Williams Township Board of Supervisors

PUBLIC HEARING

April 12, 2006


The Public Hearing of the Williams Township Board of Supervisors, 655 Cider Press Road, Easton, PA 18042 was held on the above date and called to order at 7:00 PM by Chairperson Sally Hixson. Sally led the audience in the pledge to the flag. Others present were Supervisors Robert Doerr and Fred Mebus, Township Solicitor Brian Monahan, Township Engineer David Harte, Township Manager Deborah Patterson, Public Works Director Michael Strawn, Zoning Officer Richard Adams and Township Secretary Jennifer Freidl.  

PUBLIC HEARING FOR APPROVAL OF ZONING ORDINANCE AMENDMENT AS ADVERTISED (Increase of Minimum Lot Area/Decreasing Minimum Average Slope Limitations) Ordinance No. 2006-1. 


Sally asked for questions and comments with regard to the above-captioned Zoning Ordinance Amendment. 

1. Peter Andreson – 875 South Delaware Drive – Told the Township to go for it.
2. Haldan Ballek – 360 Ballek Road – Mr. Ballek indicated that there will be millions of dollars in losses to landowners in the Township.  He stated that land rights are being taken away under false pretences.  It will be false statement to say that school taxes will go down because of this ordinance.  He indicated that the school taxes are never going to go down with their 5% pay increase every year.  So he said again that school taxes going down is a false statement. He stated that another excuse is that a large house will not fit on a one acre lot. If that is the case, you buy two lots for a bigger lot. Put within the ordinance there is only a certain size house to go on the one acre lot.  Mr. Ballek indicated that instead of a closed mind to anti-development, consider opening up farmland and open space tax on lots that are less than two acres, which still gives landowners the opportunity to keep the equity in their land.  Mr. Ballek indicated that a flag pole system will preserve open space.  He used Schoolhouse Farms as an example. He stated that there are 16 acres and he had to put 12 houses on it because he wasn’t allowed a flag pole.  As a farmer that owns land, and as landowners, you offer $4,000 an acre for development rights, and then you expect people could become indentured slaves to this land.  He stated that now when you don’t take that money, they can’t buy that land out from underneath you. If you change the ordinance, you cannot sell your land or get anything for it. Mr. Ballek wanted the Board to stop and think about that.   It is similar to being put in a gas chamber by the government and then they turn the gas on enough to make you sick for the rest of your life. Mr. Ballek told the Board to keep in mind that Constitutional Rights are being eroded here of the landowners in this Township.  
3. Frank Korpics – 145 Woodland Road – Mr. Korpics stated that the  reason he is here is because there are millions of dollars at stake for himself with his real estate and his property.  He stated that right now, real estate in this market is bringing in about $35,000 an acre for buildable ground in the Township.  He stated that he has an offer on the table right now for $750,000 for one tract that he has.  Mr. Korpics said that with a zoning change like this, it cuts it right in half and reduces the homes.   Mr. Korpics said that when you take a tract of land, even now with one acre, and you take out the outcrops and take out the wetlands and you take out the trees, most of these tracts now are averaging, about 70% usable land.  So, he said, if you take a 20 acre tract and when you subtract the rock outcrops, the steep slopes and stuff like that, you end up with about 11 homes.  He said you are almost at a two acre average now.  Mr. Korpics said that Texas Road is a good example.  He indicated that there is almost 100 acres and there are 58 homes proposed for that according to the Zoning Ordinance that will fit in there.  He said that if you did two acre lots, that will bring it down to 30 homes on 100 acres.  He said that was a waste of land, but that is incredible to eliminate 25 families that could live on that tract of land based on what we are right now.  He said that he lives on an area on Woodland Road where the whole mountain side is filled with homes and is absolutely a beautiful community.  Mr. Korpics said to Sally, that she has been involved in a lot of projects in this Township and that he sees her participation and that he has always admired her because she took a great concerned approach.  He stated that he has seen her stand up proud and say no.  He stated that he has always respected her decision process. Mr. Korpics said he was pleading for her now to really slow this down a little bit, hear what the public has to say.  Mr. Korpics said that one of the things that he wanted to bring to the Board in light of that the farm preservation and why these farms aren’t participating.  He said that Number 1, it’s like suicide for these people to take $3,000 or $4,000 for their land, now they go from $35,000 per acre value, and the value on that ground was dropped down to about $10,000.  He said that Lehigh County has a lot of farms years ago that were zoned farm only.  He indicated that when they zoned it farm only, they brought it on the auction block today in this market and bringing in $8,000 to $12,000 an acre, that’s it.  