HARRIS TOWNSHIP 

Planning Commission – Minutes 

February 19, 2001


HARRIS TOWNSHIP

Planning Commission

Minutes of February 19, 2001

7:30PM
MEMBERS PRESENT: 

Paul Weener, Chairman; Ronald Buckalew, Vice Chairman; Mary Ann Kresen, Edward Benner, Lisa Berkey and Bob Potter

OTHERS PRESENT: 

Thomas C. Miller, Township Manager; Ina Reed, Recording Secretary; Todd Shea, Zoning Officer; Bob Crum, CRPA; Linn Auman, PennTerra; Joe Green, Attorney; Brad Karch, KB&B Realty; and Randy Aikens, resident. 

CALL TO ORDER:

Chairman Weener called the February 19, 2001 meeting of the Harris Township Planning Commission to order at 7:30PM.

APPROVAL OF THE MINUTES: 

Mr. Buckalew stated that he had previously discussed editorial corrections with the recording secretary. 

Upon a motion by Mr. Buckalew, seconded by Ms. Kresen and carried unanimously, the minutes of the January 22, 2001 meeting of the Harris Township Planning Commission were approved with corrections:  Ayes 5; Nays 0.  Mr. Potter abstained from the vote as he was not present at the January 22, 2001 meeting.

CITIZEN COMMENT: 

There being no comment, the Chairman moved to the first item of the agenda. 

PLANNING COMMISSION BUSINESS:

1. 
Welcome to New Planning Commission Member(s)

Chairman Weener welcomed Bob Potter as a member to the Harris Township Planning Commission.  

2.
Aikens Preliminary Subdivision/Recreation Area Land Development Plan and Sewage Facilities Planning Module


Mr. Shea detailed the plan that would subdivide the Randy Aikens lot on Bear Meadows Road into two lots on the opposite sides of the road.  In addition, the plan proposes a recreational area that would include a miniature golf course, picnic pavilions, etc. 


Mr. Shea noted that the purpose of this plan is to create a subdivision.  The graphic depicts the Aikens lot enlarged and subdivided from the original lot, detailing the land development uses and structures to be located on the opposite side of the road. 


Mr. Shea provided the following review comments: 

Chapter 11-Article III

1.
A waiver request has been submitted and will be considered to allow a plan scale of 1” = 100’.

1.2.4.3
A waiver request has been submitted and will be considered to allow contour intervals at 20 feet where five feet intervals are required. 

1.4.2
Execution of the owner signature blocks. 

Chapter 11-Article IV

5.3
Completion of the necessary steps to achieve approval of a sewage facilities planning module by the DEP; staff review of such is underway. 

Chapter 12-Article VII

1.4
Notation on the plan that all applications for zoning permits for structures located within 100 feet of identified wetlands must be preceded by a site plan, as per Chapter 12, Article IX,  that must be reviewed by the Planning Commission and Board of Supervisors.

General Comments 


Provide proof of a highway occupancy permit when such is received 


Execute all stormwater management signature blocks

Mr. Shea noted that the Township Engineer made several comments: 

Chapter 11

10.1
Provide proof of review and approval of the E and S plan by the Centre County Conservation District. 

Chapter 13-Article II

2.20
Execution of designer’s stormwater certification.



General Comments


Add “Heirs and Assigns” to note No. 11 to clearly indicate that access easement goes with the property. 

Mr. Crum recommended conditional approval contingent upon the following: 

1.
Receipt of Highway Occupancy Permit issued by PennDOT. 

2.
Request that tree masses on site be identified.  

3.
Confirmation (documentation) from a soil scientist or wetlands expert that the sizeable wetland on site will not be disturbed by the grading of the site. 



Mr. Auman stated that Mr. Charles Herr, Harris Township Sewage Enforcement Officer, will provide a letter regarding the wetlands. 

Mr. Crum indicated that he had inquired as to whether outdoor lighting would be proposed as outdoor lighting would require a plan.  The developer responded that the issue will be fully addressed at the time of final plan submission.  Currently it is uncertain whether evening activities are planned for this site. 

Mr. Crum stated that three septic holding tanks will be installed.  The tanks will have a 2000 gallon capacity with a capacity alarm that will indicate when the tanks reach 75% capacity, indicating the need to be pumped. 

Ms. Berkey asked that the stormwater management plan be detailed. 

Mr. Auman responded that the parking lot will not require curbing, adding that it will be graded into a swale to a detention pond. 

Mr. Crum stated that water will sheet flow toward the detention pond with much of the flow being absorbed before reaching the pond.  

Mr. Crum asked that comments regarding the preservation of permanent trees for use in future development be noted on the plan.  

Upon a motion by Mr. Buckalew, secondby Ms. Berkey and carried unanimously, the Aikens Preliminary Subdivision/Recreation Area Land Development Plan and Sewage facilities Planning Module was approved contingent comments detailed by Mr. Shea and the specific comments of Mr. Crum: 

1.
Receipt of Highway Occupancy Permit issued by PennDOT. 

2.
Request that tree masses on site be identified.  

3.
Confirmation (documentation) from a soil scientist or wetlands expert that the sizeable wetland on site will not be disturbed by the grading of the site.

