                  HARRIS TOWNSHIP

                                              Planning Commission

                                              REGULAR MEETING

                               Minutes of August 15, 2005
                                             7:00 PM

MEMBERS PRESENT:

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

Amy Farkas, Township Manager; Todd Shea, Zoning/Ordinance Enforcement Officer; Phyllis Favorite, Staff Assistant; D.J. Liggett, CRPA;  John Sepp, Boalsburg Investment Group; Brad Karch, Kissinger, Bigatel and Brower; Farley Peechatka, Sound Technology, Inc.; Supervisor Chris Lee; Township residents Diane Farr, Cathy Flood, Paul Painter, and Jacki Rutter.
​CALL TO ORDER


Chairman Kresen called the meeting to order at 7:00 p.m.

APPROVAL OF MINUTES

It was moved by Mr. Potter, and seconded by Mr. Igo, to approve the minutes of July 18, 2005. The motion was approved unanimously, 6 to 0.
PUBLIC COMMENT


Chairman Kresen asked for public comment. She welcomed new Township Manager Amy Farkas to her first meeting with the Planning Commission.


Resident Diane Farr expressed concern regarding the action taken at the Board of Supervisors meeting of August 8, during which the Supervisors agreed to forward the Weaver tract for consideration of inclusion in an expanded Sewer Service Area (SSA). She noted that the Planning Commission had recommended against the property’s inclusion in the SSA expansion at its June 20 meeting. She stated she was asking the Planning Commission to write a letter to the Board of Supervisors from the PC reaffirming its position on their recommendation. 

Mr. Potter expressed concern that the Township’s position was not represented by the Board after taking the action to recommend the two of the three properties. Ms. Liggett noted that all properties recommended by the municipalities will go through a similar evaluation on August 22.  She reviewed the process and its timeline, and reminded the Commission that their evaluation and recommendation to the Board is a preliminary step. She added that the Board evaluated what was presented at their meeting and made their recommendations from there, and that all the Board heard was positive presentations from each representative. Mr. Igo countered that he believed that they have heard impassioned statements against the Weaver tract to date. Mr. Buckalew expressed concern that each municipality’s positive recommendation regarding parcels in their municipality would be seen as strong support for inclusion in the expanded SSA.


Mr. Potter moved to direct the Chairman of the Harris Township Planning Commission to express the Commission’s strong concerns and thoughts in a letter to the Board of Supervisors regarding their action of including the Weaver tract for consideration of addition to an expanded SSA, especially in light of a unanimous decision against it by the Planning Commission; and Pine Hall Associates’ inclusion for consideration, as well, based on a strong negative stance by the majority of Commission members. Mr. Igo seconded the motion. The motion was approved unanimously, 6 to 0.


Resident Cathy Flood expressed concern about the Songer-owned parcel, Pine Hall Associates, being placed on public sewer, since she thought there would be likelihood that it would receive sewer service, contingent on a road being placed there. Mr. Shea responded that he did not believe CRPA would do so for one property alone.

PLANNING COMMISSION BUSINESS

A. Rezoning Request – C-1 to I-1 and B. Rezoning Request – R-1 to R-2

Chairman Kresen noted that the property requested for rezoning from C-1 to I-1 by the Boalsburg Investment Group (BIG) and the property requested for rezoning from R-1 to R-2 by Kissinger, Bigatel, Brower, and Hawbaker Partnership (KBBHP) were proximate and had a loose connection to each other. Mr. Buckalew asked if both should be treated together or separately. He also questioned whether discussion was appropriate because the one property is asking to be rezoned as Industrial, and that issue has not been sent to CRPC for consideration.

Mr. Shea responded that the issue did not preclude discussion. He noted that the Board had given conditional approval to the Industrial Park, with conditions. Those conditions have not yet been met. Since then, many things have changed. Should the Board rezone the site it would be as part of a plan to make it an industrial park. Chairman Kresen expressed concern whether Staff had a chance to give input on the request by KBBHP to change the one property from R-1 to R-2. Mr. Shea responded that the PC could look at it and at the larger issue; for instance, whether they wanted to have parkland, versus single-family homes. Mr. Potter stated he felt the whole issue of development was being looked at piecemeal, rather than overall. He thought in addition to properties being considered, adjacent properties and their potential development should be examined as well. He stated he preferred to have maps of an entire area when discussing development, not just that of the particular property.