That it is good for farming.  Mr. Korpics indicated that when you set out through preservation and the good citizens of this community and everybody who is in favor, he thinks people believe in it, he thinks people want to contribute to it with their money.  Mr. Korpics stated that what he sees is a waste of money going on and he points out a couple are on the agenda right now.  He said that properties that one tract is all wet, water through it, trees, doesn’t have a road to their property and it is 200 and some acres near the Horth property.  He said it is on the tax rolls for not paying any tax to the property, it is in the Farm Act.  He said so we don’t worry about low taxes coming through the schools or the community on that site.  Another tract is the Heindel tract. Mr. Korpics stated that half of their property is good preservation property as farmland, the other side of their street is nothing but rock outcrops, that whole mountainside a rock outcrop.  Mr. Korpics said it will be a crime to have preservation money go toward to rock outcrops because it is not buildable ground anyhow.  He said that the turn around is a couple hundred thousand dollars in preservation money for rock outcrop that you can’t build on anyhow, would be a crime of taxpayers money because that land is going to stay there, you can’t build on it its rock outcrop. Mr. Korpics stated that the Township has already taken that right away to build on that land when passed the zoning ordinance.  He said that when you get down to the valley, which is some of the most beautiful land that this Township has.  He indicated that the farms, gorgeous farms and their survival is if one development goes in, there will be all kinds of problems with fertilizer and manure and everything else is going to turn that farm around.  So, Mr. Korpics said, we talk about preservation, we want to accomplish something big in preservation, what we should be doing is – an example – the 200 acres of the Horth Farm, that is $4,000 to $7,000 an acre of preservation money, if we use an example of $4,000 on 200 acres, that is $800,000 in preservation money on something you can do nothing with now.  Mr. Korpics said that is like free money, it’s like corporate welfare.  He said that if you held that money back and you came over to the Heindel property, where half of that property is rock outcrop, never going to be built on, if you take 50 acres there at $4,000, all the sudden you are getting up to a million dollars in no time at all.  He stated that the Township should be doing is going down into that valley where a farmer is farming and raising food, and we should take that money and that $7,000 for his or her acre, and all the sudden you’ve got a $41,000 offer for him to preserve his farm.  Now it is financially feasible because he is going to get a million and half to two million dollars that he can put in the bank and help fund that operation and keep live and viable.  The other thing Mr. Korpics wanted to point out is on the tract that he is talking about, there is no residents coming out of the Heindel property where rock outcrops are now, it is in the farm act, very minimal amount of tax.  He said that he doesn’t know how they end up in the farm act, but said to go down into the valley, they are in a farm act where they don’t pay taxes on the ground, but what is interesting with their farms is they have big buildings and they pay thousands of dollars in school tax and they pay thousands of dollars in property tax in this community.  Mr. Korpics stated that they are contributing all the way around, so if we want to use preservation money, that is what we should target and we should target that market. Mr. Korpics said that with regard to outcrop, they can’t build on that anyway, why would you want to put preservation money forward.
Bob stated that he had to take issue with some of the representations.  He said that Mr. Korpics couldn’t be further off the mark.  First of all, Bob said, the Horth property is being funded by outside agencies and sources. Bob stated that it is a very, very minor amount of money that the Township puts forward to the Horth purchase.  That is the reason why the Horth purchase is on the agenda, because we looked at it and we said, okay, a million dollars, that sounds great, DCNR contributed $600,000, the county contributed $300,000 and various other conservancies making up the difference making a very small balance for the Township.  Bob told Mr. Korpics because he is representing us as being frivolous and careless with regard to useless property.  Bob said that the Heindel’s parcel is equally that same sort of percentage of outside funding sources contributing to as are some for the other parcels that we are working.  He stated that Mr. Korpics based his facts on a bunch of figures that really have no basis and truth. Bob suggested that Mr. Korpics go to the land preservation meetings for more information.  Bob said that farmland in Northampton County is going anywhere from $10,0000 to $12,000 an acre, there is no limit what the county would pay as farmland and additionally, the total cost is born by the county not by the Township.  Farmland will always be the priority for land preservation in this Township.  

