HARRIS TOWNSHIP

Planning Commission

Minutes – November 17, 2003

REGULAR MEETING

7:00 PM

MEMBERS PRESENT:

Bob Potter, Chairman; Paul Weener, Vice-Chairman; Ed Benner; Ron Buckalew; Bob Igo; Charles J. Keener; and Mary Ann Kresen

OTHERS PRESENT:

Kristin Clark, Township Manager; Todd Shea, Zoning and Ordinance Enforcement Officer; Phyllis Favorite, Staff Assistant; D. J. Liggett, CRPA Planner; Greg Shufran, P.L.S., for the Homan Minor Subdivision; Van Winter, Boalsburg Fire Company Chief; Harris Township resident Randy Aikens; and Ryan Farley, Christopher Hails, and Kara Master of State College.
​CALL TO ORDER

Chairman Bob Potter called the meeting to order at 7:02 p.m.

APPROVAL OF MINUTES

It was moved by Mr. Buckalew, and seconded by Mr. Weener, to approve the minutes of September 15, 2003. The motion was approved unanimously.

Chairman Potter welcomed Bob Igo to the Planning Commission as its newest member on behalf of the entire body. He also noted there was a full contingent of members on the Planning Commission at this time.

CITIZEN COMMENT

No citizen comment was made at this time.

PLANNING COMMISSION BUSINESS

A. Matter of Record  

Chairman Potter again welcomed Bob Igo to the Planning Commission. He was appointed to fill the vacancy on the Commission. Mr. Igo’s term expires on December 31, 2007.

B. Parking – Forest District
Ms. Clark reported that the Township had received a letter from Randy Aikens’ attorney requesting that the Board of Supervisors revisit the issue of allowing non-paved parking areas in the Forest District. She noted the subject was discussed in 2001, an amendment was developed, but then the matter was dropped. The Planning Commission discussed it again in 2002, and D.J. Liggett had recommended language for an ordinance amendment that had evolved from that Commission’s discussion. Again, the issue was not fully addressed. She also included a copy of an ordinance suggested by Mr. Aikens’ attorney. The matter was discussed at the November 10 Board meeting, and at that time it was decided to refer it to the Planning Commission for review.

Mr. Buckalew remarked that the concern from the Commission at that time was about the terms “mud-free and stabilized” for pervious parking, and how that is successfully achieved. Mr. Keener asked Mr. Aikens what he planned for the area. Mr. Aikens responded that this portion of his land is in the Forest District, and across from his home. He wants to develop a recreation park for mini golf and picnicking next to Tussey Mountain, and avoid run-off from impervious paving. He noted the objective was parking similar to that in Rothrock State Forest, using stone.

Ms. Kresen expressed concern about those areas she has seen that were supposed to be mud free, but in fact were not. Mr. Shea acknowledged that parking areas of similar design at Tussey Mountain do become substandard, and that the Township may have to build into the Ordinance a requirement for yearly inspection of mud-free and stabilized parking, as well as require repair as needed to maintain that feature. Ms. Kresen stated if the business is used year around, and as time goes by, the parking might be better suited to impervious parking closer to the building, and the pervious paving farther away. Mr. Aikens responded that he would prefer compact stone to maintain it as mud-free, and that he is committed to keeping it up to standards. Mr. Weener added that he had seen the parking at Rothrock Mr. Aikens referred to, and that it appears very well kept and successful in achieving the porous and stable feature. Mr. Shea cautioned that it is an expensive process, and suggested that there would be a need to adopt standards for using stone for paving, as it is currently too open for interpretation. Ms. Liggett added that DCNR has reservations about allowing non-paved parking. She recommended that handicap parking be as close to the building as possible, as it would be the easiest there to provide. 

Mr. Shea said the problem with current parking at Tussey Mountain is that there is no Forest District parking requirement in place currently for specific recreational items such as go-carts and batting cages, and when the newest uses were added, the Township could not require additional parking. He asked Ms. Liggett if there was recreational use parking anywhere in the region. Ms. Liggett replied that Ferguson Township has established a requirement of 25 spaces in their activity areas per each field or area that is not otherwise covered in the ordinance, and that it would be a good addition to the Township’s current ordinance. 

Mr. Shea reported that Mr. Aikens’ plan has approval, contingent on the parking and sewer issues. Chairman Potter noted the open-ended nature of the recreational parking issue, and whether to require so much parking per activity area. Mr. Aikens noted that his lot size limits his parking and stormwater issue. Mr. Shea added that sewage capacity helps to determine parking, and noted that Mr. Aikens has worked with Chuck Herr, Sewage Enforcement Officer (SEO), on the sewage issue. 

