
WAYNE TOWNSHIP PLANNING COMMISSION 
MEETING MINUTES FOR AUGUST 14, 2012
The Wayne Township Planning Commission held their regular monthly meeting on August 14, 2012, at 7:00 p.m. at the Wayne Township Building. Members Present:  Anthony Fasano, Mitchell Christensen, Debra Reeder, and Frank Lapp 
Also in attendance: Kathy Dershem, James B. Maguire, John Noltee, Russell Johnson, Robert Johnson, Robert Ohl, R.S., and Zoning Officer Gary Smith

Planning Commission Member Mitch Christensen chaired the meeting due to the absence of the Chairman and Vice Chairman.  

Tony Fasano made a motion to approve the meeting minutes of July 10, 2012, as presented, seconded by Debra Reeder, the motion was unanimously approved.

New Business:

Bald Eagle Truck Stop Subdivision
Rob Ohl, R.S., presented a subdivision on behalf of the Bald Eagle Truck Stop for preliminary review by the Planning Commission. He explained that Sonny Singh is currently out of the country and, therefore, unable to attend the Planning Commission meeting. The proposed subdivision is for a .652 acre add-on to the Bald Eagle Truck Stop property.  The subdivision has been reviewed and approved by the Clinton County Planning Commission.
The proposed subdivision would add a .652 acre lot with a two story house, purchased by Bald Eagle Truck Stop in 2011, (former  Stabley property) to the existing Bald Eagle Truck Stop property, said property would then consist of 6.557 acres.  Sonny Singh would like to use a portion of the .652 acres as a truck entrance to the Bald Eagle Truck Stop.  There is an existing curb cut and storm drain on the parcel being added to the Bald Eagle Truck Stop property and a notation has been made on the subdivision that a Highway Occupancy Permit (H.O.P.) must be obtained from PennDot for the proposed truck entrance.

Mr. Ohl was unsure whether the house will remain on the property but assumes it will remain and be used as a rental property.

Acting Chair Mitch Christensen suggested that the H.O.P. should be approved by PennDot, storm water management should be addressed and the amount of impervious area needs to be determined prior to the Planning Commission making a recommendation on the subdivision.  He also suggested that the subdivision include the distance between the proposed truck entrance to the house on the property.

No action was taken on the subdivision.

Ordinance 8.20.12 – Animal Husbandry & Assistant Zoning Officer

Animal Husbandry

Acting Chair Mitch Christensen asked members for comments on the materials provided in advance of the meeting by the Planning Commission Secretary with regard to the proposed zoning amendment which would allow Animal Husbandry as a Conditional Use in the R1, R2 and VC Zoning Districts, adding that the recommendation letter from the Clinton County Planning Commission regarding Animal Husbandry was included in those materials.

Planning Commission Member Frank Lapp submitted a letter to the members of the Planning Commission noting his displeasure with the fact that the Supervisors have already advertised the proposed zoning amendments and scheduled a hearing for August 20th before the Planning Commission’s review of the proposed ordinances and making its recommendations to the Board.  He claims that it doesn’t matter how the Planning Commission votes, the issues have already been decided by the Supervisors.
Jim Maguire said during the last work session, the Supervisors asked Zoning Officer Smith to research other municipality’s ordinances dealing with Animal Husbandry so the Board would have a “bottom line” basis to work with in considering whether to allow Animal Husbandry as a Conditional Use in the R1, R2 and VC Zoning Districts.

Zoning Officer Smith said he spoke with County Planner Tim Holladay about Animal Husbandry and was told that no other township has a provision allowing Animal Husbandry as a Conditional Use.  Tim agreed that there is no hard and fast rule and suggested as a guideline ten chickens per acre and said that roosters would be another subject.  He said the Supervisors will have to take the property size and location into consideration.

A discussion was held as to how and why the proposed amendment that would allow Animal Husbandry came about and Jim Maguire said the potential sale of the Mae and Joe Johnson property precipitated the amendment as the potential buyer wanted to have chickens on the property.

Planning Commission Member Frank Lapp said he does not feel the Planning Commission has enough time before the public hearing on Monday to look into the provisions of such a use such as FDA regulations and potential odor and noise issues.  

Planning Commission Members discussed the recommendation made by Tim Holladay, Director of the Clinton County Planning Commission in that the Supervisors consider limiting the size of the operation on the number of animals based on the size of the property and/or distance to neighbors.

Acting Chair Mitch Christensen questioned whether the intent of the proposed amendment allowing for Animal Husbandry as a Conditional Use in the R1, R2 and VC Zoning Districts was in the best interest of township residents.  He said his recommendation would be to not allow Animal Husbandry as a Conditional Use as it opens up a lot of potential problems for the Township.  

