HARRIS TOWNSHIP

Planning Commission

REGULAR MEETING
Minutes of September 18, 2006
7:00 PM

MEMBERS PRESENT:

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

Amy Farkas, Township Manager; Todd Shea, Zoning/Ordinance Enforcement Officer; Phyllis Favorite, Staff Assistant; D.J. Liggett, CRPA; 
​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 September 18, 2006. The motion was approved unanimously.
PUBLIC COMMENT


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

A. Liberty Hill Sewage Facilities Planning Module

Ms. Liggett reviewed the Liberty Hill planning module discussion from the PC’s previous meeting. She reminded the Commission that the number of equivalent dwelling units of the development and the projected amount of daily sewage represents a sewer extension of the UAJA facility, and triggered the requirement for completion of a Component 3 Planning Module for sewage facilities planning. Additionally, further information was needed regarding the historic component of the module before any recommendation could be made by the PC to the Board.

Ms. Liggett reported that at issue was a review letter required by the Pennsylvania Historical Museum Commission (PHMC) regarding a Phase I archeological survey. Also there was a question whether there was a presence of historical structures on the site. In questioning the enforceability of the requirement further with PHMC, she said that she had discovered that the Township could not require the developers to execute the survey, but PHMC could if the project were federally funded or a project by the Army Corp of Engineers. Ms. Liggett noted that she had received a fax from PHMC that there were no historical structures on the site at present; she recommended approval of the planning module.

Mr. Keener moved to recommend approval of the Liberty Hill Sewage Facilities Planning Module to the Board of Supervisors. Mr. Buckalew seconded the motion. The motion was approved unanimously, 5 to 0.
B. Ridge Overlay District

Ms. Liggett said that at the previous PC meeting several purposes had been identified for inclusion in an overlay district. She noted that those suggestions were then compiled into four primary goals and distributed in the members’ packets for consideration at the meeting. Ms. Liggett then reviewed Harris Township’s existing regulations in comparison to the goals identified. 

Ms. Liggett said that additional requirements to address limiting soil loss and subsidence, minimizing stormwater runoff, and retaining drainage patterns of land use include:

1. Steep slopes shall be clearly indicated on all site plans, subdivision plans, and land development plans. Slope calculations shall use the smallest contour interval for which maps are available.
2. Erosion and Sedimentation (E&S) plans shall meet the requirements of the Harris Township Stormwater Management Plan, and be approved by the Centre County Conservation District.

3. Sealed engineered drawings and calculations are required to be submitted for all retaining walls in excess of six feet in height.
4. No excavation or fill shall be permitted that will cause any slope to become unstable; impose loads that may affect the safety of structures or slopes; interfere with adequate drainage for the site and the drainage area of land tributary to the site; obstruct, damage, or adversely affect existing sewerage or drainage; cause a stagnant pond of water to form; or cause erosion or sedimentation.

5. Development shall be designed and arranged to minimize the impact of street construction on steep slope areas.

 
She added that the suggested requirements could be added to Article VII, Section 2, Slope Controls.

Ms. Liggett then suggested that a separate section to Article VII could be added that would maintain the natural topography and panoramic views of the ridge, and suggested the following:

Structures shall not be placed so that they appear silhouetted against the sky when viewed from the public street.


Vice-Chairman Kresen asked whether a requirement is in place that checks to insure E&S plans are meeting the requirements of the Township Stormwater Management Plan. Ms. Liggett responded that it is indeterminate whether E&S plans are being submitted, and that the Centre County Conservation District (CCCD) claims responsibility to review the plans at this time. She suggested that the CCCD should be added to the checklist to specify that such a plan has their approval. Vice-Chairman Kresen suggested that it should be at the regional level, since there appeared to be inconsistency in enforcement in the Centre Region. Discussion ensued; by general consensus it was recommended to add a check box for Erosion and Sedimentation on plans to assure review by CCCD. 