Chairman Potter asked if there were any other considerations regarding the approval. Mr. Shea reminded the Commission that proposed Ordinance amendment could apply to all uses listed in Section 9.2.3, number 5, “Public and Private Recreation Uses”. He recommended that, while churches and nursing homes are permitted in the Forest District, these uses should have different parking requirements. Ms. Kresen asked that a time period for evaluation of effectiveness be established as part of the Ordinance, that there not be situations that become grandfathered into permanency.

By general consent the Planning Commission referred the matter to staff to more fully develop and define an amendment to the Parking Ordinance – Forest District, then return to the Commission for further discussion.

C. Homan Minor Subdivision Sewage Facilities Planning Module 
Ms. Liggett reported that earlier this year, Greg Shufran, P.L.S., had submitted a minor subdivision plan that would create two lots from the Fred and Isabelle Homan farm, which straddles Linden Hall Road. When separated, the two lots would be 48.6 and 57 acres in size. She noted no land development plan had as yet been submitted. The subdivision plan was reviewed by the Board of Supervisors at the October meeting, which approved it contingent on DEP approval of the Planning Module. Ms. Liggett has been working with Mr. Shufran to resolve the issues related to the module, which include location and results of the initial perc tests. She has advised that the Homans request a waiver from DEP. Also, the Township Planning Commission is more involved in the decision making at this time, due to new requirements by DEP. Ms. Liggett noted this has been approved at the staff level in the past. She stated this gives the Commission the opportunity to state concerns, and that all input determines whether a waiver is approved. Since the one lot would remain agricultural, and the other is primarily for single dwelling use, she did not think there would be a problem, and could recommend its approval. Also, if there were any change past agricultural use, they would be required to submit a sewage plan. Mr. Shea added that if there were more than one house, they would also have to submit a land development plan.

Mr. Keener moved to recommend approval of the Planning Module to the Board of Supervisors. Mr. Benner seconded the motion. The motion was approved unanimously.

D. Fire Protection Ordinance/Street Standards
Ms. Clark reported the Regional Fire Protection Committee has recommended that each municipality adopt a fire protection ordinance. COG has been working for a couple of years on the Fire Standards, and staff, CRPA, and the Boalsburg Fire Company have been refining and tailoring it at the same time for Harris Township. The standards have been adopted by College Township, and Patton Township and State College Borough are in the process. The main issue is cul-de-sacs and their recommended length. The Committee consensus was to have a length no longer than 750 feet, due to fire engines’ ability to carry hose up to this length. After much discussion, staff included a provision that cul-de-sacs could be an absolute maximum length of 1,500 feet if sprinkler systems were installed. Also, the Fire Chief will sign off on plans meeting fire protection standards, emphasizing the value of his/her approval.


  Ms. Kresen asked about private streets, and whether lack of hydrants was a cause for concern. Mr. Shea responded that the water authority will not install hydrants on private streets, and that these streets may not be built to standards to support a fire truck.

Mr. Buckalew moved to recommend approval of the Fire Protection Ordinance to the Board of Supervisors. Mr. Benner seconded the motion. The motion was approved 6 to 1, with Ms. Kresen dissenting.

Ms. Clark stated that the same review and change issues were addressed with regard to the Street Standards Ordinance. Mr. Shea noted particularly the modification to the size of a cul-de-sac, sidewalk requirements, and revised terminology with regard to private streets, changing the requirement of “five lots” to “five dwellings”.

Mr. Shea reminded the Commission that sidewalk requirements can be waived in new developments, and only new developments are obliged to meet any new Street Standards. He reminded the Commission that there were areas where the Township wanted sidewalks, but at this point they cannot be required to put them in. With the new Standards, a developer would have to make a case to not have sidewalks.

Mr. Buckalew noted neighborhoods without sidewalks have been a problem, and the Commission was reminded that, when asked, residents stated they wanted connectivity and safety. Mr. Shea commented that streets have curbs as needed for stormwater management, and those streets that do not require curbs are not required to have sidewalks. However, sidewalks indeed enhance safety. Mr. Weener recommended that in Chapter 11, Section 2.19, Sidewalks, the phrase “bordered by curbs” be eliminated, as it is confusing. Mr. Weener also asked if descriptions could be changed in Section 2.22.5, Street Classifications, and whether these classifications applied to private streets. Mr. Shea responded that the verbiage was directly from the Second Class Township Code. Ms. Kresen added that accommodations could be made under Chapter 11, as opposed to Chapter 12 classification. Mr. Buckalew asked about the terminology used for the Street Classification. Mr. Shea responded he would work with the Township Engineer to clarify the classifications.