3.
ITT
Property Zoning Issue
Mr. Shea explained that the property owners and prospective purchaser of the property are interested in an amendment to the zoning ordinance to allow for an “industrial park” use in the Zoning Ordinance.  

Mr. Green stated that this issue involves the interpretation of primary use and how that interrelates with the minimum lot width requirement, noting that their argument with the primary use and minimum lot width only allows for the use by a small number of businesses not multiple business entities. 

Mr Crum stated that the first issue to be addressed is the definition of “Industrial Park.”  Mr. Crum provided a definition of “Industrial Park, ” borrowed from The Illustrated Book of Land Development Definitions.  

Industrial Park 
A large tract of land that will be planned, developed and operated as an integrated facility for a number of individual uses, with special attention to circulation, parking, utility needs, aesthetics and compatibility. 

The second issue, Mr. Crum said, was to identify appropriate uses within an industrial park, stating that it is common to define which uses from industrial district are not appropriate in industrial park. 

Mr. Crum stated that staff recommends that only those uses normally associated with the light industrial or research-oriented use be permitted within an industrial park.  This provision would be consistent with the definition provided.  The following uses from the General Industrial district would not be permitted within an industrial park.:

*
Auto wrecking, junk and scrap establishments (use #2)

*
Freight and trucking terminals (use #3)

*
The manufacturing, processing, or bulk storage of natural gas, petroleum, gasoline, and other petroleum derivations and explosives (use #4)

*
Refractories (use #8)

*
Rendering Plants (use #9)

*
Incinerators (use #10)

Mr. Crum recommended identification of appropriate standards for industrial parks.  These are standards are necessary since an industrial park could include a mix of various industrial land uses of different intensities. 

Mr. Crum added that The Pennsylvania Municipalities Planning Code permits municipalities to attach reasonable conditions and safeguards, in addition to those expressed in the zoning ordinance, as it may deem necessary to implement the purposes of the planning code and zoning ordinance. 

Mr. Crum stated that the proposed definition of an “Industrial Park,” the township should consider that conditions related to the following issues apply to industrial park developments. 

*
traffic circulation (on-site)

*
parking (with provisions for shared parking when appropriate to decrease impervious coverage and increase green space and buffers)

*
utility needs (sewer lines/water lines, etc.)

*
aesthetics (must be specific, i.e. building height, additional landscape plantings, etc.)

*
land use compatibility (relationship of uses within the park – the buffer yard requirements will address buffers for adjacent land uses)

*
other public health, safety and welfare issues

Mr. Green agreed that identifying appropriate uses within supplemental regulations for industrial park as a permitted use within the Industrial District would be more advantageous to both the Township and property owners. 

Chairman Weener indicated that the property owner should be responsible for compliance with Ordinance standards and the Township should only become involved when a complaint is lodged or a violation is obvious.  

Mr. Shea disagreed, saying that it made more sense to require specific checks prior to the occupancy of new tenants to ensure that parking, landscaping, buffering, and other standards were being met.  Mr. Shea said it was a more difficult process to wait for a violation to occur and attempt to remedy a problem once a tenant was in place.  

Much discussion ensued regarding who should be responsible for compliance and when staff should be involved in the process.  Mr. Shea outlined a process whereby an industrial park owner would be required to submit a site plan prior to the change of tenants that demonstrated existing and proposed parking requirements, existing and proposed tenants, and other applicable information. 

Mr. Crum said the process was a reasonable step since under the industrial park scenario, the Township would be waiving or altering its typical lot width interpretation.

Mr. Green said that issue had already been settled in court and the Township wouldn’t be waiving anything. 

Mr. Crum reminded PC members that he was reading the waiver of lot width requirements from the draft ordinance Mr. Green had prepared, that he was not suggesting the premise. 

Mr. Buckalew asked for clarification of the term “integrated design/integrated facility”.

Mr. Green responded that he would “interpret” integrated to mean multiple tenants on a property. 

Mr. Crum responded that he would interpret “integrated” as a relationship or scheme between the site and its uses, an overall design that ties it together. 

Chairman Weener commented that the requirements and standards do not apply to the separate uses on the property, but to the primary use. 

Ms. Kresen asked what would happen if one of the tenants within the primary use were to change and did not integrate well with existing tenants, e.g. a larger volume of parking.

Mr. Crum explained that such possibilities are the reason for recommending appropriate and specific standards for industrial parks by which tenants and uses could be evaluated for inclusion to industrial parks. 

By consensus the Planning Commission directed staff to continue development of appropriate standards for industrial park as defined by Mr. Crum.  

