HARRIS TOWNSHIP

Planning Commission

Minutes – August 18, 2003

REGULAR MEETING

7:00 PM

MEMBERS PRESENT:

Paul Weener, Vice-Chairman; Ed Benner; Ron Buckalew; and Mary Ann Kresen

OTHERS PRESENT:

Kristin Clark, Township Manager; Todd Shea, Zoning/Ordinance Officer; Phyllis Favorite, Staff Assistant; D. J. Liggett, CRPA; Dennis Hameister, Chairman, Harris Township Board of Supervisors; Steve Suder, Centre Region Planning Agency (CRPA) Director; Mike Taylor, Boalsburg Investment Group; Mark Torretti, PennTerra Engineering; and C. J. Keener, Harris Township resident.

​CALL TO ORDER

Vice-Chairman Paul Weener called the meeting to order at 7:01 p.m.

APPROVAL OF MINUTES

It was moved by Mr. Buckalew, and seconded by Ms. Kresen, to approve the minutes of April 21, 2003. The motion was approved unanimously.

It as moved by Mr. Buckalew, and seconded by Ms. Kresen, to approve the minutes of May 19, 2003, as corrected. The motion was approved unanimously.

CITIZEN COMMENT

No citizen comment was made at this time.

PLANNING COMMISSION BUSINESS

A. Industrial Zone – Parking Requirement Proposed Change  


Mr. Shea stated that the developer, Mike Taylor of Boalsburg Investment Group, had initially requested a change in the parking requirements of the Industrial Zoning Ordinance from one parking space per employee to one parking space per 250 square feet of office space. Since submitting the plan it became apparent to the developer that he will have to create several more parking spaces. The developer asked Mr. Shea and the Board of Supervisors to revisit the Ordinance, and change it back to one space per employee. The Board gave permission to the developer to go before the Commission one last time before the decision was finalized.


Ms. Clark noted that the material and information distributed to the Commission was the same as that distributed to the Supervisors by the developers at the Board meeting on August 11. She asked D. J. Liggett to review the information, and provide further information to the Commission, particularly reflecting differences in the designation of Industrial Zone versus Industrial Park Zone.


Ms. Liggett distributed to the Commission members Harris Township’s Industrial Park requirements for off-street parking, as well as that of other townships. She noted that all uses of the existing site should be considered, not just as currently used, but for the future as well. She stated that Industrial Parks create multiple-use hybrid buildings that can be outfitted with a mix of office, light industrial research, and warehouses, which can contain widely varying numbers of employees. Therefore, parking space ratios vary widely, and there is no industry standard accepted across the country. Ratios have been increasing in recent years in absence of alternatives to driving to work. At this time, there is no bus service to the site. She also noted it is easier to change parking requirements than it is to get quarterly reports on numbers of employees, especially if the tenants change. She recommended against using the number of employees as the criteria for parking space ratio, and stated that, whether using 250 or 350 square feet as the criteria, neither number would make a great difference in computing parking space need.


Vice-Chairman Weener stated the Commission had discussed the issue at length previously, and the Commission had decided it was in the best interest of the Township to use square footage as the criteria. At that time, the Commission had determined that the 250 square foot designation was best.

 Ms. Kresen reiterated that it is easier to use square footage as the criteria, and that it is difficult to track accurate employment numbers. Additionally, she noted it places extra demands on Township staff.

Vice-Chairman Weener stated that Ms. Liggett’s report had indicated Harris Township Industrial Parks could have many uses and range of parking space needs. He asked Mr. Torretti of PennTerra Engineering for his input.  Mr. Torretti provided the Commission with information, as well as aerial views of the existing parking lot on a typical workday.  

Ms. Kresen asked the occupancy rate of the building. Mr. Taylor responded that the building is completely full with five tenants, and that the 20,000 square foot addition is projected to house 45 – 50 people for manufacturing; that new leases will be for seven years, and that he does not foresee relocation by the current occupants. He stated he had told Mr. Shea in past discussions that he would post a surety bond if more parking spaces were needed. 


Mr. Shea stated that current zoning states how to determine the need. The concern is that in 10 – 15 years’ time those requirements may change, as well as the owners of the structure. Because of those possible variances, a surety may not be of value to the Township in protecting its best interest.


Vice-Chairman Weener asked Mr. Shea and Ms. Liggett for clarification of the current and proposed parking space requirements. He questioned whether the Commission wanted to revisit the square footage per space versus the space per employee issue.


Ms. Kresen asked how much of the issue was driven by the building not being used for industrial purposes at this time. Ms. Liggett responded that, while it currently appears to be a high number of parking spaces for the current groups, there is uncertainty that in the future there will not be a much higher demand. Research and Development tends to have a high number of employees.


Ms. Kresen asked about the group’s offer to post a surety bond and permeable surfaces. Mr. Shea stated that is not preferred because of the need for staff to keep track of such, and that there is a sunset of one year for its renewal. It would be his responsibility to renew, and it would burden staff to have an added step as this. He also noted there is a question whether, if the property is transferred, does the Township have the right to tell the new owner to honor the surety, therefore, a trigger would need to be built in. Additionally, he stated he questions the viability of alternative parking surfaces. Ms. Kresen asked Mr. Shea what the staff recommendation was regarding the parking space requirement, and he recommended letting it remain as is.