Bob stated that the Township is utilizing all those other funding sources to the greatest extent.  There is 10 million dollars in the County this year in terms of farmland preservation, and we have been utilizing the bond money then applying through the bond money from the county from the Open Space Initiative.  Bob said that Williams Township is the far and away most aggressive applicant in all those things.  

Mr. Korpics indicated that he wasn’t disagreeing with Bob, he is saying that what you need to do is to endorse the right project.  Mr. Korpics indicated that we are spending money in the wrong place and that there are better funding sources as well.  

Bob explained that the process works by a function of appraisals on properties.  Whatever the development value is on that property is what will be offered in terms of an easement value and that there is no cap on it.  He indicated that that Bucks County caps roughly $10,000.00.  Northampton County doesn’t have a cap.  

Mr. Korpics is asking from a development standpoint, if you have a one acre lot and you have a 100 acre farm on Texas road, that is going to get 58 homes out of it, it is worth $35,000 per acre because you can get 58 homes.  If you change the zoning to two acres and it goes from 58 homes to 26 homes, doesn’t that appraisal go down too?  Bob indicated that he doesn’t think the values are cut in half.  

Mr. Korpics said that what if it is cut in half.  Mr. Korpics said that now you are going for preservation money and the thing are trying to accomplish, you are knocking them down even more for a two acre lot.  Mr. Korpics said that he is not saying he is right, he said he is here because he has a lot at stake and he thinks a lot of people have a lot of stake here, and he doesn’t understand all of the dynamics.  So financially this ordinance is going to have a tremendous impact.  

The other thing that Mr. Korpics was curious about was the comprehensive study.  Mr. Korpics asked if the Township normally goes with a comprehensive study at public meetings so there is time to talk about it, time for residents to understand.  In a comprehensive study, with the general public involved,  Mr. Korpics stated that they want recourse in the future, saving land.  He stated that when comprehensive plans are in order, and we have a plan, then you apply the Zoning to it, and the planning.  He said that the Township is throwing the Zoning on the table first and the comprehensive plan will adjust to match it.  He stated that it  looks likes a reverse format to him.  He stated that maybe he is totally wrong on all of this, and he suggested that we talk about this because it is important to him  because it is real dollars and because when he borrows against his land, just like a farmer or anybody else, he could use the money to put a kid in college.  The  bank does an appraisal, and, Mr. Korpics said,  based on the zoning, when you have a piece of land and you want to borrow on it, they are going to look at the assessed value So, Mr. Korpics said,  when he goes from one acre to two acres,  is only 70%, but 30% of a million dollars is $300,000 in borrowing power.  That is a lot of money to him.  Mr. Korpics said what is so important and he would ask that if the board is decided or that they already have their minds made up already before they got here, take six months or 12 months from now to vote.  Mr. Korpics asked the Board to give people some time with their finances or financial structure to sell their land or do something with it. He suggested setting a time frame to give people some time with their finances to sell their land, some life rope. Something, some leg work, give the people a life rope.  He stated that doesn’t have to be enacted tonight.  He wanted the Board to give people time for their planning because it has tremendous impacts on their families and their finances.  There are a lot of people in this room that this is their pension, all they will live on, Mr. Korpics said.  Some people have no pensions but their ground and that is all they are going to live on for the next 20 years of their life.  He said that is it people’s livelihood, it’s their families, it’s their children, it’s their college education.   He said that when you get in your car and you drive to our side of the Township, that’s where the land is and that is where the impact is right now.  He said there is nothing on this side of the Township by way of development.  He said to think of the impact on these people.  It will impact us or our families.  He said that he is just asking the Board to slow down and think of the impact on these people.  

