
WAYNE TOWNSHIP PLANNING COMMISSION 
MEETING MINUTES FOR APRIL 9, 2013
The Wayne Township Planning Commission held their regular monthly meeting on April 9, 2013 at 7:00 p.m. at the Wayne Township Building. Members Present:  Terry Condo, Mitch Christensen, Rodney Shemory, Frank Lapp, John Noltee and Tony Fasano
John Noltee made a motion to approve the meeting minutes of March 12, 2013, as presented, seconded by Tony Fasano, the motion as unanimously approved.

New Business:

Clinton County Solid Waste Authority/First Quality 

Josh Gardner, EIT, of McTish, Kunkle & Associates presented plans on behalf of the Clinton County Solid Waste Authority which included a reverse subdivision for the parcels purchased along McElhattan Drive; a acre land swap between First Quality Products, Inc.; and a storm water easement from First Quality to the Landfill.
Mr. Gardner explained that 1.35 acres is being conveyed from First Quality to the Landfill and will be used as part of the Administrative Building Expansion Project and in turn the Landfill is conveying 2.85 acres of land which includes a portion of Landfill Lane North of the unnamed tributary flowing under Landfill Lane to where the road meets property of First Quality.  It was noted that both parcels will be add-ons to existing property owned by First Quality and the Landfill.

Frank Lapp brought up the original geological report completed when the landfill was put in and a discussion was held with regard to ponding areas and retention ponds.

Josh Gardner replied that that any retention and ponding issues would have been addressed in accordance with the Township’s ordinance and DEP requirements during the Land Development approval process.

The second agreement between the Clinton County Solid Waste Authority and First Quality is for a 2.2 acre storm water easement from First Quality to the Landfill located on the east side of the unnamed tributary which will allow the Landfill to increase the water flow onto that property which is owned by First Quality.
As for the lot consolidation, all of the properties purchased by the Landfill along McElhattan Drive will be consolidated into one parcel for the Administration Building project, and in conjunction with the consolidation of the parcel, the Landfill granted a .16 acre easement to Wayne Township for a Community Area for future use as determined by the Township.

Chairman Condo suggested that members break down the proposal in three parts and act take a motion and vote on each proposal individually.
Anthony Fasano made a motion to approve the subdivision consolidating the lots owned by the Landfill along McElhattan Drive and creating one lot.  The motion was seconded by Mitch Christensen and was unanimously approved.

Rodney Shemory made a motion to approve the 1.35 acre subdivision being conveyed by First Quality to the Landfill; and the 2.85 acre subdivision of property being conveyed by the Landfill to First Quality and that the additional acreage will be add-on(s) to property of First Quality and the Landfill.  The motion was seconded by Mitch Christensen and was unanimously approved.

Rodney Shemory made a motion to approve the 2.2 acre storm water easement from First Quality to the Landfill; the motion was seconded by John Noltee and was unanimously approved.

Munro Subdivision
Chairman Condo explained that last month, the Planning Commission reviewed a subdivision presented on behalf of Scott and Lisa Munro for a .0459 acre parcel being conveyed to Wayne Township for use in conjunction with the rails to trails project along Spook Hollow Road.  
According to Chairman Condo, the Zoning Ordinance requires the lot size of one acre minimum in the Agricultural Zoning District and the Planning Commission did not approve the subdivision because it would have created a non-conforming lot.