4.
The Interchange Overlay Model Ordinance

Mr. Crum stated the I-99 Interchange Overlay Zone Model Ordinance was developed by the I-99 Community Partnership for Sustainable Development to provide a mechanism to ensure that if higher density development does occur around the interchanges, it will meet a minimum set of standards.  Although this ordinance has been created for I-99 interchange municipalities, it is also available for use by other municipalities that may feel similar pressures at other important roadway linkages in the region. 

Mr. Crum pointed out several difference between The I-99 Overlay Zone Model Ordinance and Harris Township’s Corridor Ovelay District that the Planning Commission may wish to consider:

The Interchange Overlay Zone Model Ordinance requires the following:

SETBACKS AND LANDSCAPING

(
A one-hundred (100) foot buffer between the Interstate Highway right-of-way and all development.


This is a larger setback than currently required by the Township. 

(
Trees and other landscaping are required within and around parking lots: for highway beautification as seen from the Interstate or Interchange Access Road.

(
Required trees planted within the setbacks shall be of a shade-type variety with a minimum caliper of two and one-half (2.5) inches at planting and an expected height at maturity of at least thirty (30) feet. 



The required plantings are larger that currently required by the Township. 

(
Interiors of parking lots shall contain at a minimum the equivalent of (1) tree for every ten (10) 

parking spaces.


BUILDING AND SITE DESIGN

(
All portions and sides of buildings shall utilize the same materials that are used on the designated front of the building.  Unpainted concrete block, except when textured or tinted, shall not be used on building exteriors.

(
Glazed areas shall not exceed sixty percent (60%) of the exterior surface of any single building. 

(
Facades greater than forty-five (45) feet in length shall employ one or more of the following architectural design strategies: 

1.
Use of varying materials, textures or colors. 

2.
Use of architectural detailing or elements, such as windows, colonnades, porches, porticos, 

columns, pilasters, cornices and canopies. 


3.
Varying horizontal elevations, bumpouts, and recesses. 

(
For properties with frontage along the Interchange Access Road, the building’s primary façade shall be oriented towards the Interchange Access Road. 

TREE PRESERVATION STANDARDS

(
No clearing or timbering of any wooded cover within an Interchange Overlay Zone may occur unless authorized pursuant to an approved development plan. 

(
Where clear-cutting, timbering or logging on a site is for commercial purposes rather than development purposes, such site may not be used for nay other commercial purpose for a period of seven (7) years from the date such operations are completed. 

Chairman Weener clarified that there was no action to be taken by the Planning Commission regarding this issue.

Mr. Crum stated that the I-99 Interchange Overlay Zone Model Ordinance as developed by the I-99 Community Partnership for Sustainable Development required no action by Harris Township as there will be no interchange located in the Township.  However, upon reviewing this Ordinance the Board of Supervisors directed staff to forward the Ordinance to the Planning Commission to determine if the proposed Ordinance contained regulations that Harris Township may wish to consider incorporating into its Corridor Overlay District Ordinance. 

Ms. Kresen asked if there were any particular deficiencies in the current ordinance. 

Mr. Shea responded that the current ordinance is not well organized or focused and therefore, difficult to interpret. 

Ms. Berkey asked that noise abatement be addressed. 

By consensus the Planning Commission will review both the current Harris Township Corridor Overlay Ordinance and the I-99 Interchange Overlay Zone Model Ordinance for discussion at the March meeting. 

5.
Harris Township On-Lot Sewage Disposal System Maintenance Ordinance

By consensus the Planning Commission postponed this item until the March 2001 meeting of the Harris Township Planning Commission.

Mr. Crum provided a handout introducing Harris Township On-Lot Sewage Disposal system Maintenance Public Education Brochure, which he asked Commission members to review for the March meeting. 

REPORTS:

Zoning Permits 
Four (4) zoning permits were issued in January 2001 for a total of $386,903.00.
CRPR
Mr. Buckalew reported that at the annual reorganization meeting, February 1, 2001, the Officers for the 2001-2002 year were: 



Chair: 



Bryce Boyer 


Vice-Chair: 


Ralph Wheland 


CRMPO Representative: 

Ron Buckalew


Items of discussion included: 


(
Growth Forecasting Project for the UAJA Sewer Service Area

Under the direction of UAJA a detailed evaluation of this area was undertaken to forecast the amount, type and specific timing of growth that will occur for each parcel within the service area in the next 20 years based on existing zoning in each of the municipalities.  This information will be used by the Authority to plan for the future of UAJA’s collection, conveyance and treatment system.  

(
CRMPO FY 2001-02 Unified Planning Work Program


The UPWP which lists the work tasks to be completed by the Centre Regional Planning Agency was submitted to the CRPC.

ADJOURNMENT:

Upon a motion by Ms. Berkey, seconded by Ms. Kresen and carried unanimously, the February 19, 2001 meeting of the Harris Township Planning Commission was adjourned at 10:15PM:  Ayes – 6; Nays – 0.

________________________________

Thomas C. Miller 

Harris Township Manager
/ir

Final
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