                  HARRIS TOWNSHIP

                                              Planning Commission

                                              REGULAR MEETING

                               Minutes of June 20, 2005
                                             7:00 PM

MEMBERS PRESENT:

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

Kristin Clark, Township Manager; Todd Shea, Zoning/Ordinance Enforcement Officer; Phyllis Favorite, Staff Assistant; DJ Liggett, Township CRPA Planner; Bob Crum and Tom Zilla, CRPA; Karla Coudriet and Scott Russell, Buchart-Horn/Rittenhouse Subdivision; Paul Rittenhouse, Sr. and Bruce Rittenhouse; Pat Barbash, Bob Barbash, and Betsy Dupuis, Harvest Fields; Chris Dry, Boalsburg Fire Company; Greg Shufran, Villa Hermoza Subdivision; Township residents Claire Amick, Kent Baker, Tim Bralower, Daniel Ehrlich, Cathy Flood, Beth Grimes, Steve Moyer, and Jim Steff.
​CALL TO ORDER

Chairman Kresen called the meeting to order at 7:01 p.m.

APPROVAL OF MINUTES

It was moved by Mr. Buckalew, and seconded by Mr. Potter, to approve the minutes of May 16, 2005. The motion was approved unanimously, 6 to 0.
PUBLIC COMMENT


Chairman Kresen asked for public comment. None was received. 

Chairman Kresen made note that PC members had received an email communication from resident Ginny Mulhatten. It related to a neighborhood meeting held on June 5 regarding the proposed development on the Harpster Farm, and the position held by those who attended the meeting. 

PLANNING COMMISSION BUSINESS

A. Rittenhouse Preliminary Subdivision Plan/Sewage Module

 Mr. Shea reported that Karla Coudriet of Buchart-Horn, Engineer for the Rittenhouse Subdivision Plan, submitted a preliminary plan for the 12.6 acre lot of Paul Rittenhouse, on Misty Hill Drive, a private street off of Mountain Road. The plan would create three lots, the largest being 6.84 acres, where the current Rittenhouse residence is located; and two lots of 2.9 and 2.86 acres in size. All lots would be served by on-lot septic systems and wells. He noted that Staff had completed two reviews of the plan, with the latest distributed with the agenda. A waiver request to allow the extension of Misty Hill Drive to a total of about 2,600 feet in length was submitted. This would add about 720 feet to the current length of the street, which already exceeds the 1,500 foot limit established in the existing Ordinance. 

Mr. Shea further related that there are several outstanding comments, and that the PC should discuss the plan, including the waiver request, and decide if there is a recommendation it can give to the Board. CRPA staff and the Township Sewer Enforcement Officer (SEO) have reviewed the planning module and identified several minor/technical issues that must be addressed before it can be referred to the Board and to the Department of Environmental Protection (DEP). He stated that, should the PC wish to see the plan again and/or as revised, the developer would have to offer a written extension to avoid violating the 90-day review period imposed by the MPC.

Mr. Potter asked Ms. Coudriet if they had worked with the Boalsburg Fire Company. Ms. Coudriet responded that she had spoken with the Fire Chief’s representative, and he had not indicated there would be a problem with adding the second hydrant, nor with the existing pond serving as a water source. Chairman Kresen stated it appeared as if there would be a boulevard, and questioned the need for a cul-de-sac. Mr. Shea responded that, if the extension from Colby Lane is not greater than 1,500 feet, the boulevard would be allowed. Ms. Liggett added that while it would reduce the length of the proposed street, it would still likely not qualify. Ms. Coudriet said that the cul-de-sac is being designed as a temporary street and that within five years it would be developed as a looped road because of the planned future development. Mr. Potter asked if the proposed development is within the SSA, and Mr. Shea answered that it is not.