A new subdivision has been prepared and the Munro’s are now conveying 1.023 acres to the Township, which the Township plans to use as a parking area.
John Noltee made a motion to approve the subdivision as submitted.  The motion was seconded by Tony Fasano; the motion was approved by a five to one vote.
Old Business:
Pioneer Park Zoning
Chairman Condo explained that a request has been made by Big Woods Land Company to amend the Township’s Zoning Map to include all of Pioneer Park in the Highway Interchange Zoning because currently there are lots within Pioneer Park that have split zoning and are zoned Highway Interchange and Residential (R1).  The zoning has been discussed by the Planning Commission for the past several months and the Supervisors have requested the Planning Commission to consider the request and make a recommendation to the Board as to whether the Zoning Map should be amended so that all of Pioneer Park would be zoned Highway Interchange.  Currently, every time Big Woods Land Company sells a lot in the business park they have to have a Zoning Hearing.
Frank Lapp said there is an existing condition that should never have occurred, claiming there is a 16” pipe under the railroad carrying the water from the landfill and Industrial park and if Pioneer Park is developed the storm water from the business park will run into that 16” pipe at the railroad and that pipe is not big enough to handle all of the additional water runoff.  He said the Township needs to address the issue of the size of the pipe at the railroad before allowing further development of Pioneer Park.
Jim Maguire of Big Woods Land Company explained that an NPDES permit was approved for Pioneer Park and provides for three different storm water flow channels for Pioneer Park, storm water from five lots (10 acres) flows into the unnamed tributary, the area from where barn is located east to Wildflower Drive flows to McElhattan Run, and the pasture itself up to the tree line at the barn flows under Shoemaker Road and into the 7 acre pond on the Clinton County Prison property.
Frank questioned whether Big Woods Land Company received DEP approval for the storm water management plan for Pioneer Park.

Jim Maguire responded that DEP, the Army Corp. of Engineers, and the Township Engineer have all reviewed and approved the storm water management plans for Pioneer Park.

Chairman Condo said he believes the Planning Commission must rely on the Township Engineer when it comes to the review and approval of storm water management plans.

Chairman Condo gave each member an opportunity to speak on the proposal to amend the Zoning Map of Pioneer Park so that all of Pioneer Park would be in the Highway Interchange Zoning District before members vote on the issue.  Comments made were as follows:
Frank Lapp said he did not believe the zoning should be changed until the issue with storm water runoff is addressed and the 16” pipe at the railroad is replaced.  He said he has concerns this may create liability issues for the Township

John Noltee said he is not in favor of changing any zoning at this time that does not benefit the Township.  He said the Township’s Comprehensive Plan speaks for itself.

Rod said he is not in favor of rezoning the property until the Comprehensive Plan is updated.

Tony Fasano said he agrees that the Comprehensive Plan needs to be addressed.

Chairman Condo said he agrees that the Comprehensive Plan needs to be addressed and the residents want to keep the rural character of the Township.  When you look at Wayne Township as a whole and whether the Township has maintained the rural character of the township, the first thing you see is Truck-Lite which was put in an area where it was not supposed to be but there was nothing the township residents could do about it.  Next you have the Industrial Park which was in existence in 1992 and no one thought it would get as big as it is and then you have the Landfill which was really small in 1992 and has expanded over the years.  Everything the Township tried to do in the 1992 Comprehensive Plan is gone; the rural character is basically gone.

Now we are now looking at zoning of Pioneer Park, and Terry said the Township has to look at two issues, those being the owners of the property want to develop it and the residents who are trying to fight it.  
He said he believes it is important to have as many businesses here as possible and we are looking at a business park with lots that are in both the Highway Interchange and Residential Zoning Districts.  When you look at Highway Interchange, you are not looking at any industrial ground, and said he agrees that there should not be any additional land zoned for industrial use.

However, we are looking at smaller parcels, which possibly fit into the Comprehensive Plan because this type of development still keeps the rural character of the community.  He continued, when you say rural, the question is how rural do you want to keep the Township.    They have a piece of land and they are going to use it, so we are either going to try to direct the property owner in the direction we would like them to go or we do not allow them to do anything with their property.  
Terry said, “Well I saw what happened when you say you can’t do anything, look at what happened with Jersey Shore Bridge. We said you can’t have it but the Judge says you can have it, so look what we have.”  So, we have a developer who wants to use a piece of land that we can direct the way they use it or we can say no to the request to rezone the business park and they are going to do what they want.  
My personal opinion is that Big Woods Land Company may want to scale down the size of the area to be rezoned that would not include the parcels near the residences of Pioneer Park because even though his family owns those homes right now in the future they may sell them.

