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HARRIS TOWNSHIP
Planning Commission Minutes
September 17, 2001

7:30PM


Members Present:  Paul Weener - Chairman; Ron Buckalew - Vice Chairman; Dan Duffy; Ed Benner; Mary Ann Kresen; Lisa Berkey; Bob Potter.

Others Present:  Tom Miller - Township Manager; Todd Shea - Zoning Officer; Lori Cahill - Recording Secretary; Larry Lahr - Nextel Partners; Bob Crum, Tom Zilla - CRPA; Roy Love - 

Stan Yoder Memorial Preserve.

A.
CALL TO ORDER

Meeting called to order at 7:36 pm by Chairman Paul Weener.

B. 
APPROVAL OF THE MINUTES

Planning Commission members approved the minutes of the July 16, 2001 meeting with changes. Moved: Mr. Buckalew  
Seconded:  Ms. Kresen


Ayes - 7; Nays - 0

C.

CITIZEN COMMENT

No comments.

D. PLANNING COMMISSION BUSINESS

1. PUBLIC HEARING.

Chairman Weener explained this hearing was scheduled for the purpose of receiving oral and written comment relating to the placement of a “cell tower” on the lands of John & Helen Brouse, Torrey Lane.  

Russell Walker of 920 Torrey Lane questioned how the tower could be put on wetlands in one particular spot when the whole area is wetlands?  Mr. Walker also questioned why the tower is being located at the proposed location when it could be further away from residential housing.  

Mr. Shea mentioned that the Township is still waiting on a letter from Army Corp of Engineers and/or DEP precisely identifying what area is considered wetlands.  Mr. Lahr from Nextel Partners said that they hired a consultant to do an environmental study and wetland delineation.  Environmentalists identified the wetlands and the Army Corp (Dr. Pluto) and DEP concurred with the wetland delineation.  

Mr. Lahr also stated that the tower could not be put further back (up the mountain) due to not meeting the need of Nextel at that height.  There being no further comments, Chairman Weener moved to adjourn the hearing, seconded by Mr. Buckalew.  Ayes - 7; Nays - 0

2.

NEXTEL CELL TOWER LAND DEVELOPMENT/SITE PLAN.

Mr. Shea stated that on July 26, the staff received this land development plan for the placement of a cellular tower on the Brouse property on Torrey Lane, just below the SCBWA storage tank.  A revised plan was submitted on August 17; a second revision to the plan was submitted the week prior to the meeting.

Mr. Shea also stated that most of the issues that were outstanding after the first round of reviews have been addressed, including the addition of a required site plan to the land development plan to speed up the review and permitting process for Nextel.  

Per Mr. Shea, two waiver requests were received.  First, the applicant asked that the Township waive the requirements related to private road standards; the tower proposes use of the road serving the water tank and Fish & Game clubhouse, and staff has determined that private road standards contained in Chapter 11 should apply at this time.  The applicant argues that the minimal use of the road should exempt them from the regulations, as is explained in their request letter.  

Motion was made to grant the waiver regarding the requirements related to private road standards and allow Nextel to use the road serving the water tank and the Fish & Game clubhouse by Mr. Potter and seconded by Ms. Berkey.  Ayes - 5; Nays - 2

Mr. Shea stated that the applicant also requested a waiver from our provision that perimeter boundaries be “determined by an accurate survey in the field”. Mr. Shea also said that the applicant argues that they have found one good reference and have left adequate margin for error in the setback of the tower from property lines.

The Planning Commission members agreed that the need for an accurate survey was present, given the uncertainty described by Mr. Lahr in surrounding property deeds.  It was also agreed that approving a plan absent accurate information was not appropriate.