A discussion was held regarding difficulties in enforcement of the ordinance with regard to the number of animals approved for the property and keeping track of the actual number of animals on the property. It was also suggested that the lot size must be at least five acres to allow for Animal Husbandry in the R1, R2 and VC Zoning Districts.
Mitch Christensen made a motion to recommend to the Board of Supervisors that they do not approve Animal Husbandry as a Conditional Use in the R1, R2 and VC Zoning Districts.  The motion was seconded by Tony Fasano and was approved by a 3-1 vote.

Assistant Zoning Officer
A discussion was held regarding amending the Township’s ordinance to provide for an Assistant Zoning Officer.  Zoning Officer Smith provided some background information asa to the proposed ordinance and explained that the Township has never had an Assistant Zoning Officer and the amendment would allow the Supervisors to hire an Assistant Zoning Officer if they deemed it necessary in order for zoning permits and zoning matters to be taken care of more quickly.
Planning Commission members questioned Gary Smith as to his feelings on creating such a position and his feelings are that there would be pros and cons to having an Assistant Zoning Officer. 
Planning Commission members expressed concern that there may be a problem with having two different people interpreting the ordinances and that the Zoning Officer should make the final decision as to interpretation of the Zoning Ordinance and the authority of the Zoning Officer should not be superseded by the Assistant Zoning Officer i.e. there should be a delineation of the roles of Zoning Officer and Assistant Zoning Officer.

Mitch Christensen made a motion to recommend to the Board of Supervisors that there should be a delineation of the role and duties of the Zoning Officer and Assistant Zoning Officer position and the Zoning Officer position supersedes the Assistant Zoning Officer position.  The motion was seconded by Debra Reeder and was unanimously approved.

Ordinance 08.20.2012-1 – Definition of “Use”

Mitch Christensen asked for background information on the proposed amendment to the Zoning Ordinance changing the definition of the word “Use”.  

Jim Maguire explained that he believes the change was requested as a result of businesses using the lot beside the Restless Oaks Restaurant.  The parcel has been used for years by various businesses for loading and unloading which is an Accessory Use.  Most recently Patterson Wilder used the lot for loading and unloading and that may be what precipitated the zoning amendment because by changing the definition of “Use”, an Accessory Use will no longer become a permitted use for a property.

Kathy Dershem said she believes part of the problem was that Patterson Wilder was not just using the lot for loading and unloading because there were a number of businesses being operated out of office trailers at the site.  She also stated that there are no other townships in Clinton County that allow for an Accessory Use for a property.

Jim Maguire said that Wayne Township is the only municipality in the State that has Zoning Districts that have no Permitted Uses i.e. Highway Interchange and Light Industrial.
After further discussion by the members of the Planning Commission, Mitch Christensen made a motion that the Planning Commission does not recommend adopting Ordinance 08.20.2012-1 changing the definition of the word “Use” and that the definition remain “as is” in the Zoning Ordinance. The motion was seconded by Tony Fasano and was unanimously approved.

Zoning Officer Memo re: Pioneer Park Subdivision

Zoning Officer Smith submitted a Memorandum to the Planning Commission regarding the Pioneer Park Subdivision.  

According to the Memorandum, the Pioneer Park Subdivision lies in two different Zoning Districts i.e. Highway Interchange (HI) and Residential (R1).  It is believed this was caused by an oversight during the approval of the Pioneer Park Subdivision and Gary is suggesting that the Planning Commission take steps to address this oversight.
The Northerly one-half of Pioneer Park is in the Highway Interchange District and the other one-half is in the Residential Low Density District.  Some of the lots within the subdivision are dissected so that part of the lot is in one District, while another part of the same lot is in the other District.  This situation involves lots Nos. 4 through 16, and could result in the need for 13 separate hearings requesting zoning amendments.

Zoning Officer Smith said he spoke with Tim Holladay, Director of the Clinton County Planning Commission, and Jim Watson of the GIS Office and both concur that all lots in Pioneer Park should be zoned Highway Interchange.

Zoning Officer Smith would like the Planning Commission to review this matter and decide whether it would like to make a recommendation to the Board of Supervisors regarding amending the zoning map so that all the lots in Pioneer Park are zoned as Highway Interchange.
A discussion was held and it was the consensus of members of the Planning Commission to table the matter to the September meeting and forward the Zoning Officer Smith’s Memorandum to absent Planning Commission members for their review prior to the September meeting.

Mitch Christensen addressed the written commentary submitted by member Frank Lapp regarding the fact that the Township has already advertised the proposed zoning amendments and scheduling a hearing prior to the Planning Commission reviewing and making its recommendations to the Board of Supervisors.  He said the hearing scheduled for Monday allows for public participation and comment and also allows for the Planning Commission to present its recommendation to the Board of Supervisors prior to the Supervisors voting on the Zoning Ordinance Amendments, adding that the Supervisors are adhering to the required review process as required by the zoning laws.

There being no additional business, Mitch Christensen made a motion to adjourn the meeting, seconded by Tony Fasano, the motion passed unanimously and the meeting was adjourned at 8:40 p.m.






 Respectfully submitted,







__________________________________







  Darlene S. Macklem, Secretary