Mitch Christensen said he does not see any reason to wait for the Township to complete a new Comprehensive Plan. We’ve been discussing a new Comprehensive Plan for over a year and we have not taken one step to move forward with a new Comprehensive Plan.  

In reading the Township’s current Comprehensive Plan, there is really not going to be a lot of changes made to the Comprehensive Plan.  If you read the 16 parts of it that state what the general oversight of what we are trying to do for the Township, it will not change very much, the bottom line is it was created as a guide to do what is best for the Township.  The new Comprehensive Plan will also state that we will do what is best for the Township. 
Christensen continued, “I have heard statements made about what is good for the people and keeping the rural look, well, if by rural look we mean a landfill, a prison, and dilapidated buildings that are ready to fall down, and junk yards, so if that is the definition of rural look then we have done a nice job following our Comprehensive Plan.”
According to Mr. Christensen, by moving forward by increasing the Highway Interchange Zoning District, we are going to encourage a commerce zone and commerce equals improvement, commerce means a better economy.  This area needs a better economy; new businesses that want to locate here and employ people and these are businesses that offer very high paying jobs.  If businesses are attracted to come here the land values of the residential area will increase, not decrease in that area.  
“So the arguments that I am hearing here do not make sense from that perspective and yes, I am giving the other side of the coin.” said Christensen.
From an economic perspective to improve the township, if we get more business and jobs here we are increasing the tax base.  We have a school district that is in financial distress, they need more money.  We get more money by creating more local jobs and each one of those local jobs pays to the Keystone Central School District and the charter schools.  It is a way to support the education system in Clinton County.

By putting all these restrictions and “push back” on developers, we are telling them and people who want to improve the education system, “Don’t do it, we don’t want it”, that is what I am hearing. We don’t want to get better, we don’t want a better economy, and we do not want to move forward in 2013.”
Mitch also expressed his opinion on storm water management issue raised due to development of Pioneer Park saying\, there was a lot of money spent on engineered scientific studies, hydraulic studies by the Army Corps of Engineers and DEP, they have expert and scientific basis in these plans and they have spent a lot of money on these plans, that is what they do for a living.  We are sitting here with “what if” scenarios.  
I say if we are going to utilize this information, we should work with the developers and develop a plan that benefits the entire township and eliminates the process that may be occurring on the other side of the road or the other side of the tracks or the other side of the landfill why not utilize this knowledge to our advantage to make things better and we make things better, that is the whole process, you make things better by moving forward with progress.   
I don’t see why we have to keep dragging our feet and saying we have to wait for a new Comprehensive Plan and the Comprehensive Plan is to better the Township and by moving that zoning district to Highway Interchange we are going to encourage businesses to come here and provide jobs and a stronger economy.
Developer Jim Maguire said a lot of development has happened in Wayne Township and his family has been a large part of it.  He said years ago he was a logger but after many broken bones, he can no longer do what he did in the past and now he is a developer.

Mr. Maguire continued, having previously been on the Planning Commission and being a Township Supervisor, I have spent time in Harrisburg and dealt with township issues all over the State of Pennsylvania, to try to understand what is going on.  He said, “A lot of people talk about the good old days, I’d love to go back to the good old days but you can’t. You need to move forward and that is called progress, if you don’t progress you stagnate and you die on the vine. I can tell you as of today, two lots have already been purchased by a multinational company to come here and put their corporate office and employees are paid north of six figures.  There are other lots properly zoned that are already under agreement of sale.  As far as the benefits here in the Township, residents do not pay real estate taxes to the township per say but we all pay taxes.”