Mr. Shea reviewed the outstanding issues, and in particular noted that the current road varies from 12 to 16 feet in width; the minimum is a constant 16 feet in width, and this would require widening the road. He also questioned whether the hydrant proposed would meet the requirements. Ms. Liggett added that the SEO has yet to see the latest revision of the planning module. Ms. Coudriet they are willing to have a second fire hydrant. Mr. Weener asked if the cul-de-sac requirements apply to both private and dedicated roads, but not to driveways. Mr. Shea answered that the requirements definitely apply to both types of roads, and that a driveway is to serve only one lot, not several.

Mr. Shea reminded the PC that, until the ordinance was recently written, in 1991, there had been granted several waivers for cul-de-sac length because of lack of guidance. When adopted, the cul-de-sac length was changed and since then there have been no waivers permitted.  Mr. Buckalew agreed, adding that the ordinance helped address the laxity. He observed that the cul-de-sac is already shown as longer than can be permitted, and that he is reluctant to take action as if there were going to be more development, especially since safety is involved, and because the additional development may or may not happen.


Mr. Potter expressed concern about limited access with one entrance to the proposed development. Mr. Weener stated safety is the principle, and, while it may not be such a concern immediately, questioned whether there would be a way for the Township to control access if and once the plan is further developed. Mr. Shea replied that not addressing this issue correctly could open the possibility for others with cul-de-sacs to also want to add houses beyond what is permitted. Additionally, the only water source is the pond, and if it were to dry up, it is a problem. The Township is obligated to look at all possibilities. Mr. Keener questioned if allowing a change would set precedence, and remarked that the PC is frequently asked to grant waivers instead of upholding the Township’s published standards.

Ms. Coudriet stated there is a future proposed access from the cul-de-sac for further developments. Mr. Shea stated the Township had spoken with prospective developers of the two areas, Rittenhouse and Campbell, about connectivity, and that if these two areas are developed the Township position is that they interconnect. 

Chairman Kresen asked the Planning Commission what its position as a whole would be, in light of Mr. Keener’s question, when it comes to the PC’s threshold of standards. She stated it is up to the PC to recommend enforcement of the ordinances, rather than acquiescing to developers and changing existing rules to suit their needs, perhaps at the overall detriment of the Township. Mr. Buckalew added that it is not up to the PC to recommend waivers or alternatives to abiding by the ordinances. The onus should be on the developers to figure out how to comply with the ordinances, rather than constantly asking and expecting exemption from the requirements.

Chris Dry, Boalsburg Fire Company, stated he had spoken about the issue with the Fire Chief, and, while the pond or another hydrant met the requirements, the concern is the example this sets for further development. The flow is adequate, and a second hydrant would help for maximum flow. However, he emphasized that it is the future development there that is of concern. Additionally, cul-de-sacs are always a great problem where fire protection is concerned because of their inherent design.


Mr. Igo asked if a recommendation of the plan in its current form would commit the Township to require a future development in order to comply, even if it were approved with contingencies. Mr. Shea responded that there is no guarantee that there 
would be development and, if the approval were based on future development, an enormous surety bond lasting a lengthy amount of time would have to be required of the developer, and monitored yearly.


Chairman Kresen asked if the PC is not comfortable with recommending the waiver and the developer had to rework the plan, would there be new fees required. Mr. Shea answered that the PC could recommend denial of the waiver, and the developer could still go to the Board. He recommended against tabling the plan, if the goal is to delay a decision. He added that if the plan is denied the developer has 45 days to submit a revised plan. If that plan is again denied, then they would have to start over.

Chairman Kresen asked for a consensus on the waiver request. Messrs Buckalew, Igo, Keener, and Potter stated they were against the waiver, Mr. Weener stated he was in favor.  Ms. Coudriet stated they would do a revision of the plan. Mr. Shea stated there would need to be an extension granted by the developer until the August 8 Board of Supervisors meeting, with the granted extension being in place by the July Board meeting. 