Mr. Shea noted that John Sepp was present to present a concept plan for the two properties in particular, and incorporates planning involving a third property, Harvest Fields, which is proximate to the two properties. Mr. Sepp observed that the concept of the properties has been three years in the making, yet there are many issues to be addressed. He said the first issue to be dealt with is access, which is a major component. All three properties agreed to work jointly. Another issue is dedication of parkland. Harvest Fields has a 5.5 acre tract which they wish to dedicate as parkland. KBBHP would like to have the majority of its acreage as R-2, with about ten acres in the front of the property as R-1, making a proposed mix of single homes and duplex condominium units. Meanwhile, the request to rezone the 8.5 acres from Commercial to Industrial would be for a specific reason, as Sound Technologies wishes to build a headquarters. He stated he did not believe these were unreasonable requests, and would work to make the whole tract consistent. He agreed there are many different issues with the three different properties, and their very different uses; in his opinion they are similar to a PRD, without actually being one.

Ms. Liggett stated she agreed with Mr. Potter’s idea of wanting to see a master plan. She cautioned, however, that what is shown is not necessarily what will be built, and that the Commission should look at all potential uses of properties.


Brad Karch noted that the impetus of the master plan was that, while Harvest Fields is land rich, they are cash and access poor, and they have offered an exchange of land for access. He noted the possibility that they could offer land as parkland that incorporates a pond. Chairman Kresen questioned whether the Township was willing to deal with the possibility of liability in having parkland that contains a pond. Mr. Shea noted that the Parkland Ordinance requires that a park is accessible by public street, and that there are no provisions for having parkland containing anything other than land. In addition to a number of other issues, there are also single family lots around the proposed parkland. He added that if the Planning Commission is concerned about Honeysuckle’s park turning into something else, then they and the Board should demand more land from the developers. General discussion ensued.

Mr. Shea asked the PC if they wished to discuss the rezoning requests. Chairman Kresen stated there needed to be additional information and maps from CRPA, as well as a summary of the overall plan. Ms. Liggett noted that the next step is to take the requests to CRPC, then have the PC consider the requests in September.
C. Traditional Neighborhood Development (TND)

Chairman Kresen introduced Ms. Liggett for a presentation on Traditional Neighborhood Development (TND). Ms. Liggett distributed a handout made for the presentation. She noted that the issue of housing density and TND will be addressed more at the joint Board-Planning Commission meeting in January, 2006. She provided a brief overview of TNDs.

Of particular note was that TNDs are developed as self-sufficient communities with clear edges of delineation from other developments and properties. There is a need for a certain level of density to support the commercial aspects. She suggested that the PC may wish to identify areas of the Township that might qualify.


Chairman Kresen asked if the PRD would be replaced by the TND. Ms. Liggett responded that a PRD is a better vehicle for a variety of housing types, while a TND provides for both variety of housing and commerce. She cautioned that currently there is not enough density experienced in the Centre Region by existing PRDs to justify commerce, and that developers believe they have not experienced the necessary support to provide commercial areas in their PRD.

Mr. Benner left the meeting at 9:05 p.m.

REPORTS
Zoning Permits:



Permits for July were circulated for review

CRPC Report:



Mr. Buckalew stated he had no report, because 





Mr. Weener attended the meeting on his 






behalf, but did note from the agenda of that 






meeting the discussion on the Regional Growth 





Boundary (RGB) and Sewer Service Area 






expansion. He added that Ferguson Township 






is considering a TND.

Adjournment

Mr. Keener moved to adjourn the meeting. Mr. Potter seconded the motion. The vote was unanimous, 5 to 0. Chairman Kresen adjourned the meeting at 9:10 p.m.

Submitted by,
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Amy Farkas, Township Manager
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