Bob indicated that it impacts his property as well.  Mr. Korpics  indicated that it impacts his property also.  

Mr. Korpics indicated that he has watched Sally take part in so many things in so many good ways and have watched her through developments and watched her agree and disagree.  He said she did a good job.  He is asking her to slow down.  He stated that he wished he knew Fred a bit better and had enough time to get his ears on fire before this came about, but he said he got caught and had no idea.    

Mr. Korpics indicated that he is pleading with us. He is in a panic and scared to death of what is on the table.  He is pleading that we don’t have to do this today.  Mr. Korpics wants us to re-look at this, maybe we can tweak it and do what is good for everyone.  Slow down on the two acre and really look at the township.  

Mr. Korpics indicated that he respects a lot of the stuff Bob is doing, and stated that he doesn’t have all of his facts right.  He said that he is in a panic right now and he said he is scared to death, as well as some other people right this minute.  He said he was just pleading with you that you don’t have to do this today.   He suggested that we re-look at this, maybe we can get more input from our citizens, maybe we can tweak this, maybe we can get something that is good for everybody, but not destroy someone’s college education.  He said that when he drives around and he talks to each farmer, that is all they have is their land.  Mr. Korpics said there is no handout, there is no government, nobody is trying to help them.  He said that basically what you are doing is when you change the zoning, you are taking their pension, so give these people that are so die hard about  the zoning change, give them the opportunity to donate part of their pension.  
Mr. Korpics indicated that the front runners getting all of the money, the people with junk land that aren’t going anywhere. He said that  how stupid can you be to take $4000 or $5000 an acre, which will only be worth $10,000 once you lock it in, that is $14,000 that he could sell it for $35,000.  He said that all of the farmers are going to be affected from the environmental standpoint and everything.  Mr. Korpics said that with all of this zoning, there is no power or anything.
Sally asked Mr. Korpics to sum it up quickly so that other people had a chance to talk.  Bob wanted to address one narrow part of what Mr. Korpics said.  Bob said that he can tell you in any conversation that anybody had relative to the issue, the Board of Supervisors are very mindful of the property rights and values.  Particularly our farm families he said.  Bob said that if you look anywhere around in this area, and you go over to Durham and what are the lot sizes in Durham?  Mr. Korpics stated he didn’t know.  Bob indicated three acres and five acres.  Mr. Korpics stated he was not living there and that he did not buy his land there.  Bob stated that if he goes to Forks Township, which is probably the poster child for sprawls in the area, what’s their agricultural zoning?  Bob stated three acres.  Bob said that we are being very fair-minded about any changes we have made.   Bob said if you can read the papers, you pick up the papers on any given day, and there is some very interesting things being proposed in many municipalities around here, and he said he doesn’t personally think from one acre to two acres falls in that category.   He said it is more of a very fair-minded modest change from one to two acres.  Mr. Korpics indicated that he believes with Bob partially, but explained that if you go to the Lehigh Valley Planning Commission and you look at the numbers, this is one of the least populated townships.  Mr. Korpics indicated we are about 208 people per square mile.  

