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HARRIS TOWNSHIP

Planning Commission

Minutes July 16, 2001

7:30PM


MEMBERS PRESENT

Paul Weener, Chairman; Ronald Buckalew, Vice Chairman; Ed Benner, Lisa Berkey, Dan Duffy, Mary Ann Kresen, Bob Potter. 

OTHERS PRESENT 


Thomas Miller, Township Manager; Todd Shea, Zoning Officer; Bob Crum, CRPA; Larry Lahr, Renee Oswald, Nextel.

A.

CALL TO ORDER

Chairman Weener called the June 16, 2001 meeting of the Harris Township Planning Commission to order at 7:30PM. 

B.

APPROVAL OF THE MINUTES

Vice Chairman Buckalew stated that he had minor editorial comments.  These would be provided to the recording secretary. 

Upon a motion by Vice Chairman Buckalew, seconded by Ms. Kresen and carried unanimously the minutes of the June 18, 2001 meeting of the Harris Township Planning Commission were approved:  Ayes – 6, Nays – 0.

C.

CITIZEN COMMENT
Chairman Weener asked Commission members if there was any objection to receiving comment regarding placement of a cell tower.  Commission members agreed to allow comment.  Chairman Weener stated that the five-minute time limit would not be imposed, but comments should be kept brief.

Mr. Shea stated that he had received correspondence from Solicitor Goodall who agreed with his position that a land development plan is required to be submitted with a current cell tower proposal.  Mr. Shea said that a land development plan/site plan could be submitted for consideration at the August meeting.

Mr. Duffy entered the meeting.

Mr. Lahr introduced himself and Ms. Oswald to Commission members stating that they were working on a project to place a cell tower on the lands of John & Helen Brouse, Torrey Lane.  Mr. Lahr said his employer (Nextel) is proposing to construct a “mono pole” cell tower 145’ in height to provide coverage to Boalsburg and SR0322 area.  He said a wetlands study has been completed.  The Army Corps of Engineers and PA DEP have reviewed the delineations.  He added that Nextel has approached the State College Borough Water Authority, but SCBWA has declined permission to attach a tower to their facilities.

Chairman Weener questioned the setback for a tower.  Mr. Shea stated the setback is equal to the height of the tower.  Chairman Weener asked if the setback is measured from the tower or the fence surrounding the tower.  Mr. Shea said it is measured from the tower to the property line.  Mr. Crum stated he did not believe the ordinance was clear on this.  Mr. Miller stated that fences are not considered structures and are allowed in setback areas in all other areas of the Township, so measurement would not include the fence.

Chairman Weener asked if the tower could be “co-sighted” with another facility.  Mr. Lahr said the SCBWA water tank is not an option according to the Authority, and other tower sites in the Township are too far away to “fit in the grid”.

Mr. Lahr stated that the tower would not be lighted.  There will be no guy wires.  The tower will have capacity to host four carriers.

Ms. Berkey asked about other facilities on the site.  Mr. Lahr said there would be a small shelter for radio equipment.

Mr. Shea advised Mr. Lahr that he would need to submit documents to the Township no less than 15 business days before the meeting where he wishes to appear.

Mr. Shea reminded Chairman Weener that there was a second item to discuss that was not on the agenda.  Mr. Shea continued by saying that the planning module approved for the Aikens Recreational Park included provision for a holding tank.  Since that time, PA DEP told Mr. Aikens that approval for the holding tank would be limited to two years.  Mr. Aikens has asked for permission to amend the planning module to allow the installation of an on-lot system, now, rather than using the holding tanks for two years, and then installing the on-lot system, which would be more costly.  Mr. Shea stated the SEO recommends approval.  Mr. Crum stated that he concurred with approval.  

Upon a motion by Ms. Berkey, seconded by Ms. Kresen and carried unanimously, Planning Commission members moved to recommend approval of the amended Aikens Recreational Park Sewage Facilities Planning Module contingent upon satisfactory staff completion of the module forms:  Ayes – 7; Nays – 0.

D.
PLANNING COMMISSION BUSINESS
1. BOARDING KENNELS.

Upon a motion by Vice Chairman Buckalew, seconded by Mr. Duffy and carried unanimously, Planning Commission members moved to amend the order of the agenda to consider Item 3 – Growth Potential Within Harris Township, before Item #1 – Boarding Kennels:  Ayes – 7; Nays – 0.