Mr. Weener moved to table the Rittenhouse Preliminary Subdivision Plan and Sewage Facilities Planning Module, contingent upon a written time extension from the developer until at least August 8, 2005. Mr. Igo seconded the motion. The motion was approved unanimously, 6 to 0.
B. Villa Hermoza Planning Module

Chairman Kresen reported the submission of a preliminary/final subdivision plan for an 11.71 acre parcel of land along Sharer Road, belonging to Jaime Saona. It proposes a two-lot re-subdivision, with one acre from the initial parcel, served by on-lot water and sewer. A Component 1 Planning Module had been submitted for review.


Ms. Liggett stated that the outstanding minor/technical issues had been addressed, and two perc tests had been done and the property passed. She recommended approval of the Planning Module.

Mr. Buckalew moved that the Chairman of the Planning Commission execute Section J, and refer the Planning Module for Villa Hermoza to the Board of Supervisors for approval. Mr. Potter seconded the motion. The motion was approved unanimously, 6 to 0.

C. Regional Growth Boundary (RGB)/Sewer Service Area (SSA) Expansion Requests

Chairman Kresen noted that the Commission members had received the document provided by CRPA which denoted the 20 requests received for expansion requests, including six from Harris Township. Ms. Clark noted that a 7th request was made since the document was sent, the Kissinger property that lies within both Harris and Potter townships. Ms. Liggett said an 8th property, Kuhns Tree Farm, was also submitted for consideration. She noted that CRPA is telling property owners that, if they want their property to be considered in this round of RGB and SSA expansion, they should make their request now, so they can be properly evaluated. She added that CRPA is seeking comment only on the 20 in the document at this time, and that the others would be reviewed at the July meeting.

Bob Crum, CPRA Planner and new director as of July 2, gave background information on the process, and stated that what is being asked is initial reaction and perspective from the municipalities. He added that by the end of June there should be a general perspective from all the municipalities, and CRPA should have a tool to see the overall opinion.


Mr. Crum explained that the CRPA encourages growth with the current boundaries over the next 30 years, away from environmentally sensitive areas, with the goal of preventing leap-frog development and urban sprawl. The sewer zone is complementary, and should match the growth boundary. The question is whether the RGB and SSA are in the right spots, or should they be expanded. In considering this, all 6 municipalities must agree, since all 6 share the use of utilities, and share in their capacities. Since the initial establishment of the boundaries in 1976, the boundaries have been well contained, even with expansion in the 1980s and 1990s.

He noted also that many of the areas that are being requested for inclusion in the RGB and SSA are currently zoned Agricultural. If these are approved, requests for change in their zoning will follow. In addition to impacting the SSA and the need for more pumping stations, impact would occur on community character, the environment, existing neighborhoods, infrastructure, services, schools, and transportation. The recommendation is to maintain as much restriction as possible of the RGB and SSA, and increase density in the available land within the current RGB. Currently, 5,500 acres of undeveloped, available land are available. The 20 requests received would add another 2,600 acres, and the potential of an increase of 30,000 people and subsequent commercial growth.

Mr. Crum reviewed the process for the Planning Commission’s input. He added that the PC’s input is an initial effort, and there would be more opportunities to review this, with a chance that all municipalities’ PCs would be invited to attend a special review, dependent on initial responses. CRPA will develop a matrix to distribute at the next meeting to share all municipalities’ input.


 Mr. Potter stated that he believed there should be no growth, with so much undeveloped acreage currently available, combined with current sewage capacity. He noted that other communities have called a halt to expanded development and have not had a negative economic impact. He asked about the environmental impact of all on-site septic versus public sewer. Mr. Crum responded that if there are more sewer services available, there is more development density. He added that, while the developers may pay the cost initially for improvements, in the long term everyone ends up footing the bill. He noted that something that may impact any expansion is the Chesapeake Bay Tributary Strategy, and the amount of nutrients allowed to be put into the Bay.

Betsy Dupuis, representing Harvest Fields, stated that, while there is an access request being made through an adjacent parcel, it does not indicate that their intent is to develop around the access differently. The goal of Harvest Fields is to provide space for non-profit groups, as well as establish church facilities and expand office space.