Bob indicated that the other townships have public utilities, and that  we do not.  Mr. Korpics gave example that they have sprawl here and three acres here, they are not 200 people per square mile over there, they are more like 1,000 to 1,500 people per square mile.  Mr. Korpics indicated that it will never get out of hand.  He said that we have so much land here that can’t be used, which is what Mr. Korpics is trying to explain to the Board.  
Bob said that he believes in agriculture, and doesn’t look at empty land as not being used.  He stated that he thinks agriculture is a use for a lot of the land.  Bob indicated that we are absolutely making every effort.  



Mr. Korpics said thank you and stated that he has a lot to learn.  

4. George Roth – 650 Buttermilk Road.  Mr. Roth stated that he would like to see the two acre minimum, but he stated that he can’t even imagine having a well on an acre of ground and sewage septic system on one acre of ground with 50 or 60 houses bunched together.  He stated that he just can’t see it.  He indicated that he just can’t imagine.  He thinks that if you are looking for the future into the next generation,  you are not thinking of them if you want to try to put a hole here, a hole there and a septic to go with it.  What if the septic fails on a one acre lot? Where do you put an alternate?  Where is it going to go?  That is why Mr. Roth agrees with the two acres.  Mr. Roth indicated that he doesn’t even think that is a good idea.  He stated he would like to have a three acre minimum.  He thanked the Board for allowing him to speak. 
5. Lou Trinchere - 975 Raubsville – Mr. Trinchere stated that he has 42 acres down in the valley.  He indicated that he totally endorses the two acre, and would rather see three than two.   He indicated that he doesn’t like the ideas of the well and septic systems, as well as the school taxes.  He stated that it is better now, than never.  He also stated that this has been going on for a long time and it’s not something that was dreamed up overnight.   He indicated that if someone wants to build here, they will build here regardless.  He thanked the Board for their time.  
6. Polly Clark - 100 Hexenkopf Road – Ms. Clark indicated that it is a rural Township and we do not have public sewer and water.  If houses continue to be built closer and closer with individual wells and septic systems, there will be a greater chance for contamination of water supply and a decrease in the water.  She stated that about five or six years ago, the wells for the houses that are at the corner of Buttermilk and Valley View, had to buy water because their wells were running dry. She asked the Supervisors to keep that in mind.  She indicated that this is the reason we voted for Supervisors who had an interest in open space.  Ms. Clark indicated that she was just simply against any developments to be built so close together.  Ms. Clark thanked the Board. 
7. Terry Lee – 89 Old Well – Mr. Lee stated that he was the new Chairman of the Planning Commission and he wanted to note for the record that the Williams Township Planning Commission at its last meeting, unanimously endorsed the zoning change.
8. George Hill – Resides in Palmer Township – Mr. Hill stated that he owns acreage on Durham Road. He was concerned because he already had a one acre approved building lot and was curious how the new zoning would affect him.  Sally indicated that if he had an approved one acre building lot at this point, you would be grandfathered.  Sally indicated that it would only be new developments.
9. Thomas Houser – 345 Gaffney Hill Road – Mr. Houser indicated that he owns 26 acres, with no intention to develop. He stated that he would like to know what the legal justification for the Township in increasing one acre to two acres. He indicated that it appears to him that the Township is taking it without just compensation.  Mr. Houser stated that he was looking at the document that was prepared by Sarah Pandl, the Township Planner.  He stated that it says in the document, that under current regulations a primary or secondary septic system is required on each lot.  Mr. Houser stated that it was his understanding that when a developer plans a development, they do that testing prior to laying out the lines and in many instances, you can do these on one acre lots.  He stated that this argument seems to be a back door way to suggest that it can’t happen.  He asked why is this used as an excuse to raise it from one acre to two acres?  Brian explained to Mr. Houser that this is an engineering issue that he has raised and that the basis was discussed at several meetings, and even a presentation that Ms. Pandl made to the Supervisors at a Public Meeting a month or two ago. Brian stated that he didn’t know if Dave Harte has any comments to make, but he knows he has an opinion on it and from his perspective, Brian thinks this is an engineering issue.  Mr. Houser asked in what respect.  Fred stated that in many cases when a person who develops the lot and sells the lot, a new developer comes in and they have a one acre lot that they want to put a 6,000 square foot home on and a three car garage. Dave Harte said that this has happened on some lots.  Dave said that they come in with record lot and have sold that lot.  Dave said that this has happened since we instituted a grading plan.  