Mr. Buckalew moved to recommend the amendments to the Street Standards, and forward the Planning Commission’s comments to the Board of Supervisors. Mr. Igo seconded the motion. The motion was approved unanimously.

E. Zoning Map
Ms. Clark remarked that Ms. Liggett had distributed a zoning map at the September 15 meeting for the Commission to review. She further stated there had been a few minor changes, including street spellings. Ms. Liggett added that there were no significant changes; the map itself is changing to a computer-generated format, so future changes will be easier to produce.  Mr. Shea also noted that once the PRD plan for Springfield Commons is finalized, the MPC states it must show as an amendment to the zoning map. Ms. Liggett advised delaying final approval so it could be added.

Mr. Keener asked if this is the Township’s official map. Ms. Clark replied that it is not, but the Township could adopt one, whose purpose is to show how the Township would like things to be long-term with regard to development, roads, parks, and such. It serves more as a future-planning map.  An official map would have to be reviewed by other municipalities for their input. She noted that Ferguson and Halfmoon townships have official maps. Developers would have to abide by designations on the official map, or wait a year to see if the Township makes the changes. She stated most developers would not wait a year. Ms. Liggett cautioned that an official map might get residents alarmed about some designations, and they may express concern about future improvements desired for their properties, even though they may never come to fruition.

Mr. Buckalew noted that the R-1 designation was missing on Harris Acres and Fairfield. Mr. Potter requested a color-coding for the different zoning areas. Mr. Shea advised, while it is helpful, black and white graphics copy much better. Mr. Buckalew stated that roads did not seem to match up. Mr. Shea stated that, as with the County map, some roads may actually be private trails or drives. Ms. Liggett cautioned that too much detail could clutter a map and cause a loss of the guidance quality of the map. She assured the Commission members that those items of importance to the map would be added so people can navigate with it. 

Mr. Keener moved to send the Zoning Map, with the recommended suggestions, to the Board of Supervisors for their consideration. Mr. Weener seconded the motion. The motion was approved unanimously.

REPORTS

Zoning Permits: 
Permit approval reports from September and October were circulated for review.

Village District:
Ms. Clark stated she met recently with groups interested in Village issues, as well as representatives from the Township, to talk about items of mutual concern. The hope is to unite them into a single group, rather than have many different groups working on common areas of concern for the Village district. A lot of time was spent on what was positive, as well as what might be threatened, and what is overall view for the Village. Each will go to their respective groups to review the discussions, and reconvene some time in January to determine the next step.


Mr. Weener asked if the group would have a joint planning meeting with the Board. Ms. Clark answered there is a tentatively scheduled work session to be advertised, and would be at 4:00 p.m. on January 28, 2004. She added that the Parks and Recreation Committee would like to attend also. The Village District Study issue could be addressed at that time, and a final decision made. 

CRPC:
Mr. Buckalew gave a report on recent CRPC activities. He reported he had attended two meetings since the Commission meeting in September. In October, they reviewed the Regional Planning Program and the Comprehensive Plan, where it is currently, and where it is going. He noted in particular that there would be building out in the Shiloh Road area, and the implications for that are being studied. He also reported that inter-municipal zoning between College and Patton townships, with focus on multifamily and industrial zoning, as well as mining, has been discussed. This activity is seen as a possible model for such agreements between other Centre Region municipalities.



At the November meeting Ed Poprik of the State College Area School District reported the Park Forest Elementary School will be torn down, and built anew. Code requires that the municipalities and CRPC must review the District’s action. Mr. Buckalew also noted that Highland Alley in the Borough will be closed due to the Schlow Library extension, and CATA will have a facility in front to assist their bus parking. With regard to CRMPO expansion, he stated PennDOT wants all counties to have a MPO, and, because there is not officially a County one, it has been generally approved to expand the local one countywide. Another County Commissioner will be added, provided they hire another transportation planner, paid by the County. Also, several smaller regions will now have representation, and it was recommended that the smaller communities be combined for one vote. Finally, Penn State will lose its vote, as there are still negotiations over their financial contribution.
ADJOURNMENT
Chairman Potter adjourned the meeting at 9:27 p.m.

Submitted by

Kristin L. Clark, Secretary
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