Motion was made by Mr. Buckalew not to grant the waiver from our provision that perimeter boundaries be determined by an accurate survey of the field.  Ms. Kresen seconded the motion.  Ayes - 7; Nays - 0

Motion was made by Mr. Buckalew and seconded by Mr. Duffy to authorize Bob Crum or Tom Miller as Planning Commission Representative to sign off on the sewage facilities exemption form.   Ayes - 7; Nays - 0

Motion was made that the Final Land Development Plan for the Boalsburg Proposed Tower Site be approved contingent upon satisfactory completion of items listed in the staff review, Chapter 11, Article II, 2.11 and 2.15; Article III, 1.12.2; and Article IV, 10.1, and the approval of the site plan.  Moved by Ms. Berkey and seconded by Mr. Potter.  Ayes - 7; Nays - 0

3.

ZONING ORDINANCE REVISION – “GROUP HOMES”.

Per the agenda, the Harris Township Zoning Ordinance was challenged some time ago when the Meadows Psychiatric Clinic commenced to establish a Family Care Facility in an R-1 zoned area of the Township in what was believed to be an action that complied with the Zoning Ordinance by the Harris Township Zoning Officer.  A neighbor to the property where the group home was to be located did not greet the prospect of having a Family Care Facility next door with open arms and subsequently challenged the Township on its right to allow such in a single family residential neighborhood.  The Township Solicitor suggested that since there was enough “gray” area to allow for multiple interpretations of the Ordinance, the Ordinance should be reviewed and modified to clarify the weak areas at the first appropriate opportunity.  However, he recommended the review be postponed until litigation was behind us, which it now is.

The Board of Supervisors has referred this matter to Planning Commission members and staff for review and preparation of improved language that will clarify this issue, delineate where group homes and similar uses will be allowed in the Township, and reduce the potential for future litigation.  

Mr. Shea also stated that the item of discussion was not "Group Homes", but rather "Family Care Facility".  The Planning Commission discussed whether Family Care Facilities should be located in R-1, R-2, R-3, or Agriculture sites, and whether to modify the language in the Ordinance requiring residency by the professional care provider.  The ordinance currently states that under the definition of family, no more than three unrelated people can live in any housing unit.

By consensus, Planning Commission members directed Bob Crum and Todd Shea to research the language that should be included and what location requirements should be for the October Planning Commission meeting.

4.
 
GROWTH POTENTIAL WITHIN HARRIS TOWNSHIP.

Mr. Zilla, CRPA Transportation Planner, suggested Harris Township consider a transportation study.  He stated that to look at capital improvement plans and land development would be an extensive effort.  He suggested the following elements be considered: Determine generation, trip distribution, and evaluate intersection, road sections, and roadway links.  What would be needed to make the level acceptable?  Cost factors would also have to be evaluated.

Mr. Zilla also mentioned that Harris Township has high capacity roads and a significant state roadway system.

The cost of a 2 to 5 year study would range from $25,000.00 to $50,000.00.  CRPA would not be able to conduct the study due to not having the expertise to do the work; however, they would anticipate being part of the study.  

Mr. Zilla recommended the following:  1. Complete a land use forecast.  2.  Centre County Transportation Study (what would be the influence from the outside?).  3. Determine where officials would want future access points to existing roads.  4. Set out a plan for this to be done, and aim for the year 2003 budget to do the study.  5. Make choices about land use, including density and future access.

Due to lateness of the hour, Chairman Weener postponed discussion of agenda item number 5 - The Lighting Ordinance, agenda item number 6 - Agricultural Security Area District Properties, and agenda item number 7 - Open Space Preservation.

E.

REPORTS
Zoning Permits will be circulated at the October meeting.

CRPC - Mr. Buckalew gave a short report regarding topics he discussed with the Supervisors at the September 10th meeting.  Section 42 Housing tax credit plan for low cost housing in Harris Township and taking a look at the budget for a possible modification that would add another transportation planner to the three already on staff.  

Village District - Mr. Potter informed the Planning Commission members that the committee had held one meeting and it was in the early states of identifying problems.

F.
MOTION TO ADJOURN

Motion was made to adjourn meeting at 10:45 pm by Ms. Kresen and seconded by Mr. Buckalew.  Ayes - 7

Nays - 0

______________________________

Thomas C. Miller

Harris Township Manager/Secretary
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