Ms. Liggett noted that the 3rd and 4th items had been added because currently there is no requirement for sealed engineering drawings and calculations for retaining walls, which would guarantee the length and time a wall would stand; also that there is no method of checking the safety of the slopes. She added that the Township Engineer believed these were worthwhile additions as well. Vice-Chairman Kresen asked who would be responsible for reviewing these areas. Ms. Liggett responded that, in addition to the Township Engineer, the Building Codes Office would also need to provide a review and that they have enforcement methods if a project falls short of its requirements. She said she would check with Ferguson Township, from which the ROD ordinance suggestions came, and clarify the review process. Mr. Shea noted that some parts recommended are already contained within the existing ordinance. Mr. Weener suggested that the new recommendations be reviewed and grouped similarly.

Mr. Wainright said he thought the statement on streets conforming to grade should be less vague. Mr. Shea responded that the Township’s current street standards address much of the area during the subdivision and land development phase. Mr. Wainright asked if allowing limited slope development up to 25 percent grade was acceptable. Ms. Liggett said that many Centre Region municipalities limit density on slopes anywhere between 15 and 25 percent. She added that there are problems with structures on grades equal to or greater than 25 percent. 

Chairman Igo questioned when enforcement could be required. Mr. Shea said enforcement could occur only in the subdivision process if the standards were placed in Chapter 11, which could be a problem if no structures are proposed in a subdivision. A combination of additions to Chapters 11 and 12 might be required to cover all possibilities.

Mr. Weener noted that promontories are not necessarily ridges. Ms. Liggett said that ridgeline development control is what is envisioned, and that the ridge would need to be mapped in order to refer to it in an ordinance. She noted that the Township would not be saying that one could not develop on those steep slopes, but what could be developed and how; development could not be prohibited. Vice-Chairman Kresen cautioned that there is already development being considered within the Township’s portion of the ridge. General discussion ensued.

Chairman Igo asked Ms. Liggett to address the general concerns regarding protecting the ridgeline, including preservation of aesthetics, to preserve as much ridgeline as possible. 

Ms. Liggett noted that she had asked Katie Ombalski, Conservation Biologist for ClearWater Conservancy, to review environmentally sensitive issues that go with steep slope protection. Ms. Ombalski reviewed the situation with Musser Gap and its impact on water resources. She suggested the Township might want to consider retaining a soil engineer to evaluate the soils and assess their conditions. She emphasized protecting the water resources in addition to residents who may wish to build on a steep slope. She expressed concern about the possible development of the ridge and how it might impact both the Township and the Centre Region. She suggested that various specialized engineering firms could assess the slopes and make recommendations. Ms. Farkas said that the Board of Supervisors would have to decide if this is what they wish to pursue. Mr. Weener added that there would need to be specific goals outlined for such an assessment before contracting for such services. Ms. Ombalski repeated her belief that not only would water resources be impacted by the ridge development, but also individuals’ wells. She said she believed there is merit in proceeding with the evaluation, and cautioned that there are people looking to significantly develop the ridge.

Chairman Igo asked that Ms. Liggett look at issues such as protecting ridgeline aesthetics, including options and wording, and soil concerns so that they could be discussed at the next PC meeting.
REPORTS
Zoning Permits:
None were circulated.
CRPC Report:
Mr. Buckalew reviewed items that were discussed at the CRPC meeting. He noted that Halfmoon Township would need support for a grant from DCNR to develop a wildlife corridor. Also, a model ordinance for riparian zoning was being developed with the goal of educating landowners. He reported that an implementation agreement for expanding the RGB/SSA in the future was developed by the ad hoc committee, and detailed the process, noting that while the five-year delay in reviewing requests for inclusion in the RGB/SSA was eliminated and there would consequently be more frequent reviews, those requests will be more intensely examined for their value, and both the requester and the municipality will have to provide more justification before submitting a request to the Centre Region. Mr. Buckalew then noted that Ferguson Township has removed the future extension of Blue Course Drive to Route 45 from its official map. This was one of the sticking points in the Act 537 process, as the Whitehall Road tract is located near the proposed future extension.
Adjournment

Mr. Keener moved to adjourn the meeting. Mr. Buckalew seconded the motion. Chairman Igo adjourned the meeting at 8:35 p.m.

Submitted by,
Amy Farkas, Township Manager
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