Dave said there are also changes being made with regard to storm water management and infiltration, which puts a burden on the minimum lot area.   

Mr. Houser asked if this requires that we jump by twice, or can we do this and accomplish what the Township wants to accomplish with 1 ¼ acre of 1 ½ acre and asked why are we following other townships? Fred stated that we will still face the same problems as far as the wells and septic systems.  

Bob stated that Mr. Houser knows that meeting after meeting, all that we deal with is water running onto other people’s property affecting other people’s real estate in some sort of negative way.  Bob indicated that 90% of our meetings revolve around jockeying for elbow room between neighbors.   Mr. Houser indicated that this has been a problem and has been addressed for the last thirty years.  Sally indicated that this is a difference of opinion and everybody in the Township has different opinions. Sally stated that the Ordinance has the support to be proposed and to have discussion.  


            Fred said that someone made a comment about some land not being developable.  Last meeting we signed the plans for the land development on the west side of 611 right across from Groundhog Lock, which is a rather steep hillside.  Fred stated that that has been subdivided into three lots on four acres.  At the same time, Fred discussed the steepness of the land, land that most people would think never would be subdivided.  Fred stated that his point is that there is almost nothing that is not developable anymore unless you have the money to pay for it.   Fred stated that it is his desire is to put more constraints on the pieces to be developed.

Mr. Houser is now referring back to Ms. Pandl’s document.  He stated that he can’t quite understand how, which says, less density on prime agricultural land is desirable to preserve prime agricultural soils, a non-removable source. Mr. Houser indicated that he doesn’t understand.    

Bob stated that he was not an expert on real estate, but he stated that he does know that the price of real estate tends to function upon availability in terms of its value.  Bob indicated that it has drawn the conclusion that taking 50% of value is just not accurate.  Mr. Houser said that it may not be 50% but it certainly depreciates the value of the land and then asked Bob if he agrees with that.  Bob responded that he was not an expert on that.  
Mr. Houser asked if the Township was challenging the concept that it lowers the value of the land. Bob again stated that he is not an expert on land values and that he thinks we are making their decisions on a lot of reasons.  Bob said the overriding principle is that on behalf of the Supervisors, he doesn’t think any of them believe that the Township is best served by being developed to its maximum potential.   
Mr. Houser indicated that he wanted to address the part of Ms. Pandl’s document concerning Prime Agricultural Soils.  Mr. Houser asked how it preserves agricultural land.  Ms. Pandl indicated that this is not a tool to preserve agricultural land.  She stated that this reduces the amount of impact on sensitive soils and it allows for flexibility.  
Mr. Houser stated that he seen a number of farmers and larger land owners and wanted to hear from them because everybody is concerned who own a piece of land like that.  Mr. Houser indicated that it seems like the Supervisors don’t want to protect the larger land owners, with the possible desire to develop it to its maximum potential.  He stated that by cutting the lot size will have a financial impact on the larger land owners.    
10. Jeff McGuire - 50 Durham Road – Mr. McGuire indicated that he is speaking in favor of these changes.  He indicated it was a small step, but a very important step in the right direction.  He stated that he owns 80 acres of land in Stouts Valley that can be crammed with any number of houses and that he would like to see the Township preserve it.  He thanked the Board. 
11. Joanne Leidberg - Coffeetown and Kressman Roads – Mr. Liedberg applauds Mr. McGuire’s previous remarks and she agrees with that.  
12. Leon Coplin – 1215 County Line Road – Mr. Coplin indicated that he has two farms in the Township.  He indicated that people will lose property values if this goes through.  Mr. Coplin indicated that he thinks the Supervisors are taking some of the freedoms and rights away from the residents.  
13. Frank Korpics – stated that you start with a two acre lot, this is a start and strip this from these farmers, two years from now. Are the supervisors going to come back to the table and take it all away and say there will be no more building.  Mr. Korpics asked the Board if they see themselves doing that a few years from now.    Bob stated that preservation is a choice that someone makes.  He said that we don’t force people to do it.  That is choice, and that is really what it comes down to.  Bob indicated that it is not legislative, nor will it ever be.
14. Clarence Hoover – 110 Bougher Hill Road – Mr. Hoover stated that unlike Forks Township where there is an enclosed system, what we consume, where does it go when you are done with it?  He stated that we don’t have a full understanding of the long term impacts of absorption.  He stated that right now there are products offered to all of us, but the long term effects are not known.  He stated that as consumers in this Township, what we buy and what we use, goes into the ground.  He stated this just to have the Board realize that the products we consume will be reabsorbed into the ground.
15. Mr. Don Seipt – Keystone Farms – Said this has been interesting.  There is a lot of miss information.  It is amazing how many different definitions there are for open space.
16. Dick Kram – 255 Bougher Hill Road - Read the letter that was circulating.  He said he has 14 acres and is keeping that for his kids.  He stated that he has lived in this Township for 45 years.  Said that since there is the flag lot ordinance, that he now has to have 150 ft road footage.  For him, to make it so he can build, he has to bulldoze his garage down.  Dick said that Fred is for land preservation, but he developed his land.