2. GROWTH POTENTIAL WITHIN HARRIS TOWNSHIP.

Mr. Crum began by saying that information he was about to present was CRPA’s best forecast for growth in the next 20 years.  He said this information should be used to plan infrastructure improvements.  He added that the forecasts assume “no rezoning” and does not include full build out.   The sources for information include development plans, site analysis, zoning maps and “planning judgment”. Mr. Crum stated that CRPA can provide growth forecast for each year through 2010 and can provide individual site data, if such is desired.  He reminded Commission members that the forecasts were for areas within the “growth boundary”.




Mr. Crum displayed the following growth projection for residential dwelling units:

2001-2005
250

2006-2010 141

2011-2020    458

2001-2020    849 Total Dwelling Units

Mr. Potter questioned why fewer units were being projected for 2006-2010.  Mr. Crum responded that this was caused by the difference between current project build out and new projects.

Mr. Crum advised that to estimate population 2.8 persons per unit should multiply change the number of dwelling units.

Mr. Crum showed additional forecasts with the following projections for retail and office space.

	2001-2005
	3,000sf
	2001-2005
	8,400sf

	2006-2010
	128,000sf
	2006-2010
	0sf

	2011-2020
	           0sf
	2011-2020
	21,000sf

	2001-2020
	131,000sf 

(Retail) 
	
	29,400sf

(Office)


Chairman Weener stated that Planning Commission members must decide what to do with this information to shape the future of the Township.  Mr. Crum stated that the current population of the Township is 5,200 persons adding that Harris Township is projected to grow faster than the rest of the Centre Region over the next 20 years.

Ms. Berkey suggested the Planning Commission be proactive in evaluating the traffic corridors in the Township to assure they are adequate to support the forecasted growth.

Chairman Weener commented that it might be appropriate to consider a transportation study to determine what infrastructure improvements are needed.

Ms. Berkey and Mr. Duffy stated they would support improved pedestrian access throughout the community.


Ms. Berkey expressed concern about 7,500sf lot size being too small.

Mr. Potter stated that townhouses are popular in many communities, asking where they are allowed.  Mr. Shea said they are allowed in the R-2 and R-3 zones, indicating they are also allowed in R-1 if included in a condominium association.

Mr. Crum stated that use of the Planned Residential Development regulations may help, but would likely only be effective if it is required, as has happened in Patton Township.

Mr. Crum suggested Planning Commission members consider transportation impacts and volunteered Mr. Zilla, CRPA, to create a transportation model to compliment the land use forecasts he had presented.

Mr. Miller stated that many of the concerns that had been raised bordered on “policy” issues, asking Planning Commission members what they wanted their community to look like 20 years from now.  Mr. Miller added that when Planning Commission members determine what they want to see 20 years from now, current ordinances could be supplemented or amended, as necessary.

In concluding discussion of this item, Chairman Weener recounted the consensus of Planning Commission members directing staff to complete the following:

· It was consensus of Planning Commission members to direct Mr. Zilla of CRPA to complete a transportation study corresponding to the land use forecast prepared by Mr. Crum.

· It was consensus of Planning Commission members to direct Planning staff to prepare a memo to Planning
 Commission members addressing transportation impact studies, fees, districts, etc. relating to what the Municipality’s rights and responsibilities are, related to transportation infrastructure improvements to serve additional development.

(
It was consensus of Planning Commission members to direct Planning Staff to prepare a memo regarding pedestrian and bicycle corridors to help Planning Commission members decide how to implement improvements.

· It was consensus of Planning Commission members to direct Planning Staff to prepare a memo regarding implementation of “mixed use” zoning district regulations to replace the PRD option, currently in place.  This memo should include comment on how the current ordinance would have to be changed.

1. BOARDING KENNELS.

Chairman Weener introduced this item by saying that he had attended the Board of Supervisors meeting and had some insight into why this item had returned to the Planning Commission, saying that Board members were in agreement with most of the recommendations forthcoming from the Planning Commission, but the issue of stand alone kennels needed further clarification.

Chairman Weener stated the Board was agreeable to the placement of veterinary hospitals in the Agricultural and Forest Zoning Districts.