Resident Kent Baker urged the PC to not consider expansion of the Regional Growth Boundary unless it finds a pressing, compelling reason. He stated he believed there is adequate area to develop existing land.
The meeting was recessed at 8:57 p.m. An informal vote was made by each of the Commission members in attendance. Using color dots to denote recommendation for inclusion, further consideration, or denial, each of the requests made for RGB/SSA expansion consideration was evaluated.  The meeting reconvened at 9:07 p.m.

Mr. Crum noted that the individual positions were very similar, and that other municipalities had acted similarly in their indications. The results were as follows:

Recommended to deny the following RGB/SSA Expansion Requests:

1.  Gray’s Woods – Halfmoon Township
2.  Halfmoon Acres – Halfmoon Township

3.  Levi – Patton Township

4.  Gray Buffalo Partnership - Patton Township

5.  Piper - Patton Township

6.  Morgan - Patton Township

7.  Sellers - Patton Township

8.  Mountain Laurel Associates - Patton Township

9.  Al-Mar Acres – Harris Township

10.  Aikens Lots #5, 6R, 6RR - Harris Township

11.  Aikens Lot #3 - Harris Township

12.  Pine Hall Associates - Harris Township

13.  Weaver Tracts - Harris Township

14.  PSU/Whitehall – Ferguson Township

15.  Myers Property – Ferguson Township

The following were recommended for further consideration:

1. Geisinger – Patton Township

2. Barger – Patton Township

3. Rogers/Shiloh – College Township

4. Clair/Shiloh – College Township

5. Harvest Fields – Harris Township

No properties were strongly recommended for immediate inclusion in the RGB/SSA.


Mr. Crum stated the results would go to the General Forum in June, then to the PC in July. Chairman Kresen stated that when the information is compiled for the municipalities she would like to see not just the overall vote, but whether decisions were a clear consensus, or a majority.
D. Future Agenda Items

Ms. Clark noted items the Board had requested that the PC review over the next few months. Of immediate concern is the request from Traditions of America (TA) to change the allowed density in the PRD from 3 dwelling units per acre to 4. She noted the information already received. This would be for consideration at the July PC meeting. Two other items for August include a review from the Boalsburg Investment Group (BIG) to rezone a parcel of land from C-1 to I-1, and a request from KBBH Partnership to rezone a parcel from R-1 to R-2.

In addition, the previously discussed RGB/SSA expansion requests will be on the agenda in July, and Mr. Shea will be speaking to Village parking regulation. 

In light of many requests being made of the Township, Ms. Kresen asked Planning Commission members to consider carefully any waiver decision for any developer. While a great deal of time and effort have gone into developing the regulations, the Township is perceived as inconsistent in its enforcement, and many times developers have an attitude of expectation that waivers would be granted. If the PC is happy with the ordinances, then members should support them. She cautioned against the appearance of it being easy to get a waiver.

Other

Mr. Potter moved to congratulate and thank Ms. Clark for her hard work on behalf of the Township and the Planning Commission, in light of her departure in mid-July. Mr. Keener seconded the motion. The motion was approved by acclamation.

Resident Steve Moyer announced he had a comment about the Harpster Development from the Hill residents, and that they have a paper on it. Ms. Clark stated it could be placed formally on the PC agenda, but the request and information must be submitted ahead of time. 
REPORTS
Zoning Permits:



Permits for May were circulated for review

CRPC Report:



Mr. Buckalew noted that the Commission had 






looked at 5 properties near Grays Woods for a 






change from Agricultural to Office Buffer 






zoning. They also had a preliminary look at the 






RGB/SSA items. He reiterated that the CRPC 






bylaws are in need of revision. A suggestion 






has been made to appoint an official alternate 






when a representative is unable to attend. 






Finally, this was Mr. Suder’s last meeting with 






 the CRPC.
Adjournment

Mr. Potter moved to adjourn the meeting. Mr. Buckalew seconded the motion. Chairman Kresen adjourned the meeting at 9:45 p.m.

Submitted by

Kristin Clark, Secretary
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