 Mr. Taylor stated that changing the square footage requirement from 250 to 350 square feet would not be a big change. Ms. Liggett stated there did not appear to be a compelling reason to change the requirement. Mr. Torretti stated other townships have greater ratios of parking requirements, and Mr. Taylor stated that if a lack of parking spaces were to occur, he would be the one to suffer because of the tenants’ discontent.


    Mr. Buckalew stated that the current parking situation is a one-time, singular circumstance, and that use at the Industrial Park could dramatically change. He questioned also the lack of vegetation in the lot, and that he believed vegetative dividers were required. Mr. Shea responded that this is an existing condition, that there is a requirement they have this in the future, and that will take up some space in existing parking.

Mr. Torretti stated other townships require changes when new use permits are issued. Mr. Shea responded that when a plan is first submitted great detail is required, but less and less is required when tenants change. He noted there is frequent criticism that the Townships plans only for the current situation, and not for the future.

Mr. Taylor stated that a modest increase in the parking square footage requirement would be acceptable, and asked what the timeline would be if a change were made. Mr. Shea responded that, if the Planning Commission recommended a change, the time involved would mean the amended Ordinance, and the subsequent requirements to amend the group’s building plan, would cause the approval to be no sooner than November or December of 2003.

Ms. Kresen moved that the Parking Ordinance remain as is, since the rationale is not compelling enough to make a change. Mr. Buckalew seconded the motion. Vice-Chairman Weener, Mr. Buckalew, and Ms. Kresen voted in favor of the motion. Mr. Benner was opposed. The motion passed 3 to 1.

​B. Regional Planning Program
Vice-Chairman Weener asked Steve Suder, CRPA Director, to present the Regional Planning Program, so that the Planning Commission could evaluate the program and make comments or recommendations to the Board of Supervisors.

Mr. Suder noted that at its April 28, 2003 meeting, the COG General Forum took action to refer the Regional Planning Program (RPP) to the Centre Region municipalities for review and comment. The Regional Planning Program encompasses steps and milestones for implementing the Comprehensive Plan, and provides a more detailed look at the community. Mr. Suder had provided, by way of the CRPA, a copy of the steps and a summary of the Comprehensive Plan prior to the meeting.

Mr. Suder gave an overview of the RPP and the status of nine proposed action items in each area.

Mr. Buckalew asked Ms. Liggett if she had suggestions, and Vice-Chairman Weener questioned how the plan would make a difference to Harris Township. Ms. Liggett stated decisions must be made regarding what regulations Harris Township wants to focus on, and what areas need more detail. She stated the RPP is a broad guideline for the Township to evaluate and rank what is most important.

The Commission held brief discussion on areas of concern addressed in the RPP. Of particular concern was development and impact by development on the Spring Creek Watershed; impact of development on transportation, both mass transit need and new-road impact; conservation of water; improvements to the Route 45 corridor; preservation of open space; and protection of Linden Hall.

Ms. Clark stated that Mr. Suder would be present at the September 8 meeting of the Board of Supervisors, and that comments by the Commission, as well as the Board, would be included in one report.

C. Agricultural Security Area (ASA) – 7 Year Review
Ms. Liggett stated Harris Township is currently in the process of completing the 7-year review of the ASA. She noted the ASA committee met on August 12 to finalize their recommendation for the properties to be added to the program. A list of the proposed additions, as well as the current members, was distributed for the Commission’s review and recommendation to the Board of Supervisors. At this time there are 14 new properties proposed for addition to the program, which will add approximately 983 acres. These would be in addition to the 36 properties currently participating in the ASA. If accepted, the total acreage in the program would be 3,116.03 acres.

Mr. Buckalew moved to retain the 36 properties participating in the Agricultural Security Area, and add the 14 properties recommended by the ASA Advisory Committee. Ms. Kresen seconded the motion. The motion was approved unanimously, 4-0.

D. Matter of Record
Vice-Chairman Weener noted Ms. Clark had been hired as the Township Manager. While according to her job description and Township Ordinance, she also is to serve as the Planning Commission Secretary, the Commission has always made the appointment official.

Mr. Buckalew moved to appoint Kristin Clark as the Planning Commission Secretary. Ms. Kresen seconded the motion. The motion was approved unanimously, 4-0.

REPORTS

Zoning Permits: 
Permit approval reports from May, June, and July were circulated for review

CRPC:
Mr. Buckalew reported they had met on August 7 for an update on the Cente Region Growth Forecast. He noted demographic material that showed the region experiencing growth of 40-50% by the year 2030, with the greatest growth in Patton and Ferguson Townships. They had reviewed the impact on such growth on the Centre Region.


Mr. Buckalew also noted in connection with the County Comprehensive Plan is the Transportation Improvement Plan (TIP), which the Region looks to develop in 4-year increments. Currently, a plan for 2005-2008 is being developed. He recommended improvement of Route 322 from the Bypass to the of Bear Meadows Road. Ms. Clark noted that the Board has already identified that area as one of the Township’s top three recommendations for improvement.

Agricultural Security Area: Ms. Liggett had presented a report earlier in the meeting.

     Vice-Chairman Weener asked Ms. Clark on the status of the Commission’s membership. She stated that, until replaced, Dan Duffy’s resignation could not be accepted. Ms. Clark noted that four residents had expressed interest, but staff had received no applications to date.

     Vice-Chairman Weener adjourned the meeting at 9:36 p.m.

Submitted by

Kristin L. Clark, Secretary
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