Sally asked for comments from Bob and Fred.  Bob stated that he would like to touch briefly on what Mr. Seipt said.  Bob stated that Mr. Seipt is absolutely right about what this country does to land.  He said that is gives us the flexibility to do some clustering, farming and residential uses that are not compatible with one another that are not beneficial. 

Fred stated he is in favor of the zoning change for several reasons.  He stated that it will decrease density of wells and septic within a given area.  He stated that we are building bigger homes these days.  He also stated that he thinks everyone in here knows we are a hilly township and have water runoff issues.  Fred indicated that storm water runoff will be controlled to a greater degree.   He stated that there are various figures floating around what land is worth, and that there may be some loss of property value. 

Sally stated that she thinks one of the goals of this Board is to protect the environment as much as possible.  She said that we do rely on wells and septic systems and indicated that the Township will continue to grow and that well and septic will be more of a problem.  She said that nature sometimes throws you a curve and sometimes they don’t go as are planned.  She said we will continue to look at ways to do this, through an ordinance or land preservation.  

Brian said that under the circumstances, he would ask that the entire ordinance be read into the record. He said that after the initial draft was circulated, there was a revision in that some sections in the Ordinance indicated 15% .  Brian said that needed to be changed to 12%, which was a suggestion by our engineer.  Brian also said that the revision did not need to be advertised, but suggested that everyone hears what the changes are.  
Jennifer Freidl read into the record the entire Zoning Ordinance (Ordinance 2006-1), as Amended and Revised:  An Ordinance of the Board of Supervisors of Williams Township, Northampton  County, Pennsylvania, Amending the Williams Township Zoning Ordinance of 1990 by Increasing the Minimum Lot Area to 2 Acres (87,120 Square Feet; Adjusting the Maximum Building Coverage; and Adjusting the Maximum Impervious Coverage in Article V –“LDR” – Low Density Residential District, and Article XII – “SC” – Special Conservation District; and Further Amending Article XV – Environmental Protection Decreasing Minimum Average Slope Limitations from 15% to 12%; and Repealing All Other Ordinances Inconsistent Herewith.  


Sally asked for motion to approve Ordinance 2006-1, as read and presented.  Bob made motion, second by Fred, carried 3-0.






RESPECTFULLY SUBMITTED,






JENNIFER L. FREIDL, SECRETARY






Williams Township Board of Supervisors 
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