Mr. Crum added that kennels at veterinary hospitals would have to be surrounded by a 6’ opaque fence, and that setbacks would be as follows:  front – 75’ side and rear – 100’.

Mr. Shea stated that kennels are currently allowed in the Rural Commercial Zoning District, and that this would not change.

Mr. Miller clarified that proposed changes would apply to “stand alone” boarding kennels as a primary use, and to veterinary hospitals that board customers animals who are not visiting the veterinary hospital for health reasons, as an accessory use.

Upon a motion by Chairman Weener, seconded by Vice Chairman Buckalew and carried unanimously, Planning Commission members moved to recommend that the Harris Township Board of Supervisors adopt ordinance language amending the Harris Township Zoning Ordinance, as follows:  Veterinary offices and Boarding kennels shall be primary uses added to the Agricultural and Forest Zoning Districts; Boarding kennels shall be allowed as accessory uses to the Veterinary offices in the Agricultural and Forest Zoning Districts; kennels shall be completely enclosed by an opaque fence, at least 6’ (six feet) in height; setbacks for veterinary offices and boarding kennels shall be 75’ – front, 100’ – side & rear:  Ayes – 7; Nays – 0.

Commission member Bob Potter exited the meeting at 9:36PM.

2.
CORRIDOR OVERLAY DISTRICT UPDATE. 

Mr. Crum introduced this item by saying that a major issue remains how to address backlit canopies.  Mr. Crum suggested that this be addressed by allowing language or a logo to be backlit, up to a certain limit, but not allowing the entire canopy to be backlit.   

Mr. Shea stated that any recessed lighting must be contained in an opaque cylinder to prevent light transmission through translucent portions of the canopy.

Chairman Weener asked about section 10.2.1 of the proposed ordinance that contains reference to a section number that remains vacant.  Mr. Shea responded that this section number remains to be determined.

Ms. Kresen commented that the proposed ordinance language suggesting sidewalks should be changed to “shall” to require sidewalks.

Mr. Crum reviewed the goals of the Corridor Overlay District for PC members, commenting that one of the goals was to create an “aesthetically pleasing environment”.

Chairman Weener expressed concern about tree replacement provisions.  Mr. Crum responded that minimum 6-inch caliper trees are to be preserved, adding that any caliper smaller than 6 inch does not count toward the total, according to ordinance language.

Mr. Shea expressed discontent with section 10.2.3 that states the zoning officer, suggesting that this section be changed, shall remove no tree without authorization.  Mr. Shea recommended this authorization be referred to the Planning Commission or Board of Supervisors.

Ms. Kresen expressed concern about a developer “clear cutting” in advance of presenting plans to the Township to sidestep tree preservation requirements.

Upon a motion by Ms. Kresen, seconded by Mr. Buckalew and carried unanimously, Planning Commission members moved to forward the Corridor Overlay District ordinance to the Board of Supervisors for consideration as amended and edited by staff, with specific comments for inclusion as follows:  amend section 10.2.3, (page two), to refer written authorization for tree removal to the Board of Supervisors; amend section 10.4 Pedestrian and Bicycle Access to require facilities denoted in this section; and to include ordinance language in section 10.3 - Lighting, to regulate lighting of awnings and canopies as discussed, i.e. canopies shall not be backlit, language/logos on canopies may be lighted, but shall comply with all applicable lighting regulations including maximum size of 25sf.:  Ayes – 7; Nays – 0.

            4. 
AGRICULTURAL SECURITY AREA DISTRICT PROPERTIES.


Chairman Weener postponed discussion of this item until the August meeting.

 E.
REPORTS:
 Vice-Chairman Buckalew reported there was no meeting of CRPC.

Chairman Weener noted that staff had provided copies of Act 153 to HTPC members.  Ms. Kresen         commented that this Act would not apply to the Yoder Memorial Preserve tract.  Mr. Crum distributed information from Patton Township, which is evaluating the interest in considering adoption of this.

F.

ADJOURNMENT

Upon a motion by Vice Chairman Buckalew, seconded by Ms. Kresen and carried unanimously, the July 16, 2001 meeting of the Harris Township Planning Commission was adjourned at 10:16PM:  Ayes – 7; Nays –0.

________________________________

Thomas C. Miller

Harris Township Manager/Secretary
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