dell, Traditions of America, said that he understood the PC’s frustration with the time that has been involved but said that it was due to changes in what was being required of TA, and that TA wanted to make correct responses and had done so. Ms. Kresen countered that it had not been the PC’s experience to date. Mr. Dell said that the developers were waiting for final decisions before proceeding. Ms. Farkas noted that there cannot be further steps for TA because the Board had purposely continued its public hearing, and that the Planning Commission specifically rescheduled its meeting in anticipation of the developers addressing the outstanding issues. Ms. Kresen said that there was apparently a fourth plan that exists, but it has not been shared with the Staff or PC and an element of surprise persists in the process.

Mr. Wagner responded that the plan is not a new one and is what has already been presented. He said they had looked at the concerns of the residents regarding the emergency-only access and made their decisions based on their traffic impact studies.

Mr. Shea and Ms. Liggett each provided a detailed review of outstanding comments as outlined in their review letters. General discussion of points ensued.

Chairman Igo said that the Planning Commission must make its recommendation to the Board of Supervisors.

 Mr. Weener moved to recommend approval of the Traditions of America development for the Harpster tract contingent upon their meeting the requirements in the reviews as specified, as well as meeting the contingency of installing two signals at the locations as specified by PennDOT; further, that the Board study, analyze, and respond to those issues identified by the public hearing as safety concerns and specifically as outlined in a memorandum from the Township Manager and dated April 18, 2006. Ms. Kresen seconded the motion. The motion was approved 4 to 1, with Mr. Keener dissenting.
REPORTS
Zoning Permits:
Zoning permits from November, 2005 to April, 2006 were circulated.
CRPC Report:
Mr. Buckalew noted the report prepared by CRPA that was included in the packet. He added that the 2005 Annual Report was available for members’ review. He noted that the Committee would be meeting on May 4 to discuss the General Forum outcome regarding Act 537 candidates.
Other

By general consent, the Planning Commission agreed that their next meeting would be on Monday June 19, 2006.       
Adjournment

Chairman Igo adjourned the meeting at 11:05 p.m.

Submitted by,
Amy Farkas, Township Manager
HARRIS TOWNSHIP
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