Under Act 209, back in 1998 the township started to receive $1.00 per ton from the landfill for the host fee.  Since then, the Township negotiated further with the landfill, and I can tell you that at a previous Board of Supervisors used $150,000 of host fee monies to try to shut down the landfill.  So everyone looks at the landfill and says that is where our money comes from, and a lot of it does.  However the Township has gotten rid of at least three taxes when we adopted the Local Services Tax, the LS Tax does not tax the residents of our community unless they work in the Township and earn in excess of $16,000 per year.

The jobs here create a lot of income to the Township.  The Township has spent a lot of money on recreation projects where most townships can’t afford to consider recreation projects.  We have almost $400,000 in the Nature Park and Spook Hollow Road.  If we don’t have jobs we can’t recreate.  Our first priority, the way I see it as a Supervisor we should be doing a lot more with our roads, Linnwood Drive is good, the Mountain Road is a lot better now than it was 20 years ago, but we need to make improvements to some of our other roads.
Mr. Maguire continued, “We are progressing, we are changing.  There were more people living here in 1920 than there are today.  According to the 2010 Census, there are now 1,667 residents which include the inmate population at the prison.”  He said, “The long and short of it is, the development and approval date for Pioneer Park is 2007 that is when all documents were submitted  and the plans were here almost three years prior to it being approved.”
The other option we as developers have if we cannot do what we want with our land, then the only recourse we have is to go to the court system and argue that the government is denying our rights.  The other option would be to use property further down Shoemaker Road that is zoned properly but that would mean additional traffic through a residential area.  By using this piece of land for Pioneer Park and it being close to Route 220, it keeps traffic out of the Residential Zoning District.  
Further he said, “I don’t approve of all zoning in the Township the way it is set up.  The R2 Zoning District is high density zoning area and it should have been set up to have all amenities i.e. water, sewer and gas.  Most all of the sewer in the Township has been put in and paid for by private development.”
Chairman Condo then called for a vote on making a recommendation to the Supervisors on whether or not to change the zoning for Pioneer Park to include the entire business park in the Highway Interchange Zoning District.
Members voting against changing the zoning were: Frank Lapp, John Noltee and Rod Shemory; members voting in favor of changing the zoning for Pioneer Park to Highway Interchange were:  Terry Condo, Mitch Christensen and Tony Fasano

Old Business:

Planning Commission By-Laws

The Planning Commission again reviewed the second draft of the By-Laws proposed during the February Planning Commission Meeting.  Specifically, members reviewed Article VI, Section 2 of the proposed By-Laws pertaining to the number of members needed to constitute a quorum for a meeting.

Chairman Condo said he is in favor of having three members as a quorum in certain situations but most members of the Planning Commission seem to want a quorum of four for every vote, every simple subdivision, etc.

Rodney Shemory made a motion that the proposed By-Laws be revised again prior to the next meeting, increasing the number of members required for a quorum to four.  The motion was seconded by John Noltee and was unanimously approved.

It was the consensus of the consensus of the Planning Commission to revise Article VI, Section 2 of the By-Laws and vote on the By-Laws at the next meeting.
Stormwater Management Ordinance
The Planning Commission discussed the proposed Stormwater Management Ordinance, specifically exceptions under the ordinance, requirements for an E&S Plan and fees associated with storm water management plans.
Chairman Condo said he does not want to place too much of a burden on the property owner when it comes to storm water management plan requirements.

It was the consensus of members of the Planning Commission that Chairman Condo contact Township Engineer John Segursky and express the concerns on behalf of the Planning Commission indicating that members would like to see an ordinance that protects neighbors and a plan the Township can work with and maybe he can send something back to the Planning Commission and he will request that John attend the May meeting if his schedule permits.
Rodney Shemory made a motion to table further discussion of the ordinance to the May meeting; the motion was seconded by Tony Fasano and was unanimously approved.

Public Participation
There was no public participation.

There being no additional business, Frank Lapp made a motion to adjourn the meeting, seconded by Rodney Shemory, the motion was unanimously approved and the meeting was adjourned at 8:25 p.m.
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