Report of the Citizens’ Advisory Committee established for the purpose of developing a revised subdivision plan for Wheatfield Township

September, 2009

I. Introduction
This Citizens’ Committee was appointed by the Supervisors at their meeting of November3, 2008, for the purpose of developing a revised subdivision plan for Wheatfield Township.  That Committee includes Dennis Gilbert, Roger Graham, Donald Krick, Sr., Vince McCullum, Dale Meyer, Sandra Philpott, and Jim Reisinger.

Accordingly, the Committee met in an organizational meeting on November, 2008.  At that meeting Jim Reisinger was named Chair person and Dale Meyer was named Recording secretary.

The Committee met regularly and worked diligently in an effort to produce the best product to meet its assigned responsibility.

The Committees’ final report follows and includes its goal, objectives, recommendations, and conclusion


A.  Goal


To develop a plan for responsible development which will provide a 
framework applicable in the immediate future and adaptable to the longer 
range future?
B.  Objectives


1.  To protect and provide for the public health, safety and general welfare of 


the Township.


2.
To guide the future growth and development of the Township in     
    

      accordance with the comprehensive plan and to coordinate the existing 


and proposed developments of contiguous municipalities where 



appropriate.


3.   To provide for adequate light, air and privacy; to secure safety from fire,


flood and other danger; and to prevent overcrowding of the land and 


undue congestion of population and vehicular traffic.

4.   To protect the character and social and economic stability of the   
Township and to encourage the orderly and beneficial development of the 
Township.

5.   To protect and conserve the value of land throughout the Township and 
the value of buildings and improvements upon the land and to minimize 
the conflicts among the uses of land and buildings.

6.  To guide public and private policy and action in order to provide adequate 
and efficient transportation, water supply, sewerage,    schools, parks, 
playgrounds, recreation and other public requirements and facilities.

7.   To provide the most beneficial relationship between the uses of land and          
buildings and the circulation of traffic within the Township , having 
particular regard to the avoidance of congestion in the streets and 
highways, and the pedestrian traffic movements appropriate to the various 
uses of land and buildings, and to provide for the proper location and 
width of streets and building lines.

8.   To establish reasonable standards of design and procedures for subdivision 
and re-subdivision, in order to further the orderly layout and use of land; 
and to insure proper legal descriptions and monumenting of subdivided 
land.

9.  To insure that public facilities are available and will have a sufficient 
capacity to serve the proposed subdivision.

10.   To prevent the pollution of air, streams and ponds; to assure the adequacy 
of drainage facilities; to safeguard the water table; and to encourage the 
wise use and management of natural resources in order to preserve the 
community and value of the land.

11.   To preserve the natural beauty and topography of the Township and to 
ensure appropriate development with regard to these natural features.

12.   To provide for open spaces through efficient design and layout of the land.

13.   To ensure that documents prepared as part of a land ownership transfer 
fully and accurately describe the parcel of land being subdivided and the 
new parcels thus created.

II.  Recommendations for a new subdivision plan


   A. When lot size complies to the 2 acre (Or more) minimum lot size the 
subdivision plans stand as they are now written and implemented by the 
Township.

    
B.
When lot size is less than the 2 acre minimum, the Planning Commission 

 and Supervisors will undertake action to deal with these subdivisions. 

                 C.   If when cluster housing occurs, sewer and water development and                       

maintenance will be the responsibility of the developer or home owners 


association should be bonded for five years against default on any 



obligations


D.  Open space.  Land deemed as historic or scenic can be set aside at the 


landowner’s discretion by donating it to the Township, or selling it to the 

 
Township, if possible.  Special consideration to the subdivision could be                               

addressed by the Board of Supervisors.

                  E.   This Committee suggests that the zoning for the Township should be                                                                                                                                     
       redone.  The current plan and map appear to be outdated. 

III.  Developing a new zoning plan by way of hiring a professional
The Committee suggests that the Township develop a Request For Proposals (RFP) describing the zoning task to be done and require that the provider be professionally qualified in this area.  The best qualified contractor should be selected and a new zoning plan developed.

                 
A.  It is suggested that when the zoning plan and map are revised that among 



the changes should be to expand those areas where multiple family and 
             

      cluster housing is permissible as referred to in II C above.



B.  The zoning plan should consider increasing the proportion of land where    


commercial uses may be appropriate.

                  C.  In preparation for letting a RFP for revising the zoning plan and map, the 

            
Supervisors should consider appointing a Committee of interested citizens      


      who would identify land areas of historical and scenic significance for 


      
possible preservation.  These areas would be identified on the zoning plan 


      
and map.  The landowner developing the land could then, at the 





landowner's own discretion, decide to preserve all, some, or none of the 




areas so identified.


  
D.  As further preparation for letting the RFP for revising the zoning plan and 



map, the Supervisors should acquire traffic flow projections for the 



Township and 
 surrounding area.  This would be useful resource 




information in the development   of a new zoning plan and map.  Penndot 



collects data and develops traffic flow projections and may be able to 



provide some assistance in this regard.


  

E.  The zoning plan should include language addressing developments of at 




least 45 lots.  Such developments should include an impact study.

      IV.  Recommendations to be included in the Request For Proposals (RFP) For        

 the Development of a new zoning plan and map.
              Among the requirements in that RFP should be the following:

                  A.   The recommendation should include projections on land use for at least 

                        10 years into the future.

                  B.  The plan and map should include traffic flow projections and projected                                                   

      road development needs for at least 10 years.

                 C.  The plan and map should include suggested locations and the need for

                       cluster housing located on less than 2 acre lots.

                 D.  The plan and map should include suggested locations and the need for        

           developments including 45 or more 2 acre lots.

                 E.  The plan and map should include consideration of the objectives stated in                                
           this Committee's report.                        

                 F.  The successful vendor should coordinate the development of this plan and     
           map with the County and the surrounding municipalities.  The vendor 

           should provide evidence of that coordination in its report.

      V.  Qualifications of Bidders on the RFP
The Committee recommends that any qualified bidder should have some minimal professional qualifications.                   

Bidders should be a qualified Pennsylvania Professional Engineer with proven       experience in developing municipal zoning plans.  A bidding engineer should 

            provide evidence demonstrating that they have developed at least two municipal 

            plans which have been accepted by a municipality within the last 10 years.

     VI.  Assistance in developing the RFP
            This Committee possesses some considerable experience in developing     
      
    
contracts and Requests for Proposals (RFP) for professional services.  


We would be capable and willing to provide the technical assistance necessary to 
produce this RFP.

   VII.  Conclusion
            This Committee recognizes that it does not possess the professional engineering 
      
qualifications necessary to produce a credible plan for future subdivisions and 
  
zoning; therefore the Committee did not attempt to provide such a plan.  


This Committee further recognizes that its recommendations for hiring a 
  
   
qualified municipal planning professional engineer will be costly.  It further 


recognizes that the consequences of failing to proceed into the future without a 


professionally developed plan has the potential to produce far more costly and 


undesirable results.


The Committee appreciates the Supervisor's appointing them to provide 
   
 
recommendations in